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Community Planning 
Evaluation 

C H A P T E R   7 
Route 116 Scenic Byway 
 

Introduction 

The existing land uses along the Route 116 Scenic Byway are predominately forestland 

with village centers, commercial, and residential development scattered along the way. 

Historically, many of the towns along the route developed as farm communities, and 

agriculture still plays a prominent role in these communities today.  The corridor is rich 

in natural and cultural resources, and there are many historic villages and structures.  This 

chapter evaluates the zoning and land use regulations and resource protection measures 

that are currently in place along the Byway.  This evaluation assesses the adequacy of 

these measures in maintaining the unique and scenic character of the Route 116 Scenic 

Byway.   

 

The development of the corridor management plan and associated public participation 

processes are intended to identify measures that will protect and enhance the area through 

which the Route 116 Scenic Byway travels.  To protect and enhance the Scenic Byway 

experience, it is important to consider the land use and zoning directly abutting the 

roadway as well as within the Byway corridor (half-mile on each side of the roadway.  

There are scenic vistas and panoramic viewsheds that make traveling the Byway scenic 

and enjoyable.  The historic town centers give travelers places to stop and explore on the 

way. 

 

The Community Planning Chapter is based on information gathered from a variety of 

sources.  The land use and protected open space data is from the Massachusetts Office of 

Geographic Information (referred to as MassGIS).  Individual town zoning information 

was reviewed.  additionally, information from field observations, communications with 

local officials and residents, and discussions at the Route 116 Scenic Byway Committee 

meetings is included.  Recent updates to Community Development Plans, Master Plans, 

and Open Space and Recreation Plans were also examined. 

 

Land Use  

The Route 116 Scenic Byway study area is defined as Route 116 in the towns of 

Deerfield, Conway, Ashfield, Plainfield, Savoy, Cheshire, and Adams with a half-mile 

buffer along each side of the road.  In South Deerfield Center, the Byway travels on 

Sugarloaf Street and Elm Street along Route 116’s historic route.  The half-mile buffer 
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also includes land in the towns of Sunderland, Whately, and Windsor.  The land uses 

within the Scenic Byway study area vary dramatically along the Scenic Byway. The 

eastern end of the Byway is in Deerfield at the Connecticut River next to Mount 

Sugarloaf, which offers some of the best scenic views of the Connecticut River Valley 

and its rich agricultural resources.  Traveling west on Route 116, the Byway passes 

through many small town centers, beginning with the quant historic downtown of South 

Deerfield.  As the Byway travels through Franklin County, Hampshire County, and into 

the Berkshires, the landscape transitions from the flat topography of the Connecticut 

River Valley to the steeper contours of the hilltowns.  The Byway passes near several 

state forests and terminates in downtown Adams at the intersection of Route 8 and Route 

122.  Downtown Adams is densely developed with a mix of commercial and residential 

uses.   

 

As indicated in Table 7-1, an estimated 66.5% of the overall Byway study area is 

forestland (MassGIS, 2005).  Agriculture is the next largest acreage with 13.8% of the 

acres along the Byway.  Residential uses comprise the third largest land use category at 

9%.  More detailed information on land use within the Byway towns is provided later in 

this section. 

 

Table 7-1: Land Uses within the Scenic Byway Corridor Study Area* 

Land Use Type 
Acres in             

Byway Corridor 
Percentage in Byway 

Corridor 

Forest 16,282 66.5% 

Agriculture 3,366 13.8% 

Water and Wetlands 1,424 5.8% 

Residential 2,200 9.0% 

Commercial 229 0.9% 

 A farm in Ashfield. 
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Land Use Type 
Acres in             

Byway Corridor 
Percentage in Byway 

Corridor 

Industrial & Transportation 202 0.8% 

Other Open Space & Recreation 772 3.2% 

Total Acreage 24,475 100% 

Source:  MassGIS 2005 Land Use Data. 

*Study area is defined as including ½ mile on each side of Route 116, from Deerfield to 

Adams.  See Byway Base Map for more details. 

 

The land use figures presented in this chapter are based on data provided by MassGIS, 

which classifies land uses based on aerial photography interpretation.  Statewide data are 

available for 2005, 1999, 1985, and 1971.  MassGIS used 38 land use classifications in 

the 2005 data, an increase from the 21 codes used in the 1999 dataset.  These 38 

classifications have been grouped into seven broader categories for the purposes of this 

plan: forest; agriculture; water and wetlands; residential; commercial; industrial and 

transportation; and other open space and recreation.  The forest category includes all land 

classified as forest by MassGIS.1  The agriculture category includes cropland, pasture, 

orchards and nurseries.  The water and wetlands category contains all areas classified as 

water or as wetlands by MassGIS.1  The residential land use category includes single-

family homes and multi-unit housing complexes and structures.  The commercial land 

use category contains all land defined as commercial by MassGIS.  The industrial and 

transportation category includes light and heavy industry, mining and waste disposal 

facilities, junkyards, and transportation infrastructure (such as highways, airports, 

railroads, and freight storage).  The open space and recreation category includes 

abandoned agriculture, areas of no vegetation, areas under power lines, brushland, parks, 

cemeteries, public and institutional green spaces and buildings, vacant undeveloped land 

in urbanized areas, and recreation sites (such as playgrounds, golf courses, tennis courts, 

beaches, swimming pools, marinas, fairgrounds, race tracks, and stadiums).    

 

It is important to note that the land use classifications do not indicate whether land is 

permanently protected from development.  Land that is categorized as forest or 

agricultural land, or that falls into the non-agricultural open space and recreation category 

may or may not be protected from future development.  There is a discussion of the land 

that is protected either temporarily or permanently from development later in this chapter.   

 

Franklin County  

Sunderland 
While the Route 116 Scenic Byway officially begins at the border between the towns of 

Deerfield and Sunderland, the Byway half-mile study area extends into the Town of 

Sunderland and captures its town center.  The Town of Sunderland is the second smallest 

                                                 
1
 Forested wetlands are included in the forest category, not the water and wetlands category.    
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town in Franklin County in terms of land area.  The population is 3,684.
2
  Sunderland is 

located on the east side of the Connecticut River and has a rich farming history.  In fact, 

the most predominant land use in the section of the Byway in Sunderland is agriculture at 

32% (see Table 7-2). Because of the inclusion of the town center within the Byway study 

area, the next largest land use is residential (27%), closely followed by water and 

wetlands (22%).   

 

Table 7-2:  Acreages for Different Land Uses, Sunderland 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 11 4.6% 5,676 60.2% 

Agriculture 78 32.5% 1,929 20.5% 

Water and Wetlands 54 22.5% 598 6.3% 

Residential 64 26.7% 770 8.2% 

Commercial 12 5.0% 51 0.5% 

Industrial & Transportation 7 2.9% 200 2.1% 

Other Open Space & Recreation 14 5.8% 176 1.9% 

Total 240 100% 9,431 100% 

Source:  MassGIS 2005 Land Use Data. 

*The Byway study area is defined as ½ mile on each side of Route 116 in Sunderland.  

See Byway Base Map for more details. 

 

Whately 
The Route 116 Scenic Byway half-mile study area also encompasses a small portion of 

the Town of Whately.  The Town borders the western side of the Connecticut River and 

extends to the beginning of the Berkshire foothills.  Whately has a population of 1,496 

people.  The land use is a mix of agriculture in the east along the river, and forest to the 

west in the more hilly section of the community.  The town center of Whately has 

wonderful scenic views to the east of the Connecticut River Valley.  The largest land use 

within the Whately section of the Byway study area is agriculture (33%), followed by 

residential uses (27%).  Water and wetlands also make up a large portion of the study 

area at 23%. (See Table 7-3.) This is due to the presence of the Great Swamp, a large 

wetlands area.  

 

Table 7-3:  Acreages for Different Land Uses, Whately 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 31 16.3% 7,905  59.8% 

Agriculture 94 49.6% 2,241  17.0% 

                                                 
2
 All population data comes from the U.S. Census, American Community Survey, 2006-2010 five-year 

estimates. 
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Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Water and Wetlands 37 19.5% 1,992  15.1% 

Residential 21 11.1% 665  5.0% 

Commercial 2 1.1% 46  0.3% 

Industrial & Transportation 3 1.6% 238  1.8% 

Other Open Space & Recreation 2 0.9% 119  0.9% 

Total 190 100% 13,206  100% 

Source:  MassGIS 2005 Land Use Data. 

*The Byway study area is defined as ½ mile on each side of Route 116 in Whately.  See 

Byway Base Map for more details. 

 

Deerfield 
As previously noted, the eastern terminus of the Byway is at the Deerfield/Sunderland 

town line on the bridge over the Connecticut River.  The Town of Deerfield is an 

employment center and is the fourth largest town in terms of population in Franklin 

County.  The Town has a population of 5,125 people.  Until the last several decades, most 

of Deerfield’s industry consisted of agriculture.  Farming continues to be important to the 

community.  However, the manufacturing sector has developed more recently and 

Deerfield now contains Franklin County’s largest private employer, the retailer Yankee 

Candle.  Yankee Candle employs between 1,000 and 4,999 employees. (MA Department 

of Workforce Development, 2012).  Yankee Candle manufactures and sells scented 

candles nationally and internationally.  Besides its corporate headquarters and 

manufacturing buildings, the flagship Yankee Candle Village Store is also located in 

South Deerfield within the Byway ½ mile study area.  The flagship store is the second 

largest tourist destination in Massachusetts, attracting three million visitors per year.  The 

Town of Deerfield also has a planned Industrial Park located in South Deerfield on the 

Route 116 bypass with a number of manufacturing employers located there.  

 

The Byway travels through South Deerfield Village Center on Sugarloaf Street and Elm 

Street (the historic route of Route 116).  The South Deerfield Village Center serves as the 

community’s town center with a mix of civic, business, and residential land uses.  It is 

densely developed with an eighteenth century street layout and architecture.  There are 

also a few prominent vacant lots and structures, which are the focus of redevelopment 

initiatives that are being actively pursued.  The largest site is the Oxford Foods Site, 

which is a 15.9 acre vacant site that the Town purchased in 2008 with the goal of reusing 

the property to create employment opportunities and enhance downtown South Deerfield.  

 

Historic Deerfield is in the northern area of Deerfield, just outside of the Byway study 

area. It is the site of a restored historic New England village with homes ranging from the 

1730s to the 1840s.  Historic Deerfield draws many tourists to the area as well.  

 

Deerfield has a total acreage of 21,387 acres (Table 7-4).  Approximately 13% of the 

Town (2,912 acres) falls within the Route 116 Byway study area.  Within the Deerfield 

section of the Byway, the primary land use is forest (41% of the Byway study area), 
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followed by residential (20%).  Agricultural uses are 18% of the Byway study area in 

Deerfield, while recreational uses and other open space comprise 5% of the land uses in 

the corridor.  Industrial and transportation uses make up approximately 5% of the study 

area, water and wetlands 7%, and commercial uses comprise roughly 2%.   

 

Table 7-4:  Acreages for Different Land Uses, Deerfield 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 1,214 41.7% 12,080 56.5% 

Agriculture 536 18.4% 4,021 18.8% 

Water and Wetlands 209 7.2% 1,931 9.0% 

Residential 600 20.6% 1,553 7.3% 

Commercial 60 2.1% 143 0.7% 

Industrial & Transportation 147 5.0% 763 3.6% 

Other Open Space & Recreation 146 5.0% 892 4.2% 

Total 2,912 100% 21,387 100% 

Source:  MassGIS 2005 Land Use Data. 

*The Byway study area is defined as ½ mile on each side of Route 116 in Deerfield.  See 

Byway Base Map for more details. 

