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1.0	 Introduction	

This study focuses on the feasibility of adaptively reusing the former Beech-Nut site which is 
located at the eastern edge of the Village of Canajoharie, Montgomery County, New York. The 
site is generally flat at an elevation of approximately 300 feet above mean sea level, with the 
Mohawk River is just north of the site. The Project Site is directly adjacent to exit 29 of the 
New York State Thruway which is approximately halfway between Utica and Albany on the 
NYS Thruway.  
 
Canajoharie Creek bisects the site from south to north and flows into the Mohawk River. The 
creek separates the site into what is referred to as the East Site and the West Site. The entire 
site is in the 100-year floodplain. The site is accessible from several roadways that run 
through the Mohawk Valley. These roadways include New York State Route 5S, New York 
State Route 10 and New York State Thruway.  

 
In 2011 the Beech-Nut factory relocated to its current facility in Amsterdam, New York, 
approximately 24 miles down the road. This lead to an opportunity for its former site to be 
redeveloped. In 2017, Montgomery County initiated consultation with the New York State 
Office of Parks, Recreation, and Historic Preservation (SHPO) and the Village after the County 
foreclosed on the property, creating the opportunity to begin visioning and planning for 
redevelopment of the iconic site encompassing 26.9 acres. During 2017, the EPA Superfund 
Redevelopment Initiative (SRI) provided reuse planning assistance to engage the community 
in developing a redevelopment vision for the site. The SRI team has worked with Montgomery 
County and the Village of Canajoharie to facilitate reuse discussions with local stakeholders 
including the Village of Canajoharie administrators, the Exit 29 Task Force, the Montgomery 
County Executive office, and local business owners. In addition, the SRI Team facilitated a 
series of public meetings to gather input from over 150 community members. In 2018, a 
Request for Expressions of Interest (RFEI) was issued to identify interested developers or 
potential partners for redevelopment of all or portion of the project site. Some interest was 
expressed by developers subsequent to the issuance of the RFEI. Additionally, in 2018 the 
county received a $6 million grant from the State of New York for site remediation and 
redevelopment. Since then, the site has undergone significant remediation which included 
the demolition and removal of most of the structures on the West side. While undertaking 
remediation efforts, the county identified an interest in understanding what type of 
industries could potentially operate from this site, while being compatible with the Village of 
Canajoharie vision for the site, and the potential for reusing a portion of the site for a 
workforce training center. 
 
This feasibility study considers several factors that will influence and inform the future 
redevelopment of Exit 29 site. These factors include the local sociodemographic profile, 
physical profile of the site (cultural, historic, natural, structural and aesthetic), and potential 
future industrial uses. An overview of the sociodemographic profile of the Village of 
Canajoharie and Montgomery County is provided as a snapshot in time of the 
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sociodemographic fabric in the area. This helps to frame the quality, quantity, and availability 
of the local and regional workforce. This is important in that the social, educational, and 
demographic makeup of a community are factors that can influence the type of 
manufacturing or other industrial uses that may choose to relocate to that community. In 
addition to understanding the community’s current sociodemographic profile, the local 
natural, historic, physical, and aesthetic resources and characteristics captured and profiled. 
This includes a detailed understanding of the Exit 29 site and its relationship to the village, 
the regional transportation system, and the local and regional workforce.  
 
The County has identified a portion of the western part of the site for possible development 
of a Workforce Development Center. The potential adaptive reuse of the buildings on the 
western part of the site will dovetail with the Workforce Development Initiative (WDI), which 
is a New York State program that is vetted through the Regional Economic Development 
Council. For more information go to  https://www.ny.gov/workforcedevelopment. The goal 
of the WDI is to help improve the economic stability of the County through the creation of a 
strategic workforce development plan. The countywide workforce development strategic 
plan will address local employment skill gaps, critical workforce opportunities identified as 
soft skills and the trades using a sector-based approach specifically tailored to the County’s 
needs.  

 
Both Montgomery County and the Village of Canajoharie envision a future where Exit 29 
integrates with the existing fabric of the Village to enhance quality of life, provide jobs, 
increase the tax base, and provide recreational and social benefits for the Village and the 
surrounding Mohawk Valley region. In the interest of meaningful dialogue with community 
members, the County, Village and EDR identified outreach opportunities and various means 
of communication to engage a wide range of stakeholder perspectives. The final Exit 29 Reuse 
Feasibility Study will include strategies for a workforce development center to be potentially 
located at the site.	
 
With knowledge that a light industrial reuse of this site is encouraged, the local zoning 
regulations that control land uses on this site were assessed to determine if they are aligned 
with the village’s redevelopment goals as stated in their 2015 Comprehensive plan and the 
2018 Community Redevelopment Vision. 
 
In addition to understanding the physical aspects of Exit 29 site, we investigated the potential 
for developing a workforce training center on this site as well as identifying six potential 
target industries that could be successful at this site. As a result of this study we determined 
that Site Exit 29 has many unique assets, such as immediate access to/from the NYS Thruway 
and ample municipal sewer and water. It also has some challenges which must be addressed 
for it to be successfully reactivated and contribute to the overall socioeconomic growth of the 
village and county.  
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             Post Card image of Beech-Nut plant along the Erie Canal ca early 1900s. 
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2.0	 Community	Engagement	

2.1. Purpose and Approach 

To ensure an open and transparent public engagement process that assures the opportunity 
for stakeholder involvement throughout this study, a public participation plan was developed 
and followed.  
 

2.2 Key Project Team Partners 

The Project team consisted of Montgomery County, both elected and appointed officials, the 
Village of Canajoharie, Montgomery County Workforce Advisory Committee (MCWAC), and 
project planning consultants Environmental Design & Research (EDR) and E.M. Pemrick and 
Company. In addition to the MCWAC, the Project team worked closely with members from 
the Fulton-Montgomery-Schoharie Counties Workforce Solutions Board as needed.  

 
The County Business Development Center (County) was responsible for the day-to-day 
administration and project management and served as the principal point of contact for all 
inquiries from the community regarding the Project.  The consultant team assisted the County 
throughout the planning process to answer technical questions from the community 
including project stakeholders.  Under the supervision of Ken Rose, the County Economic 
Development Director, the focus of the MCWAC was to, among other things, organize the 
public outreach process and forums that assisted in the information gathering process for the 
Study, as well as review interim drafts and provide input on strategic recommendations. All 
the MCWAC meetings were open to the public. Members of the MCWAC, including members 
from Montgomery County are as follows: 
 

Table	2‐1:		Montgomery	County	Waterfront	Advisory	Committee	
Name	 Representing	
Ken Rose MCWAC Chair, Economic Development Director  
Meghan M. Manion, Esq. Montgomery County Attorney 
Joseph Santangelo Arkell Hall Foundation, Inc., President and CEO 
Janet Stanley Village business owner of Lee’s Shops at Wagner Square 
John Peruzzi Village business owner, Town of Canajoharie Councilor 
Alex Kuttesch Montgomery County, Staff Assistant 
Matthew L. Ossenfort  Montgomery County Executive  
Mayor Jeffrey Baker  Village of Canajoharie  

Josh Hunn 
NYS Department of State, Office of Planning & Development, 
Coastal Resource Specialist 

Jaime Reppert 
NYS Department of State, Office of Planning & Development, 
Coastal Resource Specialist 
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Throughout the course of the project, other agencies and jurisdictional authorities were 
consulted as needed.  These agencies may include, but are not limited to: 
 
 Empire State Development 

Corporation, Mohawk Valley 
Regional Office 

 Fulton-Montgomery-Schoharie 
Workforce Investment Board 

 Herkimer-Madison-Oneida 
Workforce Investment Board 

 Hamilton-Fulton-Montgomery 
BOCES 

 Fulton-Montgomery Community 
College 

 Workforce Development Institute 
 Herkimer Community College 
 SUNY Cobleskill 
 Advanced Institute for 

Manufacturing / Mohawk Valley 
Manufacturing Extension 
Partnership 

 Herkimer County Industrial 
Development Agency 

 Fulton-Montgomery Chamber of 
Commerce

 

2.3 Community Engagement Principles 

2.4 Community Involvement  

This initiative included a short series of specific outreach opportunities designed to inform 
the public of the project purpose and process, and to solicit their feedback on project site 
development opportunities and the proposed recommendations of the Reuse Feasibility 
Study.  As part of our data collection effort, the consultant team conducted several 
stakeholder interviews to obtain first had knowledge of local and regional workforce training 
programs and future needs. In addition to stakeholder interviews, information was 
exchanged during several MCWAC meetings that occurred throughout the project. A series of 
local meetings with members of the village planning and zoning boards, all open to the public, 
were held to review village zoning and land use issues. Zoning and land use issues were 
assessed concurrently while workforce training data was being collected. An assessment of 
the conditions and issues occurred after the relevant data was collected. The preliminary 
findings were shared with the community during a publicly noticed informational meeting. 
 
The public meeting was intended to be held in March, 2020 as an in-person meeting at the 
village offices. Due to the pandemic it was conducted as a virtual meeting and held on July 14, 
2020. The public meeting presented preliminary findings and proposed redevelopment 
concepts and collected feedback relative to the future redevelopment of Exit 29.  A robust 
question and answer session followed the PowerPoint presentation.  
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3.0	 Community	Profile	

3.1 Community Background  

The Village of Canajoharie is comprised of approximately 1.3 square miles of land area, along 
the southern bank of the Mohawk River in the Town of Canajoharie. The Village is within the 
historic Mohawk River valley in the west-central portion of Montgomery County. The valley 
is a historic transportation corridor for travel between numerous Upstate New York 
communities by boat, train and highway. The Village is approximately 215 miles east of 
Buffalo, 80 miles east of Syracuse and 36 miles east of Utica. Canajoharie is also 45 miles west 
of Albany, 150 miles northwest of New York City and 180 miles west of Boston. Both land and 
water-based transportation have played a major role in the history of the area. The northern 
border of the Village follows the Mohawk River.  Montgomery County is one of the six counties 
in the Mohawk Valley Region, in the Eastern Central part of New York State.  
 