 

Conway 
The Byway travels through the entire 

width of the hilltown of Conway.  The 

landscape along this section of the 

Byway is a mostly forested and follows 

tightly along the banks of the Mill and 

South Rivers.  Conway has a population 

of 1,897, making it the ninth most 

populated town in Franklin County.  

However, in terms of geography it is the 

fourth largest of all of the towns in 

Franklin County, covering roughly 

24,210 acres or 38 square miles.   

 

Route 116 is the largest and most 

heavily traveled roadway in Conway.  

The Byway passes through Conway 

Center, which is a small village center with a mix of a few commercial, civic, religious, 

and residential buildings. The village center is characterized by its historic architecture 

when it was once a bustling mill town in the late 1800’s.  Conway Center (portions of 

Academy Hill Road, Main Street, Elm Street) is designated as a National Register 

Historic District.  The Byway passes by the Burkeville Covered Bridge (also on the 

National Register of Historic Places) in Conway, which was just recently restored.   

The Field Library in Conway. 
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There are very few industrial or commercial uses in Town (see Table 7-5).  New 

residential development has been occurring in Conway with 82 building permits issued 

for new housing units between 2000 and 2011.  The homes in Conway are relatively 

expensive for the region.  In 2010, the Town had the second highest median housing 

value of $313,400 for Franklin County.   

 

An estimated 15% (3,722 acres) of the Town’s geography falls within the Byway study 

area.  A majority (72%) of the Byway corridor in Conway is forested.  Agriculture 

comprises 15% of the land use within the corridor, followed by residential uses (7%) and 

water and wetlands (3%).  Other open space and recreation uses make up less than 2% of 

the land use in the corridor, while commercial, industrial, or transportation uses are very 

minimal.   

 

Table 7-5:  Acreages for Different Land Uses, Conway 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 2,698 72.5% 20,300 83.8% 

Agriculture 557 15.0% 2,022 8.4% 

Water and Wetlands 98 2.6% 701 2.9% 

Residential 287 7.7% 722 3.0% 

Commercial 7 0.2% 7 0.0% 

Industrial & Transportation 2 0.1% 38 0.2% 

Other Open Space & Recreation 72 1.9% 416 1.7% 

Total 3,722 100% 24,210 100% 

Source:  MassGIS 2005 Land Use Data. 

*Byway study area is defined as including ½ mile on each side of Route 116 in Conway.  

See Byway Base Map for more details. 

 

Ashfield 
The Route 116 Scenic Byway also travels the entire width of the Town of Ashfield.  The 

Byway in Ashfield is characterized by a mix of rolling farms, pastures, and forests.  The 

Town of Ashfield has a small population of 1,732 people, but it is the third largest town 

in Franklin County in terms of geographic size. The Town has not experienced as much 

development pressure over the last few decades as other communities, such as Deerfield 

and Conway. This is largely due to its location farther away from major employment 

centers and major highways.  In fact, Ashfield lost a small amount of population (63 

people) between 2000 and 2010.  

 

The Byway passes through Ashfield Center, which is a small and quaint town center with 

a mix of residential, institutional, commercial buildings.  Main Street and South Street in 

Ashfield Center is a National Register Historic District.  There are several picturesque 

churches and a town park – Belding Memorial Park.  Ashfield Center also contains 
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Ashfield Lake, which is a popular recreational swimming pond and beach for town 

residents.  The majority of the Town (80%) and Byway (71%) is forested, although the 

Byway has a large portion of the Town’s agriculture at 14%.  The third largest land use in 

the Byway corridor is water and wetlands (7%), followed by residential (5%).  

Commercial, industrial, and transportation uses in the Town of Ashfield are very minimal 

at less than 1% of the total land uses (see Table 7-6). 

 

Table 7-6:  Acreages for Different Land Uses, Ashfield 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 4,352 71.3% 20,590 79.9% 

Agriculture 830 13.6% 2,430 9.4% 

Water and Wetlands 424 6.9% 1,480 5.7% 

Residential 280 4.6% 642 2.5% 

Commercial 31 0.5% 38 0.1% 

Industrial & Transportation 11 0.2% 32 0.1% 

Other Open Space & Recreation 180 2.9% 548 2.1% 

Total 6,108 100% 25,765 100% 

Source:  MassGIS 2005 Land Use Data. 

*Byway study area is defined as including ½ mile on each side of Route 116 in Ashfield.  

See Byway Base Map for more details. 

 

Hampshire County 

Plainfield 
The Byway travels through the Town of Plainfield for 7 miles, east to west. Nearly 80% 

of the land in the Byway corridor study area is forested. Agriculture is the second largest 

land use by area at over 10%, or 446 acres, a figure that is indicative of the numerous 

farms present near the byway. Water and wetlands comprise a total of 227 acres, or 5.3% 

of the Byway area, which includes Plainfield Pond and nearby marshland. Residential 

and commercial land uses only account for 3.4% of the Byway area. These are clustered 

near the town center. In total, over 85% of the Byway corridor is undeveloped as forest, 

water, wetland, or open space. This speaks to the unspoiled context of the Route 116 

byway as it passes through Plainfield.  

 

Land uses for the Town of Plainfield as a whole are similar to those found within the 

Byway study area, though generally there is more development along Route 116 than in 

Plainfield as a whole. The town is 85% forested and only 2.3% residential and 

commercial. The Byway area contains a significant portion of both the residential and 

agricultural lands in Town with approximately 41% of the total agriculture land and 48% 

of the residential land uses in town, found within a half mile of the Byway. 
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Table 7-7: Acreages for Different Land Uses, Plainfield 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 3,376 78.9% 11,667 85.4% 

Agriculture 446 10.4% 1,082 7.9% 

Water and Wetlands 227 5.3% 353 2.6% 

Residential 144 3.4% 300 2.2% 

Commercial 13 0.3% 19 0.1% 

Industrial and Transportation 4 0.1% 10 0.1% 

Other Open Space and 
Recreation 

67 1.6% 235 1.7% 

Total 4,277 100.0% 13,666 100.0% 

Source:  MassGIS 2005 Land Use Data. 

*Byway study area is defined as including ½ mile on each side of Route 116 in Conway.  

See Byway Base Map for more details. 

 

Berkshire County  

Windsor 
The Route 116 Scenic Byway half-mile study area also encompasses a small portion of 

the northeast corner of the Town of Windsor.  Windsor has a population of 770 people.  

The land use is predominantly forest with agriculture distributed throughout the 

community.  The largest land use within the Windsor section of the Byway study area is 

forest (67.6%), followed by water and wetlands (22.2%).  Residential makes up a portion 

of the study area at 8.5%. (See Table 7-8.) 

 

Table 7-8: Acreages for Different Land Uses, Windsor 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 217 67.6% 18,478 82.1% 
Agriculture 0.3 0.1% 924 4.1% 
Water and Wetlands 71 22.2% 1,857 8.3% 
Residential 27 8.5% 487 2.2% 
Commercial 0 0.0% 11 0.0% 
Industrial & Transportation 0 0.0% 177 0.8% 
Other Open Space & Recreation 5 1.6% 569 2.5% 
Total 320 100.0% 22,503 100.0% 

Source:  MassGIS 2005 Land Use Data. 

*Byway study area is defined as including ½ mile on each side of Route 116 in Windsor.  

See Byway Base Map for more details. 
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Savoy 
The Byway travels through the entire width of the Town of Savoy.  The Byway in this 

area is mostly forested landscape.  Savoy has a population of 692, making it the ninth 

least populated town in Berkshire County.  However, in terms of geography it is the tenth 

largest of all of the towns in Berkshire County, covering roughly 23,057 acres or 36 

square miles. 

 

The Byway passes through the Savoy Town Center, which includes the Town Hall and 

general store.  Much of the town is dominated by Savoy Mountain State Forest, as well as 

parts of three other state forests (Mohawk Trail State Forest, Windsor State Forest and 

Kenneth Dubuque Memorial State Forest), and a wildlife management area in the 

southwest corner of town. 

 

There are very few commercial uses in Town (see Table 7-9).  New residential 

development has been occurring in Savoy with 20 building permits issued for new 

housing units between 2000 and 2011.  The Town of Savoy has experienced housing 

growth.  The Town has seen the largest housing growth (6.1%) of all the Byway 

communities in Berkshire County. 

 

An estimated 16% (3,844 acres) of the Town’s geography falls within the Byway study 

area.  A majority (83.3%) of the Byway corridor in Savoy is forested.  Water and 

wetlands comprise 6.5% of the land use within the corridor, followed by residential uses 

(4.7%) and agriculture (3%).  Other open space and recreation uses make up 2.3% of the 

land use in the corridor, while commercial, industrial, or transportation uses are very 

minimal. 

 

Table 7-9: Acreages for Different Land Uses, Savoy 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 3,200 83.3% 20,673 89.7% 

Agriculture 117 3.0% 507 2.2% 

Water and Wetlands 250 6.5% 1,125 4.9% 

Residential 182 4.7% 399 1.7% 

Commercial 5 0.1% 18 0.1% 

Industrial & Transportation 0 0.0% 3 0.0% 

Other Open Space & Recreation 90 2.3% 332 1.4% 

Total 3,844 100.0% 23,057 100.0% 

Source:  MassGIS 2005 Land Use Data. 

*The Byway study area is defined as ½ mile on each side of Route 116 in Savoy.  See 

Byway Base Map for more details. 
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Cheshire 
The Byway travels through the northeast corner of the Town of Cheshire.  The Byway in 

this area is primarily a mix of forest and agriculture.  Cheshire has a population of 3,235, 

making it the tenth most populated town in Berkshire County. Cheshire, like many other 

communities in Berkshire County, has become increasingly forested and suburbanized, 

while agricultural lands have decreased.  There are very few industrial or commercial 

uses in Town (see Table 7-10).  New residential development has been occurring in 

Cheshire with 51 building permits issued for new housing units between 2000 and 2011. 

 

An estimated 9% (1,568 acres) of the Town’s geography falls within the Byway study 

area.  The Byway corridor in Cheshire is predominantly forested (45.8%).  Agriculture 

comprises 32.2% of the land use within the corridor, followed by residential uses (10%) 

and other open space and recreation (9%).  Water and wetlands make up less than 2% of 

the land use in the corridor, while commercial, industrial, or transportation uses are very 

minimal. 

 

Table 7-10:  Acreages for Different Land Uses, Cheshire 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 719 45.8% 12,106 68.7% 

Agriculture 505 32.2% 2,185 12.4% 

Water and Wetlands 29 1.8% 1,115 6.3% 

Residential 158 10.1% 1,248 7.1% 

Commercial 17 1.1% 80 0.5% 

Industrial & Transportation 1 0.1% 206 1.2% 

Other Open Space & Recreation 139 8.9% 670 3.8% 

Total 1,568 100.0% 17,610 100.0% 

Source:  MassGIS 2005 Land Use Data. 

*The Byway study area is defined as ½ mile on each side of Route 116 in Cheshire.  See 

Byway Base Map for more details. 

 

Adams 
As previously noted, the western terminus of the Byway is at Route 8 in the southern end 

of downtown Adams.  The Town of Adams is one of the economic hubs in Berkshire 

County and is the third largest town in terms of population in Berkshire County.  The 

Town has a population of 8,485 people.  Until the last several decades, Adam was 

primarily an industrial community with a number of cotton and textile mills along the 

Hoosic River.  The Town’s only major remaining mill, Specialty Minerals, mines and 

processes limestone for calcium carbonate, used in antacids and food supplements, as 

well as paper whiteners and other industrial purposes.  Recently, the Town of Adams has 

focused economic development initiatives primarily around tourism, which is centered on 

its natural beauty and outdoor activities, and on its proximity to galleries, museums and 

colleges.  This is part of a larger trend being seen throughout Berkshire County. 
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The Town of Adams is located at the base of Mount Greylock (the access road is the 

Mount Greylock Scenic Byway), and is home to many restaurants and artist galleries. 