Regional map locating Village of Canjoharie

 
The Mohawk Valley Region is a captivating mosaic of historical, natural, and cultural 
resources offering unlimited opportunities for working, learning and recreation.  Much of the 
region was once home to the Mohawk people, who became part of the Haudenasaunee (or 
Iroquois Confederacy) sometime between 1400 and 1600.  Today, the Mohawk people have 
several self-governing settlements in Northern New York, Quebec, and Ontario.  Because the 
Mohawk's were the easternmost tribe in the Confederacy, they were known as the “Keepers 
of the Eastern Door”. During the Revolutionary War, many battles were fought on this 
landscape. Historically, NYS Route 10 has been a critical route connecting the Mohawk Valley 
with Cherry Valley and Cooperstown.  

 
The Mohawk Valley Region encompasses the Mohawk River and is nestled between the 
Adirondack Mountains and Catskill Mountains in New York State. With over 5,882 square 
miles of mostly rural and prime agricultural lands, the Mohawk Valley Region is an important 
agricultural area and includes portions of the heavily forested wilderness areas of the 
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Adirondack Park. Transportation systems have led to the creation and expansion of this 
region. The construction of the Erie Canal system followed by the railroads secured the 
valley’s status as a strategic transportation corridor that brought prosperity and economic 
growth to the Valley during the 19th and 20th centuries.   

 
Montgomery County is comprised of 410 square miles that encompasses 10 towns, 10 
villages, one city and many unincorporated hamlets. The County has a population of 49,258 
according to the most recent 2017 U.S. Census estimates. The roadway network in 
Montgomery County includes New York State Routes 5 and 5S, New York State Thruway (I-
90) from exits 27 (Amsterdam), 28 (Fonda-Fultonville), and 29 (Canajoharie/Palatine 
Bridge), and New York State Routes 10, 30 and 30A. Montgomery County has a strong rural 
culture and agricultural industry that supports everything from organic foods to great wines.  

 
The Village of Canajoharie prospered during the early Erie Canal era, then experienced a 
decline after the closing of the original Erie Canal and due to growing reliance on the railroads 
during the mid-1800s.  The original Erie Canal was located through what is now Erie 
Boulevard in the Village and extended east through the central portion of the Exit 29 
Redevelopment Site.  

 
The Village was also impacted by the development of the New York State Thruway during the 
1950s which in some ways reduced the connectivity of the community with nearby towns 
and villages via what were heavily traveled State and local highways. NYS Route 10 intersects 
with NYS Route 5S in the core of the Village of Canajoharie.  

 
In 2015, the Canajoharie Historic District was added to the National Register of Historic 
Places. The Exit 29 Redevelopment Site is part of the Canajoharie Historic District, that 
encompasses over 800 buildings and sites. Additionally, the Arkell Museum, a nationally 
renowned art museum located just west of the site, recently expanded, creating new gallery 
space, educational and office space, and a storage area.  

3.2 Natural Resources  

The Village of Canajoharie is located in a resource rich area. The Mohawk River/Erie Canal 
runs west to east along the northern edge of the Village. Due to the proximity of the Mohawk 
River, it is a major potential source of flooding for the Village and surrounding areas. The 
Federal Emergency Management Agency (FEMA) designated floodway and floodplains 
extend south of the riverbanks into the Village including downtown and the Exit 29 site. The 
entire Exit 29 site is in the 100-year floodplain as shown on Figure 3-1 Floodplains. The 
Mohawk River is identified as a Class B (protected) Stream by the New York State Department 
of Environmental Conservation NYSDEC. If any work were to potentially impact the river it 
would be considered jurisdictional to both the NYSDEC, the NYS Canal Corporation, and the 
U.S. Army Corps of Engineers (USACOE) and permits would be required from one or all 
agencies.  
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In 2006, the Village experienced a severe flood from the Mohawk River when the water 
overflowed its banks, and floodwaters traveled as far south as the main intersection of Church 
and Main Streets. Extensive damage to many establishments occurred in the Village, including 
the Village offices, police and fire department, wastewater treatment plant, and many other 
businesses and facilities.  

 
In September 2011, Hurricane Irene led to the evacuation of the Village’s municipal building 
and many homes required basement pump outs. Police and fire personnel were used to 
ensure compliance with the closure of the New York State Thruway at Exit 29, re-routing 
traffic through the area. Some local roads were also closed due to floating and deposited 
debris. The Third Avenue Creek culvert that flows into Canajoharie Creek suffered a partial 
collapse under Orchard Street. The culvert collapse caused localized damage. In September 
2011, during Tropical Storm Lee, the Village again had to evacuate its municipal buildings. 
Many local roads were closed due to flooding and debris. The Village's wastewater treatment 
plant suffered equipment losses (electrical outlets, sludge pump motors, trash pump, stored 
copper wiring and a pickup truck was destroyed). In addition, the Village had to replace 
insulation on waterlines crossing the Canajoharie Creek, suspended under Mill Street Bridge, 
that were damaged by floodwaters.  

 
The Canajoharie Creek runs south to north through the Village and bisects the Exit 29 site 
between eastern and western portions. The Creek empties into the Mohawk River just north 
of the Thruway near Riverfront Park. Canajoharie Creek also includes Canajoharie Falls and 
Gorge at the southern end of the Village.  During the flooding events in 2006 and 2011, 
Riverfront Park also experienced some damage to floating docks and silt deposition. 
Additionally, there are some wetlands along the northwestern edge of the Village within the 
designated floodplain of the Mohawk River.   

3.3 Cultural Resources  

The Village of Canajoharie is home to many cultural assets including historical landmarks and 
buildings. According to the New York State Historic Preservation Office (SHPO) Cultural 
Resource Information System (CRIS), buildings listed on the National Register with historical 
significance in the Village of Canajoharie include: Van Alstyne House, United States 
Canajoharie Post Office, West Hill School, and the Bragdon Lipe House. The Village of 
Canajoharie also is recognized as being a part of the New York State Barge Canal Historic 
District, and the Canajoharie Historic District that was established in 2015. The former Beech-
Nut Facility site at Exit 29 is also specifically located in the Canajoharie Historic District.  The 
Village is also part of the Erie Canalway National Heritage Corridor, established in 2000 by 
an act of congress, the corridor encompasses over 200 municipalities along the current and 
historic New York State canal routes.  In Montgomery County and throughout the corridor, 
the canalway is partnering with local, State, Federal, and non-profit agencies to develop a 
kayak water trail and to promote tourism and preservation of historic resources along over 
500 miles of navigable waterways. 
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The Canajoharie Historic District 
encompasses most of the Village. Most of the 
buildings predate World War II, including 
numerous residential properties, brick and 
stone commercial buildings, various civic 
landmarks and several houses of worship as 
well as a “dummy” traffic light. According to 
the Village’s Comprehensive Plan, the 
district documents the settlement, 
development and growth of the community, 
from a small trading post on the Canajoharie 
Creek to a prosperous commercial and 
industrial center during the late nineteenth and twentieth centuries. The district is also 
significant for its association with Beech-Nut Foods that played an important role in the ways 
in which food was processed and marketed in the United States from the 1800s into the mid-
twentieth century. 
 
The Exit 29 Site is also located within the Mohawk Valley Heritage Corridor, which was 
established in 1997 by the New York State Legislature includes eight counties. A Mohawk 
Valley Heritage Corridor Commission (MVHCC) was also established in 1997 with a mission 
“to preserve, promote and celebrate the natural, cultural and historic treasures of the 
Mohawk River Valley, a region designated as a NYS Heritage Area - promoting economic 
growth through the development of a regional heritage tourism industry”. The MVHCC was 
disbanded in 2010.  

 
The CRIS website also indicates that the Exit 29 Site is located within an area of archaeological 
sensitivity.  Redevelopment of the site will require consultation with the State Historic 
Preservation Office to review potential impacts to the NRHP-listed Canajoharie Historic 
District, as well as any potential impacts to previously undiscovered below ground cultural 
resources. The Village does not have a Historic Resources Commission or any historic 
preservation regulations to protect properties that are not listed on the National Register. 

3.4 Economic Resources 

In the mid-1800s, the Erie Canal led to economic success and rapid population growth in 
Canajoharie. During the late 1800s, the Arkell and Smith Sack Factory was a core component 
to industrial growth in the Village. Later in the twentieth century, the Beech Nut factories 
flourished under the direction of the founding president, Barlett Arkell. Economic growth 
detailed in the 2015 Village of Canajoharie’s Comprehensive Plan includes new small retail 
shops in the historic downtown and the renovation and expansion of the Canajoharie Library 
and Arkell Museum, and St. Mary’s Health Clinic. The Village benefits from active farmlands 
that benefit the local economy and ensure the protection of open space while contributing to 
scenic views and the rural character of the Village and Town of Canajoharie. 
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The major employers in the Village are W.W. Custom Clad, Richardson Brands, NBT Bank, 
Liberty Enterprises, St. Mary's Clinic, Caribe Food Corporation, Bassett Clinic and the 
Canajoharie Central School District. Other employment opportunities include small 
businesses (retail stores, restaurants, personal services), professional services (lawyers, 
accountants), medical services (dentists, medical doctors, etc.), and not-for-profit 
organizations (Arkell Hall Foundation and Canajoharie Youth Center). Even with the 
employment opportunities in the Village, many employed residents commute outside of the 
Village for work.  The workforce population is mostly employed in health care, education, and 
manufacturing sectors. Census data indicates there are approximately 828 employed Village 
residents.   