Adams’ greatest natural resource is the picturesque setting of the valley and majestic 

Mount Greylock, which is a prominent feature of the landscape as one travels west on the 

Byway.  The Mount Greylock State Reservation boasts trails, streams and wildlife, 

offering opportunities for hiking, biking, fishing, swimming and hunting. The 

Ashuwillticook Rail Trail, which stretches from Lanesborough to North Adams, is also 

accessible from downtown Adams near the terminus of the Byway. 

 

Adams has a total acreage of 14,695 acres (Table 7-11).  Approximately 9% of the Town 

(1,360 acres) falls within the Route 116 Byway study area.  Within the Adams section of 

the Byway, the primary land use is forest (34.2%), followed closely by residential 

(32.2%).  Agricultural uses are 15% of the Byway study area in Adams, while 

recreational uses and other open space comprise 9% of the land uses in the corridor.  

Industrial and transportation uses make up approximately 2% of the study area, water and 

wetlands 2%, and commercial uses comprise roughly 6%. 

 

Table 7-11:  Acreages for Different Land Uses, Adams 

Land Use Type 
Acres in 

Byway Study 
Area* 

Percentage of 
Byway Study 

Area* 

Acres in 
Town 

Percentage of 
Town 

Forest 464 34.2% 10,194 69.4% 

Agriculture 203 15.0% 1,626 11.1% 

Water and Wetlands 25 1.8% 261 1.8% 

Residential 437 32.2% 1,352 9.2% 

Commercial 82 6.0% 147 1.0% 

Industrial & Transportation 27 2.0% 518 3.5% 

Other Open Space & Recreation 122 8.9% 597 4.1% 

Total 1,360 100.0% 14,695 100.0% 

Source:  MassGIS 2005 Land Use Data. 

*The Byway study area is defined as ½ mile on each side of Route 116 in Adams.  See 

Byway Base Map for more details. 

 

Land Use Changes for the Entire Byway  

The land use change figures presented in this section are based on data provided by 

MassGIS.  As mentioned previously, statewide data is available for 2005, 1999, 1985, 

and 1971.  For the years 1999, 1985 and 1971, the analysis was conducted through 

manual interpretation of aerial photos.  In 2005, changes were made to the method of 

interpreting the data and semi-automated methods were used.  Because of these different 

data collection methodologies, the 1999 and 2005 land use maps are not directly 

comparable.  As a result, this section describes the land use changes that occurred 

between 1971 and 1999.   Based on an analysis of building permit data, it is reasonable to 
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assume that the same land use trends continued to occur through 2005.  After 2005, there 

was a decline in the number of building permits issued. This decline since 2005 can most 

likely be attributed to the downturn in the economy and has resulted in a slower pace of 

development. 

 

Land Use Changes From 1971 to 1999 
Between 1971 and 1999, the land within the Route 116 Scenic Byway half mile study 

area experienced a loss of forest and agriculture as the Byway became more developed 

with residential, commercial, and industrial land uses.  This trend of suburbanization is 

very similar to what had been occurring throughout the Commonwealth and the nation 

during this time period.  During this same time period, a large amount of land (233 acres) 

was set aside for open space and recreation.  This land could be either temporarily or 

permanently protected.   

 

Table 7-12:  Land Use Changes within the Byway Study Area*, 1971 – 1999 

Land Use Type 
1971 Acres 
in Byway 

Study Area 

1971 
Percentage of 
Byway Study 

Area 

1999 Acres in 
Byway Study 

Area  

1999 
Percentage of 
Byway Study 

Area 

Change in 
Acreage, 

1971 - 1999 

Forest 16,344 66.7% 15,486 64.9% -858 

Agriculture 4,676 19.1% 3,910 16.4% -738 

Water and Wetlands 566 2.3% 468 2.0% -9 

Residential 1,908 7.8% 2,660 11.1% 769 

Commercial 136 0.6% 181 0.8% 48 

Industrial & 
Transportation 

190 0.8% 260 1.1% 70 

Other Open Space & 
Recreation 

667 2.7% 897 4.0% 233 

Total 24,486 100% 23,863 100% 0 

Source: MassGIS 1971 and 1999 Land Use Data. 

*Byway study area is defined as including ½ mile on each side of Route 116.  See Byway 

Base Map for more details. 

 

The following presents highlights of land use changes that occurred in each of the 

communities along the Route 116 Scenic Byway between 1971 and 1999.   

Sunderland 

 Forested and agricultural area declined by a combined 8.5% throughout the Town, 

but only agricultural land declined within the Byway study area. 

 During the same time period, developed land uses (residential, commercial, and 

industrial) more than doubled throughout the Town.   

 However, developed land uses only increased in the Byway area by 10%. 
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Deerfield 

 Thirty percent of agricultural land was lost in the Byway study area between 1971 

and 1999, while the Town lost only 4% of its agricultural land during this time 

period. 

 Commercial land uses more than doubled in both the Byway area and the Town 

(increased by 117% and 104%, respectively).  

Whately 

 Agricultural land decreased by 10.2%, while the Byway only experienced a loss 

of 2.6% between 1971 and 1999. 

 Open space area in the Town increased by 54.4%.  

Conway 

 Forested area declined by 2.2% in both the Byway study area and the Town. 

 Residential land uses increased the most between 1971 and 1999.  In the Byway 

study area, it increased by 63%, and in the Town, it increased by 138.5%. 

Ashfield 

 Agricultural land decreased by about the same amount in the Byway study area 

and the Town (19.7% and 21.4%, respectively). 

 Open spaces experienced the largest increase in land uses town-wide and in the 

Byway. It increased by 88.3% in the Byway and by 111.1% in the Town. 

Plainfield 

 The amount of forested land declined 1.8% from 1971 to 1999 in the Byway area 

and 1.9% in Town.  

 Agricultural area declined 6% from 1971 to 1999 in the Byway area and 1% in 

Town.  

 Open space area increased by 4.3% from 1971 to 1999 in the Byway area, but 

decreased by 6.5% in Town. 

 Residential area increased 7.5% from 1971 to 1999 in the Byway area and 

111.5% in Town. 

Windsor 

 There was very little land use change within the Byway area for Windsor. It 

remained mostly forested. 

 At the same time, the Town experienced an increase in development, particularly 

industrial and transportation land uses with an increase of 135.7%. 

Savoy 

 Forested and agricultural land uses decreased in the Byway study area and the 

Town between 1971 and 1999.   

 Residential uses increased during the same time for the Byway and the Town 

(64.5% and 87.3%, respectively). 
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Cheshire 

 Open space and recreation land uses more than doubled in the Byway study area 

between 1971 and 1999 (164.7%), although it remained approximately level in 

the Town.  

 Residential land uses increased at about the same percentage in both the Byway 

study area and the Town during this time period (47.7 and 43.8%). 

Adams 

 Open space and recreation land uses increased significantly in the Town of 

Adams between 1971 and 1999.  It grew by 486 acres or 127.3%.  

 The Byway study area experienced a small loss of industrial land uses during this 

time (  -21.4% or 9 acres). 

 

Residential Growth Since 2000 
Since 2000, many of the towns along the Byway have experienced growth in residential 

construction.  Building permit data collected for each town between 2000 and 2011 

shows an average increase in the housing supply of 3.8% (Table 7-13).  However, 

because of the down turn in the economy, the number of building permits issued recently 

has decreased.  For example, in Sunderland, 10 building permits were issued during 2005 

for new housing units, but during 2009, only 1 permit was issued.   

 

Table 7-13:  New Residential Construction in Communities along the Scenic Byway, 
2000-2011 

Community 
Housing Units 

(2000 U.S.  Census) 

Number of Housing 
Units Authorized 
through Building 

Permits, 2000 - 2011 

Housing Growth 
(%), 2000-2011 

Sunderland  1,668 79 4.7% 

Whately 652 45 6.9% 

Deerfield 2,060 88 4.2% 

Conway 749 82 10.9% 

Ashfield 821 56 6.8% 

Plainfield 311 22 7.1% 

Windsor 474 17 3.6% 

Savoy 326 20 6.1% 

Cheshire 1,470 51 3.5% 

Adams 4,362 40 0.9% 

Total 12,893 500 3.8% 

Sources:  2011 U.S.  Census and Census Building Permit Data. 

 

Protected Open Space 

The permanent protection of natural, agricultural, and/or historic landscapes will preserve 

and enhance the scenic value of the Byway.  There are a number of ways that land can be 



Route 116 Scenic Byway Corridor Management Plan July 2013 

Chapter 7: Community Planning Evaluation  223 

 

permanently protected from development.  Federal, State, municipal agencies, or land 

trust can purchase property in-fee or acquire a conservation restriction or agricultural 

preservation restriction from willing landowners in order to permanently protect land 

from development.  Land with important resources such as a water supply recharge area, 

scenic vista, wildlife habitat, farm or forest are a priority for protection. 

 

A Conservation Restriction (CR) is a legally binding agreement between a landowner and 

the CR holder, usually a public agency or a private land trust, whereby the landowner 

agrees not to develop the land in order to protect certain conservation values.  The 

conservation restriction may run for a period of years or in perpetuity, and is recorded at 

the applicable Registry of Deeds.  All permanent conservation restrictions must be 

approved by the Massachusetts Executive Office of Energy and Environmental Affairs 

(EOEEA).   

 

The Massachusetts Agricultural Preservation Restriction (APR) Program is a tool for 

permanently protecting active farmland.  It is administered by the Massachusetts 

Department of Agricultural Resources (MDAR) and can be used to purchase a 

development restriction on agricultural land that meets the requirements of the program.  

Funding is available through the APR Program to purchase the development rights of 

prime farmland which permanently protects the land for agriculture.  The APR is 

recorded with the Registry of Deeds and continues in perpetuity with the land. 

 

Land that is enrolled in the Massachusetts Chapter 61 tax abatement programs (Mass. 

General Law, Chapter 61) and land with limited term conservation restrictions are 

considered to be temporarily protected from development.  Eligible landowners who 

enroll in the Chapter 61 Program get a reduction in their local property taxes in return for 

maintaining land in productive forestry, agricultural or recreational use for a certain 

period of time.  The Chapter 61 Program provides many public benefits, including 

maintaining wildlife habitat, recreational open space and sustaining rural character.   

 

The Chapter 61 Program also provides towns with an opportunity to permanently protect 

the land.  When land that is enrolled in the Chapter 61 Program is put up for sale and will 

be converted to a use that would make it ineligible for Chapter 61, there is a 120-day 

waiting period during which the town where the land is located may exercise its right of 

first refusal to purchase the property at fair market value and preserve it permanently.  A 

principal challenge for towns in exercising the right of first refusal is raising the funds to 

purchase the parcel within the short time frame.  However, towns can assign their right of 

first refusal to a land conservation organization (land trust), which may have more capital 

available.   