 

Table	3‐1:		Employment	Sectors	

Employment Sectors Village of Canajoharie 
Educational services, and health care 30.8% 
Manufacturing 15.9% 
Retail trade 12.9% 
Transportation and warehousing 6.5% 
Finance and insurance 6.4% 
Construction 6.3% 
Other services 5.2% 
Professional, scientific, and management 4.3% 
Public administration 4.1% 
Arts, entertainment, and recreation 3.6% 
Wholesale trade 2.7% 
Agriculture, forestry, fishing and hunting 1.2% 
Source: U.S. Census, ACS 2013‐2017 Economic Characteristics 

3.5 Demographics 

The Village of Canajoharie has a population of 2,015 (ACS 2017) representing about 4% of 
Montgomery County's population of 49,500 people. The median household income of 
residents in the Village is relatively low ($37,500) compared to both the County ($47,449) 
and New York State ($60,879). An average of 28% of Village residents live below the poverty 
line which is relatively high compared to Montgomery County (20%) and (14%) New York 
State.  

 
The entire Exit 29 Site, as well as the Village of Canajoharie and much of the surrounding area 
within Census Tract 726, is within the Mohawk Valley Federal Opportunity Zone, which is 
one of the 513 Qualified Opportunity Zones across New York State. The 2017 Federal Tax 
Cuts and Jobs Act created the Opportunity Zones program to spur investment in economically 
distressed census tracts such as those that exist in Canajoharie. Opportunity Zones are 
designed to spur economic development by incentivizing development in areas that 
otherwise may have difficulty attracting it. In general, private investments for redevelopment 
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in Opportunity Zones may be eligible for capital gain tax incentives. The focus of Opportunity 
Zones is to stimulate economic development and job creation by incentivizing long-term 
investments. 

 
Educational attainment in the Village of Canajoharie is similar to that of Montgomery County 
and notably low for New York State. Over 82% of residents have received their high school 
diploma but only 15% have obtained their bachelor’s degree. This signifies that there is a lack 
of residents who qualify for jobs that require a bachelor’s degree or higher. 

 

Table	3‐2:	Educational	Attainment	

Demographics Village of Canajoharie Montgomery County 
Population 2,015 49,500 
Median Age 37 41 
Median Household Income  $37,500 $47,449 
Individuals in Poverty 28% 20% 
Unemployment Rate 10.8% 7.3% 
Percent high school graduate or higher 82.6% 85.2% 
Percent bachelor’s degree or higher 15.6% 17.0% 

														Source:	US Census, ACS 2013-2017 Educational Attainment 

3.6 Housing 

The Village has approximately 924 housing units with 53% being owner-occupied and 10% 
vacancy. The cost for renting a house is approximately $677 a month. The median housing 
cost in the Village is $93,700, compared to $99,000 in Montgomery County, and $293,00 for 
the State of New York. Most of the houses in the Village of Canajoharie are extremely old, 
having 63.0% of houses built in 1939 or earlier. The conditions of some single-family houses 
as well as apartment rental units have seriously deteriorated and are detrimentally affecting 
the vitality of the community. Although the need for affordable housing is present in the 
Village, substandard housing is not equivalent to affordable housing. Some of the poorest 
conditions exist in the downtown area along Mill Street, Mohawk Street, and Erie Boulevard.  
 

 
	

	

	

	

	

				Source:	U.S. Census, 2013-2017 ACS Selected Housing Characteristics 

3.7 Recreational Resources  

The Village’s location near the Mohawk River and Erie Canal make the area a prime location 
for many recreational opportunities. The New York State Erie Canalway Trail, now part of the 
Empire State Trail, allows east-west, non-motorized recreational travel through the area. 

Table	3‐3:		Housing	Characteristics	

Housing Village of Canajoharie  
Total housing units 924 
Occupied housing units 836 
Median housing cost $93,700 
Median gross rent $677 
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Local and regional bikers and hikers can navigate the trail which follows the Mohawk River.  
The New York State Canal Corporation and other organizations sponsor the annual Canalway 
Trail Celebration. This weeklong Canalway biking event has annually brought thousands of 
visitors to the area and specifically directly into Canajoharie. Aside from the scenic views that 
the Mohawk River and Erie/Barge Canal provide, both waterways add a recreational value to 
residents and visitors. Fishing and boating opportunities are easily accessible along the 
Mohawk River, for example from Riverfront Park near Canajoharie Creek.  These recreational 
facilities add great value to the local recreational tourism economy. 

  
 

NYS Route 5, north of the Mohawk River, is also a NYS Designated Scenic Byway. The 
Revolutionary Trail, as it is known, runs east-west between the state capital at Albany and 
the eastern shore of Lake Ontario. As it traverses scenic valleys and woodlands, the route 
offers exceptional museums, historic sites, hiking, picnicking, and cycling opportunities.  

 
The Village has three parks that offer recreational opportunities to both visitors and 
residents.    These are described below: 
 
Riverfront	Park	
This park offers a wonderful gateway to the Village for boaters on the Mohawk River. As a 
popular local and regional attraction, Riverfront Park is comprised of over 4.3 acres with a 
gazebo, picnic facilities, fishing opportunities, and boat docks.   
 
Wintergreen	Park	
This park is located south of the Mohawk River off Old Sharon Road, with over 78 acres that 
feature cross-country ski trails, recreational hiking trails, a scenic overlook of Canajoharie 
Falls, a playground, a softball field, horseshoe pits, shuffle board, volley ball courts, bathroom 
facilities, and picnic facilities with large barbecue pits and a pavilion that can accommodate 
approximately 200 people. The park is divided into three levels, the middle level has a large 
playground and picnic area with a pavilion and the lower level offers an expansive green lawn 
that leads to Canajoharie Creek. There are picnic tables for visitors to enjoy the Creek and 
swimming or wading in the Creek is permitted within 300 ft of the unsafe Canajoharie Falls.  

 
White	Park		
This park is located at the corner of Montgomery and Moyer Streets. It is quite different than 
the other parks, in that it sits below grade from the street with trees along with Canajoharie 
Creek running along its western side. It contains a blacktop basketball court. This park can 
serve as a downtown park with playground and picnic facilities.  

3.8 Community Services and Facilities  

Community facilities in the Village of Canajoharie include the Canajoharie Police Department, 
Fire Department and the Canajoharie School District. The Canajoharie Police Department 
provides police protection services to residents, businesses, and visitors to the Village. The 
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police department is located on Erie Boulevard approximately 800 feet west of the Exit 29 
Site. The Police Department shares the same location with the Village offices and the 
Canajoharie Fire Department. The Canajoharie Fire Department is a first response unit with 
basic life-support capacity. The Fire Department is a volunteer run organization that provides 
services to the Village of Canajoharie and the hamlet of Palatine Bridge as well as portions of 
the Towns of Canajoharie, Palatine Bridge, and Root and 19 miles of the New York State 
Thruway.  

 
The Canajoharie Central School District serves students in the Village and Town of 
Canajoharie, hamlet of Palatine Bridge, and the towns of Palatine and Root and parts of the 
towns of Charleston and Minden. The district has three school buildings that include East Hill 
Elementary, Middle School, and Canajoharie Senior High School. All school buildings are 
located within the Village. 
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4.0	 Site	Reconnaissance		

4.1 Project Boundary  

The Exit 29 redevelopment site is a 26.90-acre site in the Village of Canajoharie at Exit 29 of 
the New York State Thruway (I-90). The property (Tax ID Number 63.14-1-9.1) is located at 
68 Church Street in the Village of Canajoharie. The site is the former Beech-Nut food 
processing facility that ceased operations at the location in 2010. For planning purposes, the 
site is descriptively subdivided into an East and West side, with Canajoharie Creek dividing 
these two subareas. The extent of the Exit 29 site is shown below in red, noting however, that 
more structures on the eastern portion of the site have since been demolished and do not 
exist as portrayed in this aerial photograph. The site is located just south of the Thruway and 
west of the Exit 29 interchange. 

 

 
Former Beech-Nut facility at Thruway Exit 29. 

4.2 Ownership of Lands  

Montgomery County took title to the site in 2017 to facilitate its demolition, clean-up and 
future redevelopment. Prior to demolition more than 35 connecting structures, varying in 
age, character and condition remained on the property. Buildings west of Canajoharie Creek 
housed food production and administration offices. Buildings east of the creek housed 
warehouses. The buildings and structures on site also vary in size and height and have not 
been maintained since Beech-Nut operations ceased in 2010.  
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4.3 Structures Adjacent to Site 

The entire Exit 29 site both east and west of Canajoharie Creek is listed in the State and 
National Register of Historic Places as part of the Canajoharie Historic District. Because of 
this listing, structures adjacent to the site are also considered to be historically important 
especially those located along Church Street directly west of the site and those along East 
Main Street south of the site as shown below.  
 
In 2017 Montgomery County initiated consultation with the New York State Historic 
Preservation Office (SHPO) to determine the historic importance of the buildings on site prior 
to demolition. Buildings 17 and 21 facing Church Street on the western side of the site are 
considered to have historic facades. In 2018, Montgomery County, the Village of Canajoharie 
and SHPO agreed to a set of stipulations regarding the potential rehabilitation and/or 
selective demolition of structures on the site. Essentially it was agreed, in addition to other 
steps such as documenting historical architectural features and maintaining the Warren 
Truss access bridge that crosses Canajoharie Creek, there would be continued review and 
approval of any rehabilitation and/or selective demolition efforts on the historic buildings 
located on the west side of the Canajoharie Creek.  
 
The SHPO concurred with the County that the structures on the east site (highlighted below) 
were highly deteriorated and may not be reusable. Although there may be opportunities for 
adaptive reuse of Buildings 17 and 21, further investigation of the structural integrity of these 
buildings is necessary to determine the feasibility for their reuse and redevelopment.   

 

 
Image of former Beech-Nut facility. 
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4.4 Above and Below Ground Infrastructure 

The Exit 29 site is served by both public water and sewer available from the Village of 
Canajoharie. The Village draws its water supply from a 40-acre reservoir in Ephratah, New 
York, approximately 10 miles from the water filtration facility located off NYS Route 10 in 
Palatine Bridge. The capacity of the facility is above current demand and in 2012, the Village 
signed a contract with OG Roxanne, LLC located in Johnstown to sell 600,000 gallons per day 
to supply their spring water bottling plant that was constructed in 2013, shortly after the 
Beech-Nut factory closed in 2010. The sale of this raw water has helped the Village make up 
for some of the loss of water that was used by Beech-Nut.  

 
High volume water infrastructure was developed to support Beech-Nut’s former operations 
and remains in place for potential new industrial or other uses at the site. This includes access 
to the Village’s 93 million-gallon reservoir capacity. Existing infrastructure capacity includes 
2 million gallons of water per day at the site that can be increased to 2.5 million gallons.  
 
The Village owns the wastewater treatment facility located on the bank of the Mohawk River 
just north of the site. Initial operation of the facility began in 1978 and was upgraded twice 
by the village since then. Upgrades included the establishment of two wastewater plants to 
adequately serve the village and wastewater requirements from local industrial facilities that 
at the time included the Beech-Nut facility. Improvements of the electrical system for the 
entire facility were also completed. Primary access to the wastewater treatment plant is from 
the west along Church Street and then along Incinerator Road crossing a bridge over 
Canajoharie Creek to the facility. The bridge is in disrepair and use is limited. The facility can 
handle a Biological Oxygen Demand (BOD) load of 10,580 lbs. per day. The facility’s current 
discharge permit with the NYSDEC allows for 2.8 million gallons daily.  

 
The site is also served by electric and natural gas utilities. National Grid is the utility provider 
for the property and Village. The entire village is serviced with a 4.8kV overhead system, but 
the Exit 29 site is served with a 13.2kV circuit.  

 
Existing drainage lines, stormwater management, and utilities have been terminated on site. 
Such infrastructure is also assumed to be located internal to and beneath the existing 
concrete slabs that remain on site where warehouses were demolished on the eastern side of 
the site.   

4. 5 Transportation Systems 

The site is located at the northeastern portion of the Village of Canajoharie directly west and 
adjacent to Exit 29 of the Thruway. Primary access to the site is provided by the Thruway as 
well as several connecting State routes including NYS Route 5 (Grand Street) in Palatine 
Bridge just north of the Mohawk River, NYS Route 5S (East Main Street) just south of the Exit 
29 site and NYS Route 10 (Church Street) just west of the site.  
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NYS Route 10 and NYS Route 5S lead to two transition points relative to the regional 
transportation network. Both routes provide entrance to the Thruway (off NYS Route 5S) and the 
Canajoharie-Palatine Bridge (NYS Route 10 bridge) over the Mohawk River. Consequently, the 
Village of Canajoharie experiences more traffic along NYS Routes 10 and 5S than the local 
population would otherwise generate because these routes collect traffic from throughout the 
Mohawk Valley Region.  
NYS Route 10 is a primary north-south route connecting the Mohawk Valley with the Cherry 
Valley, Sharon Springs, Cooperstown and other regionally significant destinations south of 
the Village. NYS Routes 5 and 5S are primary east-west routes through the Mohawk Valley 
along both banks of the Mohawk River. The historic crossroads of NYS Route 10 and NYS 
Route 5S is located at the intersection of Church Street and Main Street in the Village of 
Canajoharie. 

 
The street grid in the Village is influenced by historic land use development and natural 
features. Church and Main Streets are two of the original streets in the historic village. Both 
streets are narrow two-lane roads with on-street parking, curbs, sidewalks, and buildings (of 
significant historic value) framing the street. The central intersection in the Village is at 
Church and Main streets. This intersection is also the center of the central business district 
and a pivotal intersection for regional travelers that may coming or going to the NYS Thruway 
or destinations north or south of Canajoharie. 

 
Local vehicular circulation and accessibility in and around the Exit 29 site and portions of 
downtown Canajoharie are especially constrained by the River, Canajoharie Creek and 
existing development. These constraints are compounded by narrow streets and tight 
corners that significantly limit travel for large and oversized trucks which has created traffic 
flow and pedestrian safety issues over the years within the Village.  There is only one 
vehicular and pedestrian bridge crossing over the Mohawk River from Canajoharie. The next 
bridge is either 3 miles west in Fort Plain or 11 miles east in Fultonville.  

 
The most recent available Annual	Average Daily Traffic (AADT) volume estimates from the 
NYS Department of Transportation in 2017 indicate nearly 8,300 vehicles per day on NYS 
Route 10 (Church Street) near the Exit 29 site between Erie Boulevard to Incinerator Road, 
of which an estimated 5.6 percent is truck traffic.  On Church Street between NYS Route 5S to 
Erie Boulevard the estimate drops slightly to an AADT of approximately 7,300 vehicles per 
day and an estimated 3.5 percent trucks. Westbound trucks from the Thruway on East Main 
Street are restricted from turning right (northbound) on to Church Street due to the tight 
corners of the intersection. Trucks must travel farther west a couple of blocks through 
downtown and return eastbound along Erie Boulevard to Church Street and then northbound 
across the Mohawk River.  

 
Traffic volumes along NYS Route 5 near NYS Route 10 north of the River are estimated at an 
AADT of approximately 7,700 vehicles per day and 6.7 percent trucks. Volumes along NYS 
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Route 5S (Main Street) between Church Street and the Thruway entrance/exit are estimated 
at approximately 5,200 vehicles per day and 9.9 percent trucks.  
 

The Exit 29 site is highly visible from several nearby State, County and local 
Village streets including those roadways previously identified as access 
routes. It is also important to note that NYS Route 5 is a NYS Designated Scenic 
Byway. The Revolutionary Trail, as it is known, runs east-west between the 
state capital at Albany and the eastern shore of Lake Ontario. As mentioned 

previously NYS Route 5 traverses scenic valleys and woodlands, the route offers exceptional 
museums, historic sites, hiking, picnicking, and cycling.  
 
Public bus service in the Exit 29 area is available but limited. In 2008 the Montgomery Area 
Xpress (MAX) Bus Service was established to provide service primarily among destinations 
within the County and connections to other providers, such as Brown Coach Commuter 
Transportation, and to other cities such as Albany. MAX provides services during weekdays 
between 5 am and 5 pm. Most routes follow NYS Route 5 and 5S. According to the County’s 
2015 Transportation Plan, MAX was primarily intended to serve the travel needs of 
manufacturing and warehouse employees across the County. The only MAX bus stop location 
in Canajoharie is at the Village parking lot at 80 Mohawk Street.   

 
Train service in the area is available at the Amtrak station in the City of Amsterdam. Air 
service is provided at the Albany International Airport in Albany.  
 
Two additional transportation related facilities are important to note as well. This includes 
the Empire State Trail (formerly known as the Erie Canalway Trail) that runs east west just 
south of the Exit 29 site and south of and parallel to East Main Street. This is a multi-use 
pathway that is part of the State’s trail system that by 2021 will eventually run over 700 miles 
across New York State. The trail is along an abandoned railroad right-of-way and provides 
clear views to the Exit 29 site and towards the Mohawk River. The second facility to note is 
the State’s designated Bike Route 5 that runs along NYS Route 5S just south of Exit 29.  

4. 6 Adjacent Land and Water Uses  

The distribution of land and water use in the Village has essentially remained the same for 
many decades. Industrial and commercial uses remain centrally located along the river valley 
in the Village due to the historical development of the transportation networks (water and 
land) established over the last 100 years. The most significant change over the last two 
decades is perhaps the relocation of the Beech-Nut food processing facility out of the Village, 
to a new location farther east in Montgomery County in the Town of Florida in 2010. 
Otherwise, industrial and commercial uses remain the same primarily due to the 
transportation networks remaining the same. The transportation networks follow the 
Mohawk River Valley corridor, leaving commerce dependent upon the main transportation 
routes that include the waterway, highways and rail networks.  
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The Exit 29 site has a relatively unique setting in the Village of Canajoharie especially given that 
it is among the largest and most visible properties in the community. Various types of land and 
water uses surround the site. To the north lies the Mohawk River, the NYS Thruway (I-90), NYS 
Route 5 north of the river and the Village of Palatine Bridge. Land use on the north side of the 
river includes commercial businesses along NYS Route 5, scattered residential, woodland and 
active farmlands. Agriculture dominates the land use north of the river as topography changes 
from the river valley to wooded hillsides and farmland to the north.  

 
The Mohawk River is part of the historic Erie Canal/Barge Canal System and the State’s 
Canalway System that stretches 535 miles across Upstate New York. The Canalway system is 
predominantly used for recreational boating although some commercial shipping via barge 
traffic still occurs. The River is flanked by active railroad use along the north bank and the 
Empire State Canalway recreational trails along NYS Route 5S in Canajoharie.  

 
Riverfront Park (shown in the lower 
right of the photo to the left) is located 
at the mouth of Canajoharie Creek 
along the Mohawk River. The Village 
Park provides public fishing access to 
the river and floating docks for small 
boats. The County conducted a 
feasibility study to determine if 
extending Canajoharie Creek towards 
Church Street to create boat docking 
area and possible marina. A concept 
plan for the reconstruction of 
Canajoharie Creek was developed and 

illustrated the possibility of extending the creek so that boaters along the Mohawk River can 
dock in the village for a visit. 

 
West of the Exit 29 site is the Village’s downtown business area. This area includes the majority 
of local employment opportunities near the site. Uses include Village services (Village offices, 
police and fire), Arkell Museum and Canajoharie Library, numerous small commercial 
businesses and professional services. Richardson Brands and other large employers are located 
south of the River. Many businesses are housed in historic buildings that comprise the 
Canajoharie Historic District that is listed on the National Register of Historic Places.  West of 
downtown Canajoharie land use becomes less intense and is mostly scattered residential uses 
and agriculture.  

 
South of the Exit 29 site land use is predominantly residential neighborhoods with significant 
open space areas along Canajoharie Creek such as the Canajoharie Gorge and Wintergreen 
Park. Farther south topography gets more complex and increases in elevation. Residential use 
in the central and southern portions of the Village is more scattered and is mostly a mix of rural 
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residences, wooded hillsides, and active farmland including pasture. Similarly, land use east of 
the site includes mostly agricultural use, rural residences and scattered hamlets.  