 

Tables 7-14 and 7-15 lists the permanently and temporarily protected land within the 

Byway Towns and the Byway study area.  The figures in the tables are based on Open 

Space data from MassGIS.  MassGIS’s Open Space data is regularly updated using 

information provided by the EOEEA, DAR, and land trusts.   
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Table 7-14: Protected Open Space Acres in Communities along the Scenic Byway 

Community 
Acreage 

within entire 
Community 

Level of Protection 

Land with 
Permanent 
Protection 

(Chapter 97) 

Land with 
Temporary 
Protection 

(Chapter 61) 

Percentage of 
Land in Town 

that is 
Permanently 

Protected 

Percentage of 
Land in Town 

that is 
Temporarily 

Protected 

Sunderland 9,440 3,738 1,976 39.5% 20.9% 

Whately 13,228 1,799 3,916 13.6% 39.6% 

Deerfield 21,387 4,810 3,338 22.5% 15.6% 

Conway 24,211 6,245 5,348 25.8% 22.0% 

Ashfield 25,802 1,626 9,503 6.3% 36.8% 

Plainfield 13,650 4,050 4,271 29.7% 31.3% 

Windsor 22,504 10,220 3,581 45.4% 15.9% 

Savoy 23,058 12,415 1,398 53.8% 6.1% 

Cheshire 17,611 6,754 2,735 38.4% 15.5% 

Adams 14,694 5,087 2,658 34.6% 18.1% 

Sources:  MassGIS open space data, with updates by RPA staff. *The Byway study area 

is defined as ½ mile on each side of Route 116 in Deerfield.  See Byway Base Map for 

more details. 

 

Table 7-15:  Protected Open Space Acres within the Byway Corridor, by Community 

Community 
Acreage 

within Scenic 
Byway 

Level of Protection 

Land with 
Permanent 
Protection 

(Chapter 97) 

Land with 
Temporary 
Protection 

(Chapter 61) 

Percentage of 
Land in Byway 

that is 
Permanently 

Protected 

Percentage of 
Land in Byway 

that is 
Temporarily 

Protected 

Sunderland 240 33 1 13.6% 0.5% 

Whately 190 37 66 19.4% 34.7% 

Deerfield 2,915 293 322 10.0% 11.0% 

Conway 3,723 461 1,287 12.3% 34.5% 

Ashfield 6,125 120 1,955 1.97% 31.0% 

Plainfield 3,657 1,146 1,667 31.3% 45.6% 

Windsor 3,20 6 58 1.8% 18.3% 

Savoy 3,843 674 293 17.5% 7.6% 

Cheshire 1,568 206 454 13.1% 29.0% 

Adams 1,354 93 12 6.9% 0.9% 

Sources:  MassGIS open space data, with updates by RPA staff. *The Byway study area 

is defined as ½ mile on each side of Route 116 in Deerfield.  See Byway Base Map for 

more details. 
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Of the 23,863 acres within the Byway study area, 13% (3,069 acres) are permanently 

protected.  In addition, a quarter (25.9%) of the Byway study area is temporarily 

protected under Chapter 61 regulations.  Preserving the land along the Byway as either 

protected farmland or as permanently protected open space helps to maintain the scenic 

beauty and natural qualities that make Route 116 so unique and special.  As part of this 

Plan, a scenic assessment was completed, which methodically reviewed the scenic and 

natural qualities that are visible from the Byway.  Based on that assessment, a number of 

areas along the Byway were identified as priority scenic areas.  These areas should be 

prioritized by the Byway towns for protection.  

 

Many communities along the Byway have Open Space and Recreation Plans (OSRP). 

The purpose of the OSRP is to identify the town’s unique agricultural, historical, 

recreational, natural, and scenic resources and to provide a framework for the town’s 

future decisions regarding land conservation and development.  The OSRP includes a 

Five-Year Action Plan which identifies steps to guide decision-making regarding open 

space and recreation needs.  The Five-Year Action Plan includes objectives and actions to 

permanently protect additional open space in town, particularly important agricultural 

areas.   

 

Below is a description of the status of each of the communities’ protected open space and 

measures they many have taken to protect their resources. 

 

Franklin County  

Sunderland 
Sunderland has 39.5% of its total land area permanently protected from development.  

There is another 20.9% that is temporarily protected.  This is one of the highest amounts 

of the communities along the 

Route 116 Scenic Byway.   

 

In 2012, the Town of 

Sunderland completed a draft 

Open Space and Recreation 

Plan.  It highlights the recent 

progress the Town has made 

towards preserving open space 

throughout the community.  

Specifically, 250 acres of 

prime farmland were recently 

permanently preserved to 

bring the total to more than 

1,000 acres of permanently 

protected agricultural land.  

Thirty acres were acquired by 

the Silvio O. Conte Refuge at the base of Mt. Toby as permanently protected federal land.  

A view of Mount Sugarloaf from Route 116 in Sunderland. 
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In 2011, the Town of Sunderland approved the Community Preservation Act, which 

provides a source of local money and state matching funds that can be used toward 

preserving additional open space and improving recreational opportunities.   

 

Deerfield 
Most of the permanently protected open space in the Town of Deerfield is owned by 

private entities through conservation and agricultural preservation restrictions under 

Chapter 61. Most of the publicly owned protected lands in the Town are owned by the 

State of Massachusetts, including the popular Mount Sugarloaf State Reservation, which 

is located directly on the Byway.  Deerfield is currently in the process of updating their 

Open Space and Recreation Plan.  This plan will be completed by the Summer of 2013.  

 

Whately 
Currently, 43% of the land in Whately is open space with some level of protection.  

However, land that is permanently protected only 

constitutes 13% of the total town land.  The 

remaining protected open space acreage is only 

temporarily protected.  Fortunately, almost 20% of 

the land within the Byway study area is 

permanently protected.  The largest permanently 

protected area in the Town is the Whately Wildlife 

Management Area, which is 258 acres. The most 

recent Open Space and Recreation Plan for the 

Town was completed in 2006. 

 

Conway 
Conway is also in the process of updating their 

Open Space and Recreation Plan.  Their plan 

should be completed by Spring of 2013.  One-third 

of the permanently protected open space in the Town of Conway is owned by private 

entities.  The publicly owned protected open space areas are owned by the State of 

Massachusetts.  They include the Conway State Forest, which is the largest landholding 

at 1,907 acres.  The Town also has the South River State Forest and the Poland Brook 

Wildlife Management Area.  

 

Ashfield 
The Town of Ashfield has 43% of its total land protected in some way.  However, only 

6% of the land is permanently protected open space, most of which is publically owned.  

The largest component of the protected public lands is the Daughters of the American 

Revolution (DAR) State Forest, which is 182 acres. Other public lands include the Poland 

Brook Wildlife Management Area, the Belding Memorial Park, the Ashfield Town 

Common, and other land owned by the Water District. 

 

The Burkeville Covered Bridge in Conway on 

Route 116. 
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Hampshire County  

Plainfield 
There are more than 4,000 acres of land, or roughly 30% of the town, in Plainfield that is 

provided with permanent protection. Much of this land is owned by either the state 

(Dubuque Memorial Forest, Deer Hill State Reservation) or a non-profit conservation 

organization (West Mountain Nature Preserve). These permanently protected lands are 

located to the north and south of the Byway in the western part of Plainfield and compose 

31.3% of the overall Byway study area in town. 

 

An additional 4,271 acres of land, or roughly 31% of the town, is covered under 

temporary land use protections. This land is scattered throughout Plainfield, with 

concentrations in the center and eastern portions of town. Two parcels that have 

temporary protection are owned by the Town – one 16-acre lot on North Central Street is 

currently used as a town park, and a 2.5 acre lot on Main Street near the center of town is 

used as a playground and basketball court. In the Byway study area, 46% of the land is 

under temporary protection. 

 

Berkshire County  

Windsor 
Windsor has 45.4% of its total land area permanently protected from development.  There 

is another 15.9% that is temporarily protected.  This is the highest amount of any 

community along the Route 116 Scenic Byway.  However, only 2% (6 acres) of the 

permanently protected open space is located within the byway study area.  Although a 

larger percentage of temporarily protected open space is located within the study area, the 

total is just 58 acres. Windsor State Forest and Notchview Reservation are two of the 

largest areas of protected open space.  A portion of Windsor State Forest is located within 

the study area. 

 

Savoy 
There are more than 12,000 acres of land, or roughly 54% of the town, in Savoy that is 

provided with permanent protection. This is the highest amount of permanently protected 

open space of all of the communities along the Route 116 Scenic Byway.  Most of this 

land, 11,721 acres, is in the Savoy Mountain State Forest. 

 

An additional 1,400 acres of land, or roughly 6% of the town, is covered under temporary 

land use protections.  Just under 1,000 acres within the Byway study area is either 

permanently or temporarily protected.  Savoy Mountain State Forest stretches east and 

then south from the northwest corner of Savoy to encompass a central strip from Route 2 

in the north, south to Route 116 and some smaller areas to the southeast and southwest. 

 

Cheshire 
The Town of Cheshire has nearly 54% of its total land protected in some way.  The 

Commonwealth of Massachusetts has significant holdings in Cheshire.  These include 
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487 acres of Mount Greylock State Reservation in the northwest corner of Cheshire; the 

Stafford Hill Wildlife Management Area; Richmond Hill Wildlife Management Area; the 

Chalet State Wildlife Management Area; and the Balawender Farm.  Within the Byway 

study area, 660 acres are either permanently or temporarily protected. 

 

Adams 
There are more than 5,000 acres of land, or roughly 34% of the town, in Adams that is 

provided with permanent protection. Much of this land is owned by either the state 

(Greylock Reservation, Savoy Mountain State Forest, etc.) or the Town of Adams 

(Bassett Brook Watershed and municipal parks). However, only 93 acres of permanently 

protected land are located within the Byway study area. 

 

An additional 2,600 acres of land, or roughly 18% of the town, is covered under 

temporary land use protections. This land is scattered throughout the Town, with just 12 

acres located within the byway study area.  The Town of Adams Open Space and 

Recreation Plan (2002) enumerated several goals including preserving adequate open 

space and recreational lands to keep pace with the Town’s growth and development while 

protecting environmental resources.  Specific actions identified include negotiating for 

permanent deed restrictions to protect sensitive, invaluable, or irreplaceable open spaces 

or priority parcels and developing a “Management & Acquisition Strategy”. 

 

Agricultural Resources along the Byway 

The Route 116 Scenic Byway has 

abundant agricultural resources, 

particularly land rich for farming.  The 

Franklin County towns of Sunderland, 

Deerfield, and Whately are located in the 

fertile Connecticut River Valley which 

contains many areas that the U.S. 

Department of Agriculture has classified 

as having prime agricultural soils.  The 

Town of Adams is located in the Hoosic 

River Valley, which also has many prime 

agricultural soils. These valley towns 

have a very active farming community 

and produce a wide range of agricultural 

products, such as strawberries, asparagus, 

onions, tobacco, flowers and much more.  

Because the landscape changes from the 

flat valley lands to a steeper topography 

in the middle of the Byway, the soils in the hills are not quite as fertile for traditional 

crops.  However, the Towns located there still have a thriving agricultural economy.  

They particularly specialize in maple syrup, orchards, dairy, livestock, and tree farms.   

 

 A farm located along the Route 116 Scenic Byway. 
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Zoning along the Byway 

The future pattern of growth along the Route 116 Scenic Byway will be largely 

influenced by zoning and the nature of the land available for development.  The zoning 

along the Byway slightly differs throughout the towns and is summarized in this section.  

The discussion focuses on the zoning in each town and how it benefits and protects the 

Byway’s character (historic, rural, natural, scenic and recreational resources) while 

promoting economic development.  The discussion recognizes that zoning changes are a 

local issue and require a 2/3 majority vote at Town Meeting.   