4.7 Soil and Core Sampling  

Native soils on site have been highly disturbed, removed or paved over due to over a century 
of industrial development. Exposed soils are limited to landscaped lawn areas, for example 
along Church Street, as well as small areas along East Main Street, the western slope of 
Canajoharie Creek, and along the perimeter of the property. Massive concrete slabs remain 
on eastern portions of the site that served as the foundations for the previously demolished 
warehouse structures. It is assumed that these concrete slabs contain steel beams and 
various utility lines that were terminated prior to demolition. Buildings on the east side 
contain basements, walkways and tunnels.  
 
The opportunity may exist that the concrete slabs on the east side of the site as well as 
building foundations and basements on the west side can be used as fill materials to raise the 
level of the site above floodplain elevations, preliminarily estimated to be approximately 3 
feet above existing grade to essentially floodproof new buildings. Existing slabs and 
foundations would require fracture and crushing to provide suitable fill. The site will then 
need to be entirely regraded to raise the site above flood elevations. The opportunity to use 
on site material for fill could eliminate the need to import vast quantities of off-site fill at 
considerable cost savings.  
 
Detailed contamination studies and geotechnical investigations, for example as part of a 
brownfield clean-up, have not been conducted. Also, the detailed make-up and structural 
integrity of the concrete slabs on site and subsurface conditions are not known. Geotechnical 
investigations and core sampling are necessary to determine subsurface conditions and the 
contents of the concrete slabs to determine their feasibility as fill material.  

4.8 Topography and Hydrology 

Montgomery County is located within the Mohawk Valley physiographic province. Elevations 
rise quickly from the Mohawk River Valley to the hills both north and south of the river. The 
valley averages approximately 1,000 feet in total width. Total topographic relief of 
Montgomery County is approximately 1,215 feet, but elevations within the Mohawk River 
Valley generally are less than 500 feet above mean sea level. Elevations within the Village of 
Canajoharie rise to about 400 feet towards the southern portion of the community and then 
to as high as 800 feet well south and southeast of the Village. Similar elevations exist north of 
the River. It is the combination of increasing elevations and active farmlands that lack 
intervening vegetation or structures that allows for the Exit 29 site to be visible from 
numerous vantage points to the north and south.  
 
The Exit 29 site is generally flat to slightly sloping to the north at an elevation of 
approximately 300 feet above mean sea level. The Mohawk River is approximately 300 feet 
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north of the site and flows from west to east to the Hudson River near Albany, approximately 
45 miles away. All of Montgomery County, including the Exit 29 site, is located within the 
Mohawk River Watershed with a drainage area of approximately 3,460 square miles.  
 
Numerous creeks and smaller streams flow into the Mohawk River from the surrounding 
hills. Major tributaries of the Mohawk River include Schoharie Creek, Canajoharie Creek, and 
Otsquago Creek. Canajoharie Creek bisects the Exit 29 site from south to north and flows into 
the Mohawk River just north of the site Canajoharie Creek separates the site into what is 
referred to as the East Site and the West Site. Areas of exposed Canajoharie shale exist along 
the creek and can be seen from various vantage points on the site.  
 
The entire site is within the floodplains of the Mohawk River and has been prone to major 
flooding, such as the flood in 2006 that caused significant damage to the area and downtown 
Canajoharie. The entire site is in the 100-year (1% annual) floodplain, and new construction 
will require elevating the site to meet updated floodplain regulations. Much of downtown 
Canajoharie is also within the 500-year (0.2% annual) floodplain as shown on the FEMA 
floodplain map of the area below.  
 
In 2006, the Village experienced severe flooding from the Mohawk River when the water 
overflowed its banks, and floodwaters traveled as far south as the main intersection of Church 
and Main Streets. Extensive damage occurred to many establishments in the Village, including 
the Village offices, police department, wastewater treatment plant, and many other 
businesses and facilities. Sections of the NYS Thruway were also affected by floodwaters.  
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Image of FEMA floodplain area which includes Exit 29 site. 

 

 

 

 

 

 

 

 

 

 

4.9 View Corridors 

The Exit 29 site is highly visible from nearby vantage points along the NYS Thruway, as well 
as the Mohawk River, NYS Route 5 (a NYS Designated Scenic Byway) and Palatine Bridge 
north of the river, and NYS Route 5S south of the site. Visibility along the Thruway to the west 
of the site extends approximately one-quarter to one-half mile for eastbound traffic. Visibility 
along the Thruway east of the site extends somewhat farther for westbound traffic between 
one-half to three-quarters of a mile. Views may be intermittently screened by local changes 
in topography, existing vegetation and structures. Similar views to the site occur along the 
Mohawk River and locations immediately north of the river. 
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As explained previously the increased elevation of hills to the north and south also provide 
views to the site from local roadways, scattered residences and farmland particularly where 
vegetation is not screening the site. In some locations these views from elevated areas may 
extend for more than one mile from the north or south of the Village.  
 
Exit 29 site is also visible from numerous local streets and building locations in and around 
the Village of Canajoharie. These views include businesses and residences located downtown 
and neighborhoods south of the site. Depending on the extent of buildings and structures to 
be demolished on site, most importantly those buildings along Church Street, the resulting 
views could extend across the entire site between downtown locations and the NYS Thruway 
Exit 29. Important views to the site exist from the west including many buildings along 
Church Street, including but not limited to the Arkell Museum and other locations near the 
intersection of Main Street and Church Street. 

4.10 Current Zoning and Other Land Use Regulations 

Current Zoning 
The Exit 29 site is currently zoned as M-1 Manufacturing according to the Village Zoning Map 
provided below. The Village of Canajoharie’s zoning code (Chapter 157 of Village Code) is 
based on traditional Euclidian-based zoning that addresses land uses allowed in designated 
zoning districts (https://ecode360.com/CA0018). Each district has specific dimensional 
controls on permitted uses. The zoning districts specify regulations (e.g. permitted uses, yard 
setback distances, and building bulk requirements such as height) that apply uniformly to all 
property within the same zoning district.  
 
Traditional zoning ensures consistent application of regulations, but one of its drawbacks is 
conformity in appearance and the inability to deviate from district requirements without 
seeking an area or use variance from the Village. Therefore, traditional zoning may not easily 
accommodate innovative types or styles of development that may be considered in the future 
for the Exit 29 site, especially where mixed-use projects are proposed and if the project does 
not conform to district regulations. Traditional zoning may also prohibit or at least impede 
site-specific responses to on-site conditions, such as reuse of buildings or the ability to 
mitigate off-site impacts, for example visual impacts. 
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The Village is divided into the following zoning districts: 
R-1 Residential 
R-2 Residential 
R-3 Residential 
A Agricultural 
C-1 Commercial 
C-2 Commercial 
M-1 Manufacturing 
P-H Planned Historical  

 
 

 

 

 

 

Planned development districts are a viable alternative to meet the specific needs of a 
proposed development, especially where unique site conditions exist, or if a proposed 
development project requires innovative site design or development solutions. Village of 
Canajoharie zoning allows for the following Planned Development Districts (PDD) under 
Article IV of the zoning code which results in some flexibility regarding potential project and 
site design and development. These districts include: 
 
PDR Planned Residential 
PDB Planned Business 
PDC Planned Commercial 
PDM Planned Manufacturing 
PRD Planned Recreational 
 
Uses allowed under §157‐13.	M‐1	Manufacturing	District of the Village’s current zoning 
code include: 
 

(1) Uses permitted in the C-2 Commercial District (see below) 
(2) Lumber, feed or fuel sales or storage 
(3) Manufacture, assembly, processing or treatment of the following: 

(a) Textiles, leather or plastics 
(b) Candy or cosmetics 
(c) Pharmaceutical or food products 
(d) Electrical, precision, surgical, dental or musical instruments 
(e) Toys or novelties 
(f) Paper, plastic, metal, stone or wood products from previously prepared materials 
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(g) Asphaltic concrete 
(h) Warehousing and distribution 
(i) Laundry or dry-cleaning plants 
(j) Development or research centers 
(k) Machine shops 
(l) Welding or metal-craft shops 
(m) Accessory buildings or uses 
(n) Business signs 

 
Under §	157‐12.	C‐2	Commercial	District the following buildings and uses are permitted: 
 

A. Permitted uses. 
(1) Uses regularly permitted in the C-1 Commercial District (see below) 
(2) Drive-in food service establishments 
(3) Laundry or dry-cleaning shops 
(4) Fruit or vegetable markets 
(5) Farm implement sales or service 
(6) Public garages 
(7) Heating, plumbing, air-conditioning, electrical, cabinet or similar hand-

fabrication shops 
(8) Printing or publishing establishments 
(9) Public-utility stations, structures or uses 
(10) Radio, television or household appliance sales or service 
(11) Commercial recreation, including golf driving ranges, miniature golf, par-3 golf, 

trampoline centers or amusement parks 
(12) Customary accessory uses 
(13) Animal hospitals, commercial kennels or animal pounds 
(14) Business signs 
 

B. Permitted uses upon issuance of a special permit by the Board of Appeals. 
(1) Truck terminals. 
(2) Offices of physicians, dentists and attorneys at law. 
 