 

Enacted Zoning Measures 
Table 7-16 on the next page provides a snapshot of the zoning bylaws in the Byway 

towns.  More details on the specific zoning districts within the Scenic Byway corridor are 

provided under the zoning discussion for each town.   
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Table 7-16:  Zoning Summary for the Byway Communities  

Zoning 
Measure 

Number of 
Zoning 

Districts Total 
(not including 

overlay 
districts) 

Number of 
Zoning 

Districts in 
the Byway 

corridor  

Village zoning 
district(s) with 

higher densities 
and/or more 

allowed uses to 
promote 

development in the 
district(s) 

Open Space 
Residential 

Development (also 
known as a 

Conservation 
Subdivision) 

provision 

Flag Lot 
allowed 

Accessory 
Apartment 

allowed 

Site Plan 
Review 

Wireless 
Telecommuni-

cations 
Facilities Bylaw 

Types of Overlay Districts in the Byway 
Corridor 

Sunderland 5 4 Yes Yes Yes Yes Yes Yes 

Prime Agricultural District, Critical Resource 
District, Planned Unit Development Overlay, 
Wireless Communications Facilities District, 
Watershed District 

Whately 5 4 No 
Yes (with site plan 

review) Yes 
Special 
Permit Yes Yes 

Flood Hazard Overlay District, Aquifer 
Protection District 

Deerfield 8 7 Yes Yes No 
Special 
Permit Yes Yes 

Watershed Protection District, Flood Plain 
District, Wireless Communications District, 
Adult Use District 

Conway 2 2 No No Yes 
Special 
Permit Yes Yes Flood Plain District 

Ashfield 1 1 No Yes* Yes 
Special 
Permit Yes Yes Flood Hazard District 

Plainfield 1 1 No No Yes 
Special 
Permit Yes Yes None 

Windsor 1 1 No No No No No No None 

Savoy  1 1  No  No No No No  No None  

Cheshire 3 1  No  No  No No  No   No 
Flood Hazard District,  Water Supply 
Protection District 

Adams  10 6  No  Yes  No  No  No   No  Flood Plain District 

Source:  Scenic Byway Communities’ Zoning Bylaws 

*Applies only to the creation of back lots. 



Route 116 Scenic Byway Corridor Management Plan July 2013 

Chapter 7: Community Planning Evaluation  231 

 

Zoning in Each Town 

Franklin County  

Sunderland  
Sunderland has five zoning districts, four of which are located in the Byway corridor 

study area.  Table 7-17 lists the zoning districts and the lot and frontage requirements.   

 

Table 7-17: Zoning Districts within the Sunderland Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, total or 
 for first housing 

unit (sq. ft.)* 

Area for each 
additional housing 

unit (sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

Village Residence (VR) 
 

20,000 10,000 120 25 15 15 

Rural Residence (RR) 
 

32,000 n/a 150 30 20 20 

Village Center (VC) 
 

20,000 n/a 120 25 15 15 

Commercial 1 
 

32,000 n/a 200 25 40 40 

* 21,780 square feet equals a half-acre; 43,560 square feet equals one acre; 87,120 

square feet equal two acres.   

Source:  Town of Sunderland Zoning Bylaw, October 2012. 

 

In all four of Sunderland’s zoning districts, single family homes are allowed by right, 

while two-family or larger residential buildings require a special permit.  Both residential 

and commercial uses are allowed together in the Village Center and Commercial 1 

districts.  Commercial uses in these districts are allowed either by right or by special 

permit, depending on their intensity of use. The Village Residence and the Rural 

Residence districts do not allow commercial uses.  Sunderland has two overlay districts 

within the Byway study area.  The Prime Agricultural District and Watershed District are 

intended to protect lands critical to the environmental quality of the Town by ensuring 

that alternatives to development are considered prior to actual physical development of a 

site.   

 

Sunderland has adopted several zoning measures to support desired types of development 

and protection of open spaces. These include: Flexible Developments, Planned Unit 

Development Overlay, Site Plan Review, and Development Rate Limitations.  

Sunderland’s zoning was recently updated in 2012 to include regulations on Large-Scale 

Ground-Mounted Solar Electric Installations. 
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Whately  
The Town of Whately has five zoning districts throughout the Town, four of which are 

located inside the Scenic Byway study area.  Table 7-18 details each of the districts in the 

study area.  

 

Table 7-18: Zoning Districts within the Whately Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, total 
or 

 for first 
housing unit 

(sq. ft.)* 

Area for 
each 

additional 
housing unit 

(sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

Agricultural/Residential District 1 
 

40,000 with 
public water; 

60,000 no 
public water 

60,000 with 
public water; 

80,000 no 
public water 

175 50 20 30 

Agricultural/Residential District 2 
 

80,000 with 
public water;  
120,000 no 

public water 

n/a 200 50 20 30 

Commercial Industrial District  
 

40,000 with 
public water; 

60,000 no 
public water 

n/a 175 50 20 30 

Industrial District  

40,000 with 
public water; 

60,000 no 
public water 

n/a 175 50 20 30 

* 21,780 square feet equals a half-acre; 43,560 square feet equals one acre; 87,120 

square feet equal two acres.   

Source:  Town of Whately Zoning Bylaw, October 2011. 

 

The Agricultural/Residential District 1 is located along each of the major roadways 

within Whately.  The Commercial Industrial and the Industrial districts are located in one 

small portion of the Town along Long Plain Road on the northern boundary of the Town. 

Single family detached dwellings are allowed in both of the Agricultural/Residential 

districts by right. Any residential structure with more than one unit requires a special 

permit.  Multi-family structures are limited to no more than four dwelling units.  These 

districts allow Flexible Residential Development by right with Site Plan Review.  The 

Town also allows Open Space/Cluster Developments which seek to allow flexible 

development design so that the land is used more efficiently and is more environmentally 

sensitive.  This type of development also encourages the creation of affordable housing 

by rewarding a developer of affordable housing units with bonus extra units than are 

normally allowed.  
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The Commercial Industrial and Industrial districts do not allow residential uses.  These 

zones are primarily for commercial and light industrial uses.  The 

Agricultural/Residential 1 district also allows a few commercial uses, such as restaurants, 

by special permit.  For all of the zoning districts located in Whately, all uses, other than 

single family, require site plan review.  

 

Deerfield 

The Town of Deerfield has many zoning districts, particularly in the town center of South 

Deerfield through which the Scenic Byway runs.  These districts are highlighted in Table 

7.19 below.   

 

Table 7-19: Zoning Districts within the Deerfield Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, total or 
 for first 

housing unit 
(sq. ft.)* 

Area for each 
additional 

housing unit 
(sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

Residential-Agricultural (RA) 60,000 

75,000 (2-
family); 

90,000 (multi-
family)** 

200 30 10 10 

Center Village Residential 
(CVRD) 

12,000 n/a 100 30 10 10 

Small Business (C-1) 15,000 n/a 125 20 10 10 

Commercial (C-2) 30,000 n/a 200 50 25 25 

Industrial (I) 80,000 n/a 200 40 25 25 

Planned Industrial (PI) 80,000 n/a 200 50 25 25 

Expedited Permitting District 
(EPD) 

n/a n/a n/a 25# 25# 25# 

* 21,780 square feet equals a half-acre; 43,560 square feet equals one acre; 87,120 

square feet equal two acres.  **Increase 25% for a two-family dwelling and 50% for a 

multi-family dwelling. Source:  Town of Deerfield Zoning Bylaw, July 2012. 
# 

The EPD 

setback requirements are for perimeter setback. 

 

The Residential-Agricultural (RA) and Central Village Residential (CVRD) districts both 

allow residential uses.  The RA only allows single family dwelling, while the CVRD 

allows two-family units by right and multifamily structures with special permit.  Both of 

these districts allow for Flexible Development, Conservation Subdivisions, and accessory 

apartments.  The remaining districts are focused on commercial and industrial uses. The 

C-1 district is primarily for light commercial uses, while the C-2 district allows for more 

intensive, larger commercial uses such as manufacturing and research facilities.  The 

Industrial district is located on Route 5/10, along which the Route 116 Scenic Byway 

runs for a short distance.   

 

The Expedited Permitting District (EPD) is located in South Deerfield and is designed to 

allow for a faster permitting process in order to encourage economic development.  A 
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project is entitled to expedited permitting if it meets certain criteria. The project must be a 

retail, office, industrial, or commercial use that has one or more of the following 

characteristics: more than 30,000 square feet of gross floor area in any building or 

combination of buildings; more than 100 required parking spaces; or generation of more 

than 250 vehicle trips per day.  If these criteria are met, then the project can go through a 

streamlined permitting process.  Projects proposed in the EPD district are subject to 

Performance Standards and Site Plan Review. 

 

Conway 
The Town of Conway has two zoning districts, both of which are located in the Scenic 

Byway study area. Table 7.20 shows the area regulations for these districts.    

 

Table 7-20: Zoning Districts within the Conway Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, 
total or 
 for first 
housing 
unit (sq. 

ft.)* 

Area for each 
additional 

housing unit 
(sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

Rural/Residential and 
Agricultural District 

43,560 n/a 200 50 25 25 

Light Industrial District  43,560 n/a 200 50 25 25 

* 21,780 square feet equals a half-acre; 43,560 square feet equals one acre; 87,120 

square feet equal two acres 

Source:  Town of Conway Zoning Bylaw, April 2005. 

 

The entire Town is covered by the Rural/Residential and Agricultural District, except for 

a very small portion along Route 116, which is the Light Industrial District.  The 

Rural/Residential and Agricultural District allows one and two-family residential 

dwelling units.  Multi-family units larger than two units are prohibited, although 

accessory apartments are allowed by special permit. This district also allows commercial 

uses as long as the use does not “cause unreasonable traffic, noise, light, and other 

impacts that are incompatible with the character of the neighborhood.” (Section 22.1)   

The Light Industrial District allows all uses permitted in the Rural/Residential and 

Agricultural District as well as light industrial uses and commercial uses. These uses do 

have some noise, vibration, and pollution performance standards associated with them.   

 

Ashfield 
The Town of Ashfield has one zoning district – the Rural Residential & Agricultural 

District and one overlay zone – the Flood Hazard District.  Table 7-21 highlights the 

details of these zones. 
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Table 7-21: Zoning Districts within the Ashfield Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, total or 
 for first 

housing unit 
(sq. ft.)* 

Area for each 
additional 

housing unit 
(sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

Rural Residential & 
Agricultural District 

87,120 n/a 200 25 25 25 

* 21,780 square feet equals a half-acre; 43,560 square feet equals one acre; 87,120 

square feet equal two acres 

Source:  Town of Ashfield Zoning Bylaw, June 2002. 

 

The Rural Residential & Agricultural District allows residential uses by right.  Industrial, 

commercial, and business uses require a special permit from the Planning Board.  The 

Rural Residential & Agricultural District does allow back lot residential development 

with mandatory conservation of roadside acreage (a minimum of two acres). The Flood 

Hazard Overlay District covers all areas in Town that are designated as Zone A on the 

Town of Ashfield Flood Insurance Rate Maps. The overlay zone requires that buildings 

within the Flood Hazard Zone meet elevation or flood proofing requirements.  

 

Hampshire County  

Plainfield 

The Town of Plainfield has one zoning district, the Rural Residential/Agricultural 

District.   Table 7-22 below summarizes the standards for this district. 

 

Table 7-22: Zoning Districts within the Plainfield Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, total or 
 for first 

housing unit 
(sq. ft.)* 

Area for each 
additional 

housing unit 
(sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

Rural Residential / Agricultural 130,680 130,680 300 50 50 50 

* 21,780 square feet equals a half-acre; 43,560 square feet equals one acre; 87,120 

square feet equal two acres 

Source:  Town of Plainfield Zoning Bylaw, January 1999. 

 

The Town of Plainfield is zoned as one district – Rural Residential / Agricultural (RR/A). 