Under §	157‐11.	C‐1	Commercial	District the following buildings and uses are permitted: 
 

A. Permitted uses. 
(1) Retail stores 
(2) Banks and savings or loan institutions 
(3) Restaurants or other places for serving food or beverages 
(4) Motels of hotels 
(5) Personal services, such as barber shops, beauty parlors, tailors or shoe-repair 

shops 
(6) Coin-operated laundries or dry cleaners or pick-up stations 
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(7) Household appliance sales or services 
(8) Funeral homes 
(9) Social, recreational or fraternal clubs or ski lodges 
(10) Business or professional offices 
(11) Municipal or public -utility structures or uses 
(12) Automobile, boat, mobile home or trailer sales or rental, including accessory 

service 
(13) Bowling alleys, or theaters 
(14) Customary accessory buildings or uses. 
(15) Business signs 
 

B. Permitted uses as a special exception by the Board of Appeals 
(1) Drive-in food service establishments 
(2) Gasoline service stations 
(3) Commercial recreation, including golf driving ranges, miniature golf, par-3 golf 

courses or trampoline centers 
C. Uses prohibited shall be residential apartments on the first floor of structures in said C-

1 Commercial District. 
 
Special Use Permit and Variances 
 
Under Article XI of Village Code, the Board of Appeals is authorized to grant special permits 
as well as area and use variances. Section	157‐36 of the Code states that the Board of Appeals 
shall have all the powers and duties prescribed by law as follows: 
 
A. Interpretation. 

Upon appeal from a decision of the Code Enforcement Officer to decide any question 
involving the interpretation of any provision of this chapter, including determination of 
the exact location of any district boundary if there is uncertainty with respect thereto. 
 

B. Special permits. 
 
(1) To issue special permits for any of the uses for which this chapter requires the 

obtaining of such permits from the Board of Appeals. 
(2) No such special permit shall be granted by the Board of Appeals unless it finds that 

the use for which such permit is sought will not, in the circumstances of the particular 
case and under any conditions that the Board considers to be necessary or desirable, 
be injurious to the neighborhood or otherwise detrimental to the public welfare. A 
site plan must be submitted to the Board of Appeals prior to the issuance of a special 
exception permit.  

 
The Board of Appeals shall find that:  
 



  Site Reconnaissance 

Exit 29 Site Reuse Analysis and Feasibility Study  27 

(a) It is reasonably necessary for the public health or general interest or welfare. 
(b) It is appropriately located with respect to transportation facilities, water supply, fire 

and police protection, waste disposal and similar facilities. 
(c) The off-street parking spaces required are adequate to handle expected use. 
(d) Neighborhood character and surrounding property values are reasonably 

safeguarded. 
(e) Use thereof will not cause undue traffic congestion or create a traffic hazard. 
 

C. Variances.  
To grant use and area variances in accordance with the provisions of Village Law §	7‐
712‐b.		

 
Section	157‐37 states that every appeal or application shall refer to the specific provisions 
of this chapter involved and shall exactly set forth the interpretation that is claimed, the use 
for which the special permit is sought or the details of the variance that is applied for and the 
grounds on which it is claimed that the variance should be granted. Every decision of the 
Board of Appeals shall be by resolution, each of which shall contain a full record of the 
findings of the Board in the particular case. Each such resolution shall be filed in the office of 
the Village Clerk by case number under one or another of the following headings: 
interpretations, special permits, or variances; together with all documents pertaining to the 
appeal or application. The Board of Appeals shall notify the Village Board of each special 
permit and each variance granted.  

 
Site Plan Review 
 
The Village also established Site Plan Review under Local Law No. 1-2009 as adopted by the 
Board of Trustees in May 2009. Site Plan Review requirements are identified in Chapter 124 
of the Village Code. Site Plan review and approval will be required for future redevelopment 
activities at the Exit 29 site. Site Plan review procedures are the responsibility of the Village 
Planning Board that makes recommendations to the Village Board of Trustees for approval, 
conditional approval, or disapproval of proposed site plan applications.  

 
Uses and actions subject to major site plan approval and minor site plan approval under  
§	124‐4	include: 
 

A. Major site plan approval by the Village Board of Trustees shall be required for the 
following uses and actions: 
(1) Any new construction, enlargement of, or addition to a nonresidential building. 
(2) A change of use in which a change in the nonresidential building footprint is also 

proposed. 
(3) Proposed new roads and driveways, and changes to existing roads and driveways 

that access property other than single-family residential property. 
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(4) The new construction of a multifamily, with four units or more, residential 
structure. 

(5) Any clearing, grading and filling of 15% (measured in acreage) or more of the total 
parcel. 

 
B. Minor site plan approval by the Village Planning Board shall be required in all 

residential districts for the following uses and actions: 
(1) Any new construction or enlargement of a single-family or two- or three-unit 

residential structure, residential accessory structure, or driveway construction or 
alteration. 

 
Preliminary site plan review process and procedures for major site plans	are identified under 
§	124‐9,	Subsection A. Subsection B provides a list of attributes and details for review of 
preliminary site plans that includes, but is not limited to pedestrian and vehicular access and 
circulation, parking site layout, building design, visual screening, prevention of flooding and 
erosion, historic quality, protection of adjacent properties from objectionable features, 
preservation of scenic views, signage, open space, water and sewer, impacts on adjacent land 
use, historic resources, fire protection, environmental issues, conformance with the Village 
Comprehensive Plan, and other elements related to health, safety and general welfare of the 
Village of Canajoharie. Sections 124-10 and 124-11 address Final Site Plan Approval and 
Compliance with the State Environmental Quality Review Act (SEQRA), respectively.  
 

4.11 Environmental and Hazardous Materials and Abatement Status 

The Exit 29 site has been undergoing various studies and environmental clean-up. Phase I 
and Phase II Environmental Site Assessments were facilitated by the EPA and are complete. 
The environmental assessments did not raise significant red flags or restrictions regarding 
contamination that would limit redevelopment. The EPA and Montgomery County worked 
together in early 2018 to remove asbestos contaminated debris piles from the eastern 
portion of the site.  

 
The warehouse buildings that previously existed east of Canajoharie Creek posed serious 
safety risks based on site studies. Grant funding was secured by the County to begin 
demolition of many of the buildings on the east side of the site that were considered unsafe 
The County identified the structures that presented the most imminent risk, and those were 
prioritized for demolition that begin in the fall of 2018. 
 
Buildings located on the Exit 29 site west of Canajoharie Creek that still remain are presently 
undergoing environmental clean-up and abatement. Above ground storage tanks and 
equipment that may have contained miscellaneous hazardous materials, such as oils, have 
already been removed. Clean-up will be completed prior to any further building demolition 
on site.  Precautions are being taken to prevent potentially hazardous materials from entering 
the environment including local waterways, for example through the sealing of floor drains 
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and sealing building envelopes prior to material removal and demolition.

4.12 Analysis of Site Constraints, Needs and Opportunities  

Montgomery County and the Village of Canajoharie are considering viable strategies and 
alternatives for creative reuse and redevelopment of the Exit 29 site. Mixed-use development 
in some form would be considered favorably for at least a portion of the site, preferably on 
the west side adjacent to downtown Canajoharie where new development could complement 
existing uses and businesses. 

 
Three goals for redevelopment of the site have been identified as follows: 
 
1. Maximizing the redevelopment of the site while maintaining access and connections to 
 the Village of Canajoharie and surrounding areas. 
2. Attracting businesses and residents who desire to live and participate in the community. 
3. Celebrating the historical setting of the Village and recognizing the iconic influence of 

Beech-Nut and the Erie Canal. 
 
Development objectives include: 
 
1. Providing flexibility and diversity in uses for end-users by transforming the site in ways 

that respect the historic context of Canajoharie and its location along the Erie Canalway 
National Heritage Corridor. 

2. Incorporating site design features, building scale and architectural treatments that 
blend well with the historic fabric of the Village.  

3. Enhancing physical and visual connections between the site and downtown Canajoharie 
including significant nearby resources such as the Arkell Museum and the Mohawk 
River. 

4. Reclaiming public access and enjoyment of Canajoharie Creek. 
5. Benefitting from the site’s strategic location along major transportation routes.  
 
In consideration of these development goals and objectives it is necessary to summarize and 
understand the key constraints and opportunities associated with redevelopment of the Exit 
29 site. The following is provided in no specific order of importance or priority for 
implementation at this time. 

 
Opportunities, Constraints, and Needs  
 
 As stated previously the entire Exit 29 Site, as well as the Village of Canajoharie and much 

of the surrounding area within Census Tract 726, is within the Mohawk Valley Federal 
Opportunity Zone. The Federal Tax Cuts and Jobs Act created the Opportunity Zones 
program to spur investment in economically distressed census tracts such as exists in 
Canajoharie. This development incentive reduces capital gains taxes for individuals and 
businesses who invest in qualified opportunity zones and may be an important incentive 
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for development of Exit 29. Such capital investment would work to strengthen the 
connections from the waterfront to the Empire State trail and other recreational facilities 
in the village  
 

 The Village of Canajoharie is rich with access to natural resources such as Canajoharie 
Creek and Mohawk River. There is strong opportunity for the development of waterside 
boating facilities, such as a marina, in or adjacent to this site. Development of public 
amenities and access to these natural resources could enhance the overall redevelopment 
of this site. 

 
 The site is served by important water and wastewater utilities through the Village of 

Canajoharie. The Village upgraded the capacity of both water and wastewater 
infrastructure in the past to serve the industrial, commercial and mixed-use needs of 
future development. Utilities have been terminated on site, but access exists along off-site 
rights-of-way that are adjacent to the site.  

 
 The site has significant transportation access from the NYS Thruway (I-90) as well as NYS 

Routes 5, 5S and 10 to the north, south and west, respectively. These roadways are well 
maintained and under the jurisdiction of the Thruway Authority and NYS Department of 
Transportation. These state authorities/agencies are potentially important stakeholders 
and should be consulted further with respect to site development needs including site 
access and capacity. Preliminary conversations have occurred with both agencies about 
the possibility of extending Erie Boulevard from downtown Canajoharie through the 
central portion of the site to Exit 29 at the Thruway. The Erie Boulevard extension would 
help resolve the current issues associated with heavy truck traffic travelling between the 
Thruway and downtown Canajoharie.  

 
 A significant constraint is the site’s location within the 100-year floodplain of the Mohawk 

River. Undoubtedly, any redevelopment proposal must address this fact and essentially 
floodproof future buildings on the site. Creative solutions to this issue will be encouraged. 
Certain uses, such as parking areas and open space can be located within the floodplain 
without impacting flood storage capacity. It is possible to use existing below or ground 
level floors for functions that do not put people, machinery, or critical infrastructure at 
risk of receiving flood waters. Additionally, some existing materials such as concrete slabs 
and building foundations on site can be recycled as fill materials, if necessary, to elevate 
the site in lieu of importing considerable amounts of off-site materials. Geotechnical 
investigations and core sampling will be needed to determine the suitability for of any 
recommended solution to the floodproofing the site.  

 
 The site is currently zoned M-1 Manufacturing according to §157-13 of the Village Zoning 

ordinance. The M-1 zoning district does not restrict undesirable development from 
occurring nor does it encourage appropriate development compatible with the Village’s 
Comprehensive Plan. Therefore, the current M-1 Manufacturing District should be 
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amended to allow appropriate land uses. Although a Planned Development District 
Manufacturing under §157-15 Planned Development District can be approved for the Exit 
29 site, §157-15 does not include mixed-use forms of development. Therefore, amending 
§157-15 Planned Development District, or adding a new Mixed-Use District to allow a 
mixed-use category was deemed necessary and is currently underway.   

 
 Additional amendments to other sections of the Code of the Village of Canajoharie may be 

needed to incentivize appropriate land uses, set development standards, and encourage 
uses that are compatible with the Village’s historic characteristics. Specific 
recommendations for amending zoning and other land use regulations and procedures 
under the Village Code are discussed in subsequent sections of this report. 

 
 The Village established site plan review procedures in 2009 that would apply to future 

development of Exit 29. The Site Plan Process appears to be comprehensive and 
addresses many of the most important issues that may be associated with future 
development of the site including design considerations such as building design, site 
layout and compatibility with the historic character of the Village. Some procedural 
modifications and clarification of roles and responsibilities under the site plan process as 
well as the review and approval process for special use permits seems necessary.  

 
 The Village also has performance standards, §157-25.1 Environmental Performance 

Standards, that may be applicable to the site plan application process, but the 
performance standards need to be reviewed and clarified as necessary to avoid confusion 
about roles and procedures and duplication of efforts regarding the site plan review 
process. For example, the landscaping standards contained under the performance 
standards section may be more appropriate to consider as a subsection of site plan 
review.  

 
 The village is faced with concerns regarding the quality of much of its older stock housing. 

Improvement of the quality of affordable housing within the village would meet some 
existing housing needs, but could also encourage new employers and employees to 
relocate to the village infusing the community with fresh social and economic energy. 
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5.0	 Workforce	Development	Center	Feasibility	Assessment	

5.1 Introduction 

As part of the comprehensive analysis of redevelopment and reuse potential for the Exit 29 
Site,  this feasibility study was conducted to determine whether part of the former Beech-Nut 
site could be used to establish a workforce development facility aimed at addressing the 
training needs of employers, with a possible focus on the manufacturing sector.    
 
The methodology for this feasibility study included: 

 

 Research on skills gaps and labor shortages in specific industries; 
 An inventory of existing education and training programs for careers in advanced 

manufacturing, distribution, and construction (skilled trades); 
 Interviews with potential partners and tenants, such as educational institutions, 

workforce development agencies, and employers; 
 Case studies on comparable workforce development centers; and 
 Recommendations based on the study findings.   

 

The Northland Workforce Training Center (NWTC) in Buffalo was identified by County 
leaders as a potential model for the facility.  One of the signature projects funded by the state’s 
Buffalo Billion Initiative, the NWTC concept grew out of a regional strategy that recognized 
preparation of the workforce as critical to economic development.  The training center, which 
opened in October 2018, offers for-credit certificate and degree programs in the advanced 
manufacturing and energy sectors, connecting trainees with opportunities for career 
advancement and economic sustainability.  The NWTC also provides wraparound support 
services and career coaching to prepare students for success.   

5.2 Industry Overview 

According to the U.S. Bureau of Labor 
Statistics (BLS), the manufacturing sector 
employs approximately 12.6 million 
people in the U.S., including nearly 
442,000 in New York State.  Nationally, 
manufacturing accounts for roughly 10% 
of all private-sector employment; in 1990, 
about one of every four jobs in the U.S. was 
in manufacturing.    

   

While	manufacturing	has	not	disappeared	
from	the	Mohawk	Valley,	it	has	changed	
dramatically,	both	in	terms	of	use	of	ever	
expanding	technology	and	the	need	for	
a	skilled	workforce,	a	workforce	well	
versed	in	science,	technology,	engineering	
and	math	skills.	

-  Mohawk Valley Advanced Manufacturing  

Development Plan (2018) 
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The use of advanced technology is rapidly changing the manufacturing workplace.  Despite 
predictions that the new technologies would eliminate the need for labor, national studies 
reveal a widening skills gap and a surplus of job openings in the manufacturing sector.  As of 
July 2019, there were 513,000 job openings in U.S. manufacturing.  The skills gap is projected 
to leave an estimated 2.4 million positions unfilled between 2018 and 2028.1   The labor 
shortages are attributed to several factors:  a growing number of baby boomer retirements; 
negative perceptions of manufacturing and blue-collar work among students and their 
parents; the continued economic expansion and historically low unemployment rates; and 
shifts in the types of skills that employees need.  With automation, manufacturing workers 
are being asked to perform more complex tasks that require critical thinking and problem-
solving skills in addition to specific technical, engineering, or programming skills.  

 

Other industries like warehousing and distribution (logistics) and construction are also 
experiencing shortages.  The BLS projects that employment in the warehousing and storage 
subsector will grow by 15% between 2018 and 2028, three times the rate of growth projected 
for all industries during that time.  The demand for logistics workers is being driven by the 
rapid rise of e-commerce.  Investing in more automation can help mitigate the scarcity of 
labor by increasing productivity, but skilled employees will still be needed to program, 
maintain, repair, and operate the technology. 

 

In the construction sector, the shortage of skilled workers is driving up development costs 
and making it difficult for projects to be completed on time.  Workers in the building trades, 
such as plumbers and electricians, are needed not only for new construction but also for 
maintaining, repairing, and replacing existing buildings and infrastructure.  There were 
460,000 job openings in the U.S. construction industry as of July 2019, according to the BLS.  
Companies are introducing new technologies to increase productivity; they are even testing 
robotics.  However, there are many hurdles that must addressed before these technologies 
are ready for commercial use, and it is unclear whether they will be widely adopted by 
contractors, most of which are small businesses.2  

 

A December 2018 report by the Conference Board, a business research organization, notes 
that companies are having more difficulty filling so-called “blue-collar” jobs than professional 
positions that require a bachelor’s degree.  (The Society of Human Resource Management, a 
professional human resources membership association, defines a blue-collar job as involving 
“skilled or unskilled labor requiring an associate degree or less education.  Blue-collar 
workers are typically paid by the hour… [and the work] tends to be more manual in nature.”3)  
A big part of the problem is the stigma associated with manual labor among young adults – 

 
1 2018 Deloitte and The Manufacturing Institute Skills Gap and Future of Work Study.  Retrieved at 
https://documents.deloitte.com/insights/2018DeloitteSkillsGapFoWManufacturing. 
2  Juliette Cilia, “The Construction Labor Shortage:  Will Developers Deploy Robotics?”  Forbes, July 31, 2019.  
Retrieved at https://www.forbes.com/sites/columbiabusinessschool/2019/07/31/the-construction-labor-
shortage-will-developers-deploy-robotics/#7ed458c71988. 
3  Dana Wilkie, “The Blue-Collar Drought,” HRMagazine, Spring 2019.  Retrieved at https://www.shrm.org/hr-
today/news/all-things-work/pages/the-blue-collar-drought.aspx. 
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even though blue-collar jobs today require much more technological expertise than in the 
past.      

 

Within this national context, the workforce challenges facing employers in Montgomery 
County and the Mohawk Valley are not entirely unexpected.  Jobs in manufacturing as well as 
logistics are prolific locally.  As shown in Table 5-1 below, the manufacturing sector in 
Montgomery County employs approximately 3,200 workers at 61 companies; 25% have at 
least 50 employees, while 15% have at least 100.   The jobs are heavily concentrated in food, 
metals and aluminum, printing, wood products, and textiles and textile products industries.  
Despite a nearly 30% decline in the number of manufacturing jobs in the County since 2000, 
the sector’s share of total private employment, 19%, is nearly twice the national average.   

 

Table	5‐1:		Local/Regional	Manufacturing	

 Montgomery 
County 

FMS LWIA Mohawk Valley 
Region 

Manufacturing jobs 3,231 5,360 17,792 
Manufacturing employers 61 151 494 
 % with 50-99 employees 10% 9% 9% 
 % with 100+ employees 15% 10% 9% 

Source:  NYS Department of Labor, Quarterly Census of Employment and Wages, 2018. 

       

Montgomery County is part of two defined regions:  the Fulton-Montgomery-Schoharie Local 
Workforce Investment Area (FMS LWIA), the geography to which federal Workforce 
Innovation and Opportunity Act funds are allocated in response to the needs of workers and 
employers; and the six-county Mohawk Valley region, comprised of Fulton, Herkimer, 
Montgomery, Oneida, Otsego, and Schoharie counties, used by New York State for economic 
development planning and administration.  Manufacturing employs about 5,400 workers in 
the FMS LWIA and nearly 18,000 in the Mohawk Valley.   

 

While substantial, these numbers are well below those in the service area for the Northland 
Workforce Development Center in Buffalo.  The Western New York region has approximately 
65,000 employees in 1,600 manufacturing establishments, with 52,000 workers employed 
by 1,300 companies in Erie and Niagara Counties alone.  The Western New York Local 
Workforce Development Board’s 2017 Regional Workforce Plan indicates that 
manufacturing “has experienced growth for the first time in decades. While the total amount 
of growth may be small, opportunities exist across the skilled trades and production 
occupations due to the rapidly aging workforce.”4  It has been reported that more than 
20,000 advanced manufacturing jobs will be available in Western New York in the next 10 
years. 