The district allows single-family dwellings and multi-family dwellings that have lot 

acreage of at least 3 acres per household. Several commercial uses are allowed by right: 

agriculture, riding stables, bed and breakfasts, and small in-home occupations. All other 



Route 116 Scenic Byway Corridor Management Plan July 2013 

Chapter 7: Community Planning Evaluation  236 

 

businesses are required to obtain a special permit. The maximum height of any building 

may not exceed 35 feet. The Town does not have any overlay districts. 

Berkshire County 

Windsor 

The Town of Windsor has one zoning district – the Residential-Agricultural District.  

Table 7-23 highlights the details of this zone. The Residential-Agricultural District allows 

residential uses by right.  Commercial, industrial and other uses and structures may be 

permitted by special permit issued by the Zoning Board of Appeals.  The Rural 

Residential-Agricultural District does allow agricultural uses and structures and 

customary home occupations and professions provided there is adequate off-street 

parking. 

 

Table 7-23: Zoning Districts within the Windsor Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, total or 
 for first housing 

unit (sq. ft.)* 

Area for each 
additional housing 

unit (sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

Residential - Agricultural 130,680 n/a 250 35 50 50 

 

Savoy 
The Town of Savoy has one zoning district – the Rural Residential & Agricultural 

District.  Table 7-24 highlights the details of this zone. The Rural Residential & 

Agricultural District allows one and two family dwellings by right.  Commercial, retail 

and other uses and structures may be permitted by special permit issued by the Zoning 

Board of Appeals.  The Rural Residential & Agricultural District does allow practice of a 

profession within the principal or accessory building and the use of a room or rooms in a 

dwelling or accessory building by a resident of the dwelling for a home occupation. 

 

Table 7-24: Zoning Districts within the Savoy Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, total 
or for first 

housing unit 
(sq. ft.)* 

Area for each 
additional 

housing unit 
(sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

Rural Residential & Agricultural 
District 

130,680 n/a 150 30 20 20 

 

Cheshire 
The Town of Cheshire has four zoning districts one of which is located within the byway 

corridor.  Table 7-25 highlights the details of the details of this zone. The Agricultural-

Residential District allows one family dwellings by right and two family dwellings by 

right provided the lot area is at least twice the minimum lot area in the district if not 
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served by public water and sewer.  A number of commercial, industrial and other uses are 

allowed by right; however, some are permitted by special permit issued by the Zoning 

Board of Appeals or the Planning Board. 

 

Table 7-25: Zoning Districts within the Cheshire Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, 
total or 
 for first 
housing 
unit (sq. 

ft.)* 

Area for each 
additional 

housing unit 
(sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

A-R: Agricultural - Residential 60,000 n/a 200 50 30 40 

 

Adams 
The Town of Adams has ten zoning districts, six of which are located within the byway 

corridor.  These districts are highlighted in Table 7-26 below.   

 

Table 7.26: Zoning Districts within the Adams Section of the Byway Study Area 

District 

Minimum Standards 

Lot Size, 
total or for 

first housing 
unit (sq. ft.) 

Area for each 
additional 

housing unit 
(sq. ft.) 

Lot 
Frontage 

(ft.) 

Front 
Yard 
(ft.)(g) 

Side 
Yard 
(ft.)a 

Rear 
Yard 
(ft.) 

R1: Rural Residential(a) 43,560 n/a 150 40 40 60 

R2: Low Density Residential(f) 21,780(c) n/a 100 30 20 30 

R3: Medium Density 
Residential(f) 

12,000(c) 
n/a 

90 30 20 25 

R4: High Density Residential(f) 10,000(c) n/a 75 20 10 10 

B1: General Business 0 n/a 0 0 (b) (b) 

B2: Extensive Business 10,000 n/a 65 30 15 15 

B3: Forest recreation 10,000 n/a 65 30 (b) 25 

I: Industrial 20,000 n/a 85 20 10(d) 10(d) 

IP: Industrial Park(f) 43,560 n/a 150 20 20(d) 20(d) 

OS: Open Space 87,120 n/a 50 50 50 50 

(a) Residential uses shall conform to the requirements of the R-4 District, except in 

buildings with dwelling units only above street level stores or other permitted 

business use. 

(b) When abutting a residential district, 20 feet.  None required elsewhere provided that 

access to the rear of the structure and space for any required off-street loading or 

parking can be gained by other means.  No yard to be less than 10 feet wide if 

provided. 

(c) Except twice this area for two-family dwelling. 

(d) None required when abutting a railroad right-of-way of at least 20 feet in width or 

public flood control taking. 
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(e) Lots without Town sewer in Zones R-2, R-3 and R-4 must conform to the following: 

Minimum lot area (sq. ft.) 43,560 

Minimum lot width (ft.) 175 

Minimum lot frontage (ft.) 150 

Other dimensional requirements are listed in each district 

(f) Minimum tract size for development as an industrial park shall be 10 acres. 

(g) Provided that any front yard need only be the average of the depths of the front yards 

on the abutting lots, considering the front yards of abutting vacant lots as having the 

minimum permitted.  Abutting lots must be located on the same street and on the same 

side of the street to which the reduction applies, regardless of intersecting streets. 

 

The majority of the Low Density Residential (R2) district within the Byway Corridor is 

located to the east of the corridor.  The Medium Density Residential (R3) is located along 

the Byway Corridor for most of its length within Adams before reaching its terminus at 

Route 8 and the downtown.  The High Density Residential (R4) is located along the 

Byway as it reaches its terminus and surrounding the downtown.  Single family detached 

dwellings are allowed in all of the Residential districts by right. Any new dwelling with 

more than one unit requires a special permit with the exception of R4, which allows two 

family dwellings by right. 

 

The General Business (B1) and Extensive Business (B2) are located along Park Street in 

the downtown.  The Business districts do not allow residential uses by right, but they can 

be allowed by special permit.  The Industrial district is primarily located along Route 8; 

however, the majority of the industrially zoned land within Town is not located within 

the Byway Corridor.  The Industrial district allows manufacturing, storage and 

warehousing by right. 

 

The flood plain district is intended to protect human life and property from hazards of 

periodic flooding, to preserve natural flood control characteristics and flood storage 

capacity of the flood plain, and to preserve and maintain the ground water table and water 

recharge areas within the flood plain.  The allowed uses create a minimal risk of damage 

due to flooding and will not constitute obstructions to flood flow, provided that they are 

permitted in the underlying district and that they do not require structures, fill, or storage 

of materials or equipment. 

 

Potential for Future Development 

This section briefly describes the areas with the greatest development potential in each of 

the towns within the Byway study area.  The assessment of development potential is 

based largely on land characteristics such as slopes, wetlands, public water and sewer 

infrastructure, and on current zoning regulations.   
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Franklin County  

Sunderland 
The portion of Sunderland that falls within the Route 116 Scenic Byway corridor is a 

mostly flat terrain and composed of rich farmland, which is easily developable.  The 

Town’s village center also falls within the Byway study area.  The current village center 

is composed of mostly single family residential homes, municipal and religious buildings, 

and some commercial uses.  The Sunderland Community Development Plan, which was 

created in 2004, recommends that the Town’s most productive agricultural land be 

permanently protected and that the village center be utilized to its utmost potential.  This 

recommendation suggests that the commercial aspect of the village center be augmented 

so that residents have more commercial options within a defined area.  In addition, the 

mix of both residential and commercial uses in this area should be encouraged.  Overall, 

the Town’s Community Development Plan envisions that the small town atmosphere of 

the community should be maintained.   

 

Deerfield 
The section of Deerfield that falls within the Scenic Byway study area is varied in its 

existing land uses.   It includes an industrial park, the South Deerfield village center, 

large commercial uses such as Yankee Candle, and rich farmland and hilly forestland.  

While a large portion of the Byway is already built out, there are large amounts of land 

that could still be developed, particularly in the flatter agricultural areas of the Byway.  

The Town of Deerfield has recently focused its attention on the South Deerfield village 

center area with the Complete Streets and Downtown Livability Plan that is currently 

underway.  This plan intends to examine ways in which South Deerfield can not only be 

made more walkable and livable, but also how to support business and economic 

development in the downtown.  As mentioned previously, the Town’s zoning in South 

Deerfield includes an Expedited Permitting District (EPD) in which developers of the 

now vacant Oxford Foods Site can participate in a streamlined permitting process in the 

hopes of encouraging economic development at this location.  

 

Whately 
The Town of Whately recently updated its Master Plan in 2011 and its Open Space and 

Recreation Plan in 2006.  These planning efforts identified potential future development 

patterns that support Whately’s vision for the future.  These development patterns are 

based on the availability of infrastructure and the ability of the land to be developed.  The 

Master Plan envisions that several mixed use nodes will be created along major roadways 

in the Town.  One of these locations is the existing commercial area located at the 

intersection of Route 5/10 and Route 116, which is in the Byway study area.  The Master 

Plan recommended that the area be developed as a mix of commercial, residential 

apartments and condos, and light industrial uses.  Specifically, the Master Plan 

recommends that this development avoid the typical commercial strip development and 

that a more pedestrian friendly, transit supportive environment be created.  As a result, 

the Town would encourage a Planned Unit Development at this location.  This type of 

development promotes a more efficient use of land and help creates a walkable 

community, which would be beneficial for the Scenic Byway.   
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Conway 
Prior to the recent economic down turn, the Town of Conway has experienced large 

development pressure due to its large amount of undeveloped land and proximity to 

Interstate 91, which helps make the Town very accessible to the Pioneer Valley.  While 

the Town has very hilly terrain and soils with poor percolation, residential development 

still occurred during this time period.  Currently, 25% of the Town is permanently 

protected and the zoning allows single and two family homes on lots of at least one acre 

or larger. 

 

Ashfield 
Much of the Scenic Byway corridor that runs through Ashfield is either undevelopable 

due to environmental constraints or is temporarily protected through the Chapter 61 

program.  The Ashfield Community Development Plan, that was created in 2004, 

recommends concentrating new residential and commercial development in the current 

village center of the Town.  To do this, the plan encourages the rehabilitation of existing 

buildings as mixed use or higher density housing through the development of accessory 

apartments.  Analysis from the plan shows that there is sufficient vacant land in the 

village center to accommodate an additional 20-23 new housing units under current 

zoning.  The Community Development Plan also recommended that development outside 

of Ashfield village center should be focused on the historic villages of South Ashfield 

and Spruce Corner, both of which are located on Route 116.  The preferred development 

type in these locations would utilize the conservation subdivision technique to ensure an 

efficient use of land. However, while the current zoning does allow conservation 

subdivision, it only applies to the creation of back lots.  In this circumstance, if a back or 

flag lot is created, then a developer is required to set aside a certain percentage of land for 

conservation. 

 

Hampshire County  

Plainfield 
A large amount of the town’s protected land is in the Byway corridor. The center of 

Town is the portion of Route 116 that would be the most likely candidate for 

development. A build-out analysis conducted by the Pioneer Valley Planning 

Commission in 2003 identified approximately 9,400 acres of land that could be 

developed in town, for an additional 2,504 residential units. This takes into account the 

Town’s current zoning ordinance of a 3-acre minimum lot size for each household. The 

town does not have any municipal well or sewer system, and without this infrastructure a 

substantial increase in development is unlikely. 
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Berkshire County  

Windsor 
The Route 116 Scenic Byway half-mile study area encompasses a small portion (320 

acres) of the northeast corner of the Town of Windsor.  Much of the Scenic Byway 

corridor in Windsor is either undevelopable or is temporarily or permanently protected 

open space.  In fact, 61% of the land area within the Byway Corridor is either temporarily 

or permanently protected.  A significant feature within the Corridor is Windsor Pond, a 

48 acre great pond.  Twenty-two percent of the area within the Byway Corridor is water 

and wetlands.  Currently, the majority of the land within the Byway Corridor is forested 

and zoning allows for residential uses by right on lots of at least 3 acres or larger. 

 

Savoy 
Much of the Scenic Byway corridor that runs through Savoy is either undevelopable or is 

temporarily or permanently protected open space.  According to the Savoy Community 

Development Plan, which was created in 2003, Savoy has more permanently protected 

state land within its borders than any other Town in Berkshire County.  Over 12,000 

acres, or 53% of the total area of town is owned by the state as part of the Savoy 

Mountain State Forest, Mohawk Trail State Forest, Windsor State Forest, and Savoy 

Wildlife Management Area.  Despite these limitations, Savoy has been the fastest 

growing town in northern Berkshire County, in terms of new residential construction, 

during the last 20 years. 

 

Stunning views are threatened by development in communities along the Byway.  
 



Route 116 Scenic Byway Corridor Management Plan July 2013 

Chapter 7: Community Planning Evaluation  242 

 

The Community Development Plan recommends locating new amenities near the town 

center along Route 116 for increased visibility for passersby.  To do this, the plan 

recommended researching a flexible zoning bylaw with smaller lot size for the town 

center. A goal within the Plan is to maintain, promote and enhance the rural character in 

all new development.  The Community Development Plan also recommended the 

creation of a Town Center Initiative that would focus on the types of amenities that 

would benefit both residents and tourists, and how to attract these businesses to Savoy. 

 

Cheshire 
The Town of Cheshire has seen a shift from agricultural lands to residential and forested 

lands.  Much of the development within the Town has been on lands that were previously 

farmed.  Cheshire Lake’s western shore has also experienced an increase in development 

over the last twenty years.  Several centers of development are scattered throughout the 

Town, many radiating out from the center of Town, along town roads to the east and 

along Route 8 to the north. 

 

Forty-two percent (42%) of the land within the Byway Corridor in the Town of Cheshire 

is either permanently or temporarily protected open space leaving little room for new 

development within the Byway Corridor.  Town services, including the Fire Department, 

Elementary School and Town Hall are located in proximity to Route 8.  The Byway 

Corridor travels through the northeastern corner of the Town and is not part of a 

development center. 

 

Adams 
The Adams Community Development Plan, which was completed in 2002, identifies 

approximately 1,921 acres or 13% of the Town as already developed, and only 2,913 

acres or 20% of the total area of Adams as potentially developable.  Several physical 

factors, such as the steepness of remaining developable land, severely limit future 

development in Adams.  Many of the remaining large parcels in Town have physical 

limitations and are further constrained relative to the water supply distribution system.  

Despite their location proximate to public utilities and within the Adams Fire District, the 

present system cannot maintain adequate pressures to provide reliable service to many 

areas of higher elevations on the east and west sides of Town.  Since these are essentially 

the only areas available for new development, future development costs will be higher.  It 

will be critical for the Town to examine ways to overcome these constraints so as not to 

prohibit new residential development. 

 

New housing within the Town of Adams could be provided through the reuse of the 

McDermid Mill, the Old Stone Mill, Curtis Fine Papers, and other underutilized mill 

buildings in order to increase housing opportunities within walking distance to downtown 

and with access to the Hoosic River and Ashuwillticook Rail Trail.  In addition, the 

redevelopment of vacant or underutilized upper floors on Park Street, Summer Street and 

along the Route 8 Corridor could increase the number and quality of housing units within 

Town. 
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Scenic Views along the Byway 

There are a number of scenic vistas along the Byway that were identified as outstanding 

during the visual assessment.  These scenic views are noted with a viewshed icon on the 

Open Space Map at the back of this chapter.  The areas with panoramic or medium range 

views have also been noted and are discussed below.  Further discussion of the scenic 

views along the Byway appears in the Scenic Resources Chapter of this plan.   

 

Several factors were considered when assessing the scenic qualities of a medium- or 

long-range vista or roadway corridor.  Medium and long-range vistas are more 

breathtaking when they contain both an expansive field of view and depth of view.  The 

field of view is the horizontal width of the view, while the depth of view is how far away 

one can see.  Contrast and focal points are elements that add interest to what is being 

seen.  Contrast means the differences seen in the vista, such as landscape differences.  

Focal points are elements in the landscape that draw the eye.   

 

Along much of the Byway, the rolling farmland, stonewalls, and wooded forests are 

important features of route. These are important viewsheds to protect.  The quaint, 

historic nature of the village centers along the route are also vital to the nature of the 

Byway.  This historic character of this area should be considered for future rehabilitation 

and infill as development is planned and developed.  

 

 A view of Route 116 in Sunderland from the Mount Sugarloaf Reservation. 
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Tools and Strategies to Preserve the Scenic Byway Resources 

This section provides an overview of tools and strategies that can be used by towns and 

regional organizations to help preserve historic, scenic, and open space resources and 

enhance tourism along the Route 116 Scenic Byway.  The strategies fall into four 

categories:  land protection, historic preservation restrictions, funding programs, and 

zoning and other town bylaws.   

 

Land Protection 
 

Conservation Restrictions (CR) 

Scenic, open space, forest, and agricultural resources can be protected through the use of 

conservation restrictions.  A conservation restriction is a legally binding agreement 

between the landowner and a government agency or qualified conservation organization, 

such as a land trust, that places constraints on the use of a property in order to protect its 

scenic or open space values.  With a conservation restriction, land uses are typically 

limited to forestry, farming, and/or passive recreational activities, and development is 

prohibited except if it is related to those uses (such as a barn for farming purposes).  

Scenic easements and conservation restrictions can be donated or sold by a landowner.  A 

donation of such a scenic easement can yield a significant tax benefit.  The Federal 

Scenic Byway program can provide funding for acquisition of scenic easements from 

willing property owners. 

 

Agricultural Preservation Restriction (APR) Program  

The Agricultural Preservation Restriction (APR) Program protects prime farmland from 

development.  The APR Program is a voluntary program that offers a non-development 

alternative to farmers and other owners of prime agricultural land and other farmland of 

statewide importance that are faced with a decision regarding the future use and 

disposition of their farms.  The program offers to pay farmers the difference between the 

"development value" and the "agricultural value" of their farmland in exchange for a 

permanent deed restriction which precludes any use of the property that will have a 

negative impact on its agricultural viability.  The APR Program is run through the 

Massachusetts Department of Agricultural Resources.   

 

Chapter 61 Programs 

Parcels enrolled in the property tax abatement programs under Chapter 61 of the 

Massachusetts General Laws are temporarily protected from development.  The Chapter 

61 programs offer landowners reduced local property taxes in return for maintaining land 

in productive forestry, agricultural or open space or passive recreational use for a certain 

period of time, usually at least 10 years.  One important feature of the Chapter 61 

programs is that they offer towns the opportunity to protect land permanently if land that 

has been enrolled in programs is being sold or converted to another use, and will leave 

Chapter 61.  The town where the parcel is located has a 120-day period during which it 

can exercise, or assign, its right of first refusal to purchase the property at fair market 

value or meet the conversion price offer, and preserve it permanently.   

 

file://Frcog1/Public/apr/index.htm
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Historic Preservation 
 

Historic Preservation Restrictions 

A preservation restriction is a mechanism that is used to preserve a property’s historic 

character.  It is a legally binding agreement that is used to protect historic resources, such 

as historically significant buildings, landscape features or landscape areas.  Preservation 

restrictions can be written to list the specific features of the historic property to be 

protected.  Preservation restrictions are enabled under Massachusetts General Law 

Chapter 184 Sections 31-34.  The preservation restriction must be held by a government 

or non-profit.  Preservation restrictions are recorded in the local Registry of Deeds.  The 

preservation restriction ensures that the specified features of the historic property will not 

be altered in the future and will be preserved for future generations. 

 
Sources of Funding  

 

Community Preservation Act (CPA)  

Signed into law in 2000, the Massachusetts Community Preservation Act (M.G.L., 

Chapter 44B), gives communities a funding source to preserve open space and historic 

resources, create affordable housing, and develop outdoor recreational facilities.   

Municipalities adopt the Community Preservation Act (CPA) on a local basis, through a 

ballot referendum.  Communities that approve the CPA can impose a property tax 

surcharge of up to 3%.  The funds collected through this surcharge are set aside in a local 

Community Preservation Fund.  The state provides an annual match distribution that also 

goes into this fund.  Monies accrued in this fund are to be spent on historic resources, 

open space, affordable housing, and recreational lands, with at least 10% of the annual 

receipts going toward each of the first three categories.  This spending can be deferred 

until needed.  Up to 5% annually can be allocated for administrative and operating 

expenses of the community preservation committee.  The community determines how it 

would like to distribute the balance of funds to any or a combination of the categories, 

including recreational lands.  For the first six years of the program, from 2002 through 

2007, the State CPA Trust Fund match distribution rate was 100%.  As more 

communities adopted the CPA and the economy slowed, the match distribution rate fell 

in recent years to below 30%. This distribution, however, should rise dramatically in the 

Fall of 2013 with the addition of $25 million from the state's FY13 budget surplus. This 

additional funding was approved by the state legislature in July 2012, as part of an overall 

update to CPA.  As of December 2012, the following towns along the Byway have 

adopted the CPA: Sunderland, Deerfield, Whately, and Conway.   

 

LAND - Local Acquisitions for Natural Diversity Grant Program (formerly called Self-

Help Program) 

Provides grant assistance to city and town conservation commissions for the acquisition 

of open space for conservation and passive recreation purposes.  The program is 

administered by the Executive Office of Energy and Environmental Affairs (EEA).  The 

LAND Program helps preserve lands and waters in their natural state and the program 

offers funding to preserve areas that contain unique natural, historical or cultural features 

or extensive water resources.  The program encourages compatible passive outdoor 

Source:  Yaro, et al, 1988. 

 

http://www.communitypreservation.org/content/advocacy
http://www.communitypreservation.org/content/advocacy
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recreational uses such as hiking, fishing, hunting, cross-country skiing, and wildlife 

observation.  General public access must be allowed, and the Town must have an up to 

date Open Space and Recreation Plan to apply.  The LAND Program pays for up to 80% 

of a municipality’s costs for the acquisition of land, or a partial interest (such as a 

conservation restriction), and ancillary land acquisition costs.  The grants range in size 

from $75,000 to $500,000. 

 

Parkland Acquisitions and Renovations for Communities (PARC) (formerly the Urban 

Self-Help Program) 

Provides grant assistance to cities and towns to acquire parkland, develop new parks, or 

renovate existing outdoor public recreation facilities.  The program is also administered 

by the Executive Office of Energy and Environmental Affairs (EEA).  Any city or town 

with a population of 35,000 or more, or any city regardless of size, which has an 

authorized park or recreation commission, is eligible to participate.  Grants can also be 

issued to smaller communities for projects that have regional or statewide significance.  

Projects for outdoor recreation purposes, whether active or passive in nature, are 

considered for funding.  Grants are available for the acquisition of land and the 

construction, restoration, or rehabilitation of land for park and outdoor recreation 

purposes such as athletic playing fields, playgrounds, game courts, and swimming pools.  

Access by the general public must be allowed and the Town must have an up to date 

Open Space and Recreation Plan.  The grants reimburse a significant portion of total 

project costs.  The grants range in size from $50,000 to $500,000. 