 

Ten-year industry projections (2016-2026) prepared by the NYS Department of Labor for the 
Mohawk Valley indicate that manufacturing employment will decline less than 2% (a net loss 

 
4  Retrieved at https://labor.ny.gov/workforcenypartners/wioa/pdf/regional_plans/western_region_rp.pdf. 
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of 290 jobs) over the next decade.  However, five industry segments - food, beverage, wood 
products, fabricated metals, and electrical equipment – are expected to grow.  Montgomery 
County accounts for an above-average share of the region’s food processing and wood 
products manufacturing employment. 

 

There is no single industry classification for the logistics and distribution industry.  According 
to the NYS Department of Labor, Montgomery County has about 1,400 employees in 
wholesale trade and warehousing and storage combined (Table 5-2).  This does not include 
jobs in segments of the transportation sector, such as freight transportation and packing and 
crating.  (It also does not include an estimated 400 jobs at the new Dollar General distribution 
center in Amsterdam.) 

  

Table	5‐2:		Local/Regional	Logistics	and	Distribution	

 Montgomery 
County 

FMS LWIA Mohawk Valley 
Region 

Logistics and distribution jobs 1,419 3,726 8,587 
Logistics and distribution 
employers 47 123 427 

 % with 50-99 employees 0% 2% 4% 
 % with 100+ employees 4% 4% 3% 
Source:		NYS	Department	of	Labor,	Quarterly	Census	of	Employment	and	Wages,	2018.	

 

Ten-year projections for the Mohawk Valley forecast a 3% decline in wholesale employment 
by 2026. In contrast – and consistent with national trends – warehousing and storage jobs in 
the region are projected to increase 19%.   

 

Local and regional employment in the construction industry is modest relative to other, more 
urban locations, with approximately 600 in Montgomery County, 1,500 in the FMS LWIA, and 
5,000 in the Mohawk Valley as a whole.  In comparison, the Capital Region has nearly 22,000 
construction workers.  Most construction companies in the Mohawk Valley are small; only a 
handful have more than 50 employees.  Ten-year projections indicate that construction 
employment in the Mohawk Valley region will increase 5% by 2026, slightly less than the 8% 
forecast for all industries. 

5.3 Workforce Needs and Challenges 

To better understand skill deficiencies, labor shortages, and other barriers to employee 
recruitment and retention, we reviewed several plans and studies developed by the two 
Workforce Development Boards in the region.  The Mohawk	Valley	Advanced	Manufacturing	
Development	Plan, completed in 2018 based on input from employers, educators, and other 
stakeholders, was especially pertinent.  In addition, interviews were conducted with the 
directors of the Fulton-Montgomery-Schoharie (FMS) and Herkimer-Madison-Oneida (HMO) 
Workforce Development Boards, educators, business leaders, and organizations that 
regularly engage with employers.  Their input is incorporated below. 
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Workers in occupational categories that are customarily found in manufacturing, logistics 
and distribution, and construction were identified as being in short supply locally and 
regionally.  They included:   

  

 Mechanical, Electrical, and Industrial Engineers.  The demand for engineers across an array 
of industries has resulted in a considerable competition for talent. Companies in Montgomery 
County report that they often compete with large employers in the Capital Region, like 
GlobalFoundries and General Electric, that can offer higher wages and more options.  Unlike 
the other occupations experiencing shortages, engineers are expected to have a bachelor’s 
degree; engineering	technicians, however, may require only an associate degree.   
 

 Production Workers.  Production occupations include assemblers, fabricators, machine 
operators, sorters, and inspectors, and make up a large proportion of manufacturing 
employment; in fact, of the top 10 occupations in manufacturing statewide, 6 are in this 
category.  Machinists, welders, and computer‐controlled	machine	tool	operators are designated 
as high-priority5 or demand occupations in the FMS LWIA, as well as the HMO LWIA.   
 

 Maintenance and Repair Technicians.  Installation, maintenance, and repair occupations are 
represented in a wide range of industries.  Most do not require a college degree but may 
require an associate degree and extensive on-the-job training.  Specific labor shortages in this 
occupational category include heavy	equipment	technicians, truck	mechanics	and	diesel	engine	
specialists, and automotive	 service	 technicians.  In addition, heating,	 air	 conditioning,	 and	
refrigeration	 technicians and helpers‐‐installation,	 maintenance,	 and	 repair	 workers are 
designated as high-priority occupations in both the FMS and HMO LWIAs.   
 

 Building Trades.  The skilled trades are among the construction and extraction occupations. 
As with maintenance and repair technicians, a college degree is not needed for most jobs, but 
on-the-job training or an apprenticeship may be necessary.  Carpenters are high-priority in 
both the FMS and HMO LWIAs; electricians are listed as a medium-priority occupation in the 
FMS LWIA and a high-priority occupation in the HMO LWIA. 
 

 Truck Drivers.  There have been numerous reports of a nationwide shortage of truck drivers 
in the last few years.  The BLS has concluded that these reports are overblown, suggesting 
instead that the shortages are primarily in reference to long-haul trucking.  Heavy	and	tractor‐
trailer	truck	drivers are listed as a high-priority occupation in the HMO LWIA. 

 

Notably, many of these occupations in demand pay above-average wages.  In the Mohawk 
Valley, the median wage for Welders, for instance, is $38,910 annually (Table 5-3), nearly 
10% more than the median for all occupations, while Engineering Technicians earn as much 

 
5 High-priority occupations are job categories that are in demand by employers and likely to offer higher 
wages.  They are identified to align regional education and training investments with workforce needs. 
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as 65% above average.  Some economists have used the term opportunity	occupations	to refer 
to jobs that are accessible to workers without a bachelor’s degree and typically pay above the 
national annual median wage, adjusted for differences in regional price levels.6 

Table	5‐3:		Median	Annual	Wages	for	Selected	Occupations,	Mohawk	Valley	Region	

OCCUPATION MEDIAN WAGES 
Electrical and Electronics Repairers, Commercial and Industrial 
Equipment 

$59,800 

Electrical and Electronic Engineering Technicians $52,120 
Industrial Engineering Technicians $50,450 
Electricians $48,780 
Carpenters $47,340 
CNC Machine Tool Programmers $44,690 
Industrial Machinery Mechanics $44,270 
Plumbers, Pipefitters, and Steamfitters $42,220 
Bus and Truck Mechanics and Diesel Engine Specialists $41,310 
Heating, Air Conditioning, and Refrigeration Mechanics and 
Installers 

$40,770 

Heavy and Tractor-Trailer Truck Drivers $40,000 
Machinists $39,470 
Welders $38,910 
Total,	All	Occupations	 $35,510	
Source:		NYS	Department	of	Labor,	Occupational	Employment	Statistics.	

 

Other challenges to recruiting and retaining labor include basic skill deficiencies among job 
applicants, cultural barriers, and the lack of transportation and childcare services.  Prior to 
COVID-19 and the associated recession, low rates of unemployment constrained the available 
supply of labor, and many of those who remained out of work had significant barriers to 
employment, such as inadequate math, computer, and communication skills, or the lack of a 
high school diploma or GED.  Language barriers can be an issue for populations for whom 
English is a second language.  Access to transportation to get to work has become a critical 
issue in an area with very limited public transit.  A common problem is the need for soft skills 
or employability training to help people understand expectations in the workplace, like 
showing up on time.   

 

Another issue is the aging labor force in Montgomery County and an anticipated flood of 
retirements.  As shown in the chart below, several industries have a workforce with a higher-
than-average share of individuals age 55 and older.  Assuming these workers retire at age 65, 
companies face the prospect of hiring replacements, but the pipeline of qualified younger 
workers to fill these positions is inadequate.   

 

 
6 See Kyle Fee, Keith Waldrip, and Lisa Nelson. Opportunity	Revisited:		Exploring	Employment	for	Sub‐
Baccalaureate	Workers	Across	Metro	Areas	and	Over	Time, Federal Reserve Banks of Cleveland and 
Philadelphia, April 2019. 
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Clearly, employers have significant workforce challenges that will only be intensified in years 
to come.   The question is whether a workforce development center in Canajoharie can help 
to alleviate some of these issues, close skill gaps, and build a labor force that can support both 
existing and future employers. 

  

 

5.4 Workforce Training Participants 

Candidates for training at a workforce development center in Canajoharie fall into four 
categories: 

 

 High school graduates not pursuing a traditional liberal arts degree.  These individuals 
might be interested in a short-term certificate program that would prepare them for a 
job in manufacturing, logistics, or construction.   The most recent data available from the 
NYS Education Department shows that approximately 500 students graduated from 
Montgomery County public high schools in 2016-17.  Asked about their post-graduation 
plans, 30% intended to go to a four-year college and 44% planned to attend a two-year 
college; 13% were going directly to employment, 3% to military service, and 2% to 

Source: U.S. Census Bureau, Local Employment Dynamics Program.  Quarterly Workforce Indicators (QWI) 
data.  Note: data is not available for all industries. 
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another post-secondary school (e.g., a trade school).7  The 2% figure reflects just 10 
students per year. The post-graduation plans of students in Fulton and Schoharie 
counties (which totaled 530 and 310, respectively) were remarkably similar.  Moreover, 
all three counties are experiencing a steady decline in student enrollment and the 
number of graduates.  For this reason, it is expected that the number of trainees in this 
category will be relatively limited, unless an extensive outreach and career awareness 
program is undertaken. 

 

 Incumbent workers sent by employers.  Local companies may send current employees 
to a workforce training center for specialized training at the employer’s cost.  These 
workers often participate in customized training programs at a community college.  
Some programs are highly technical, while others cover such topics as workplace safety, 
quality control, or supervisory skills.  Not all employers, however, can send workers to 
training programs either because of the cost or because they cannot afford the lost 
production time.   
 

 Incumbent workers looking to increase