 

Massachusetts Recreational Trails Grants Program  

The Recreational Trails Program provides grants ranging from $2,000 to $50,000 on a 

reimbursement basis for a variety of trail protection, construction, and stewardship 

projects throughout Massachusetts.  It is part of the national Recreational Trails Program, 

which is funded through the Federal Highway Administration (FHWA).  Funds are 

disbursed to each state to develop and maintain recreational trails and trail-related 

facilities for both non-motorized and motorized recreational trail uses.  In Massachusetts, 

funds are administered by the Department of Conservation and Recreation (DCR), in 

partnership with the Massachusetts Recreational Trails Advisory Board.  Eighty percent 

of the project costs are reimbursed to grantees, but at least 20% of the total project value 

must come from other sources. 

Brownfields Assistance 

There are a number of programs to assist in the cleanup and redevelopment of 

brownfields sites.  Both of the communities along the Scenic Byway contain properties 

that have been identified as brownfields, with most of these brownfields being located in 

or near historic town centers where industries were traditionally located.  Brownfield 

cleanup is regulated in Massachusetts under Massachusetts General Law, Chapter 21E.  

In 1998, the State Legislature amended Chapter 21E to establish significant liability relief 

to encourage the redevelopment of brownfield sites, while ensuring that the 

Commonwealth’s environmental standards are met.  The Massachusetts Department of 

Environmental Protection (DEP) administers the State’s cleanup laws and regulations.  

DEP offers technical assistance for the cleanup of brownfields sites.   
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The Berkshire Regional Planning Commission (BRPC), the Pioneer Valley Planning 

Commission (PVPC), and the Franklin Regional Council of Governments (FRCOG) 

coordinate a regional Brownfields Site Assessment Program for Berkshire and Franklin 

County funded through the Environmental Protection Agency.  In addition to the Site 

Assessment Program, both agencies coordinate a Rural Brownfields Clean-up Revolving 

Loan Fund to help fund brownfields clean-up and redevelopment activities.  The program 

could be of particular benefit to downtowns that have historic mill buildings which are 

vacant or underutitilized and could be redeveloped.  The restoration and reuse of these 

structures is important for the Byway.   

 

MassWorks Infrastructure Program 

The MassWorks Infrastructure Program consolidates six public infrastructure grant 

programs (Public Works Economic Development (PWED) Grants, Community 

Development Action Grant (CDAG), Growth District Initiative (GDI) Grants, 

Massachusetts Opportunity Relocation and Expansion Program (MORE), Small Town 

Rural Assistance Program (STRAP), and the Transit Oriented Development (TOD) Grant 

Program) formerly administered by different agencies into one administrative program 

under the Executive Office of Housing and Community Development.  The program 

provides grant funding for publicly owned infrastructure including, but not limited to 

sewers, utility extensions, streets, roads, curb-cuts, parking facilities, site preparation, 

demolition, pedestrian walkways, streetscape, and water treatment systems.  Guidelines 

and requirements for applying for grants under the new program are currently being 

developed.   

 

Community Development Block Grant Program (CDBG) 

The Community Development Block Grant (CDBG) program is a federally funded, 

competitive grant program run through the Massachusetts Department of Housing and 

Community Development that is designed to help small cities and towns meet a broad 

range of needs.  Eligible CDBG projects include, but are not limited to, business 

assistance, infrastructure, community/public facilities, housing rehabilitation or 

development, and downtown revitalization.  Communities may apply for funds on behalf 

of a specific developer or property owner, and may apply regionally with one lead 

community.   

  

Expedited Permitting Process 

In 2006, the State Legislature enacted regulations (Massachusetts General Laws, Chapter 

43D) to support an expedited and streamlined municipal permit process for targeted 

economic development projects.  An established, predictable local permitting process is 

considered advantageous by potential developers.  For towns that choose to enact 

“Expedited Local Permitting”, this program gives them the ability to promote 

commercial/industrial development on pre-approved parcels, known as “Priority 

Development Sites,” by offering an expedited, streamlined local permitting process.  The 

goal is to create a transparent and efficient municipal process, which guarantees local 

permitting decisions on designated “Priority Development Sites” within 180 days.  This 

requires the coordination of municipal staff and town boards including the Planning 
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Board, Zoning Board of Appeal, Conservation Commission, Fire Chief, the Historic 

Commission, and Board of Health.   

 

Eligible “Priority Development Sites” are sites that have been identified and approved by 

the town with permission from the property owner(s) that are in a commercial, industrial 

or mixed use zone and can accommodate the development or re-development of a 

building(s) of at least 50,000 square feet.  Communities with “Priority Development 

Sites” will receive priority consideration for economic development grant programs such 

as the MassWorks Infrastructure Program and brownfields funding.  The BRPC and the 

FRCOG provide technical assistance to towns exploring designation through “Expedited 

Permitting (Chapter 43D).  The Town of Deerfield, with the FRCOG’s assistance, has 

designated a Priority Development Sites in South Deerfield, which is located within the 

Byway area.  The site is the former Oxford Foods Site. The BRPC is currently assisting 

the Town of Adams in the development of identified Priority Development Sites. 

 

Local Bylaws and Zoning Options 
 

Corridor Overlay District 

Scenic Byway communities may consider the creation of a zoning district that overlays 

the Byway corridor.  Uses underlying the corridor district would continue to be allowed, 

but new development would be required to meet additional design standards.  These 

standards could limit the amount of lot clearing, call for maintaining roadside vegetation 

and trees, favor curved over straight driveways, limit the size and color of large 

commercial buildings and storage facilities, keep exterior lighting to a minimum, and 

introduce special regulations for signs within the district.  Additional requirements could 

include the identification of existing scenic vistas from the Byway and proposed 

measures to avoid impacting those vistas, such as locating buildings, structures, and 

power lines out of the sightway.  Performance incentives could be developed to allow an 

increase in use, density, or other bonuses if a developer meets or exceeds the design 

standards of the bylaw.   

 

Local Historic Districts 

A local historic district is established and administered by a community to protect the 

distinctive characteristics of important areas, and to encourage new structural designs that 

are compatible with the area's historic setting.  Prior to the establishment of a local 

historic district, a district study committee is appointed to conduct a survey of the area 

and to prepare a preliminary report for local and state review.  A final report is then 

submitted to the local governing body for approval of the local historic district ordinance 

or by-law.  Once a local historic district is established, a local historic district commission 

is appointed to review all applications for exterior changes to properties within the 

district.  This design review process assures that changes to properties will not detract 

from the district's historic character.  The review criteria are determined by each city and 

town and are specific to each local historic district. 
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Architectural Preservation Districts (also referred to as Neighborhood Conservation 

Districts)  

An architectural preservation district is a defined area in which additions, major 

alterations, demolition and new construction are reviewed.  An architectural preservation 

district bylaw protects the overall character of an area by regulating major alterations and 

demolitions, and by ensuring that new construction is completed in keeping (scale, 

massing, street pattern, setback and materials) of the existing buildings.  An architectural 

preservation district is an alternative to a local historic district for areas where some 

alterations have already occurred but protection of the overall scale, streetscape and 

historic buildings is a priority. 

 

Village Center Zoning 

The creation of village center zoning districts helps direct future growth and development 

to those areas and therefore helps preserve rural and open space areas elsewhere.  Village 

center districts are usually established in existing villages, or in other parts of town that 

have the infrastructure (water, sewer, roads, etc.) to support more development.  Village 

center districts typically have higher densities (smaller lot sizes and frontage) and 

encourage more intensive residential uses, such as multi-family homes, and commercial 

uses to locate in the village centers instead of elsewhere in town.   

 

Growth in village centers is also promoted through flag lot provisions which allow 

development on lots without the standard required frontage behind existing development 

in areas with sewer and water service.  Another important provision is a waiver of lot size 

and front setback requirements, in older neighborhoods where many properties do not 

meet the standards.  Adams, Deerfield, and Sunderland has village center zoning in its 

downtown that allows for greater densities and a mix of uses.   

 

Open Space Residential Development 

Open space residential developments (OSRD) can help preserve open space and reduce 

residential development costs.  In OSRDs, homes are built on smaller than regular lots in 

exchange for some of the remaining area being set-aside as protected open space and the 

clustering of homes helps preserve open space and natural resources.  Many of the 

communities along the Byway have adopted provisions to allow OSRD.   

 

Sign Regulations 

Most of the communities along the Scenic Byway have sign regulations in place.  Sign 

regulations can be incorporated into a community’s zoning bylaws or general bylaws.  

The sign regulations in each community could be reviewed to see if they should be 

strengthened to protect the community character overall and the scenic character of the 

Byway corridor specifically.  One option could be to have more detailed regulations and 

design guidelines for signs within a Byway corridor overlay district to help enhance the 

Scenic Byway.  A community could also have different sign limits in rural zoning 

districts than in commercial areas.   
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Lighting Regulations 

Communities can establish regulations regarding external lighting to help preserve rural 

and scenic character.  Regulations can be designed to address the brightness, color, and 

height of external lighting and can also call for lighting fixtures to project light downward 

to limit their impact on neighboring properties, on the night sky, and on night flying 

insects.  There can also be design guidelines for lighting fixtures in local historic districts 

or as part of Site Plan Review.   

 

Phased Growth Bylaw 

Phased growth bylaws limit the number of homes that are allowed to be built each year.  

The purpose of a phased growth bylaw is to help ensure that growth does not strain a 

community’s ability to provide basic public facilities and services, to provide towns with 

time to incorporate growth into a master plan and regulations for the community, and to 

preserve and enhance existing community character.  Under a 2004 Massachusetts 

Supreme Court decision for a case in Hadley (Zuckerman v.  Town of Hadley), phased 

growth bylaws are not allowed for an indefinite period of time, but are permissible 

temporarily while a town develops a plan to prepare for future growth.  Several of the 

towns along the Byway, such as Deerfield and Sunderland, have Phased Growth 

regulations in place in their zoning bylaws.  

 

Issues and Recommendations 

Issues 
 

 There are areas along the Byway that have outstanding scenic qualities or valuable 

natural resources that are not permanently protected as open space, forest, or 

farmland.  Ridgelines, in particular, may be subject to pressures for the development 

of telecommunications infrastructure, wind turbines, or residential development.     

 

 Zoning bylaws vary by community along the Byway and there is potential for towns 

to consider adopting additional zoning regulations to help protect resources and 

support appropriate economic development.   

 

 Approval not required (ANR) residential development along the side of the road is of 

concern in regard to maintaining scenic, historic, and natural character of the Byway 

in some areas.  

 

 Historic resources and properties along the Byway are an important part of the 

Byway’s character, and may need additional resources for protection, restoration, 

and/or maintenance.   

 

 Open Space and Recreation and other important local planning documents should be 

updated and kept current. 
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 Agricultural and forestry-related businesses are an important part of the economies of 

all of the Byway towns. These businesses would benefit from increased marketing.  

 

Recommendations 
 

 Seek funding to purchase conservation restrictions and/or Agricultural Preservation 

Restrictions for land from willing property owners in important scenic and natural 

areas. 

 Enhance the public visibility of agricultural and forestry businesses in the Byway 

towns and promote the purchase of local forest and farm products. 

 Pursue funding to assist property owners with restoration and rehabilitation projects 

for historic and architecturally significant buildings. 

 Support the efforts of Byway towns to create National Historic Districts in their 

village centers or other significant historic areas. 

 Encourage appropriate and sustainable economic development where wanted by 

towns.   

 Support the review and revision of local zoning bylaws to enhance and protect the 

character and resources of the Scenic Byway corridor.   

 Encourage commercial establishments to have signage, external lighting, building 

characteristics, and landscaping that complement the scenic, historic, and natural 

characteristics of the Byway.   

 Pursue options to preserve and promote historic resources along the Route 116 Scenic 

Byway, such as the development of architectural guidelines for historic structures to 

assist property owners when completing historic renovation or restoration projects. 
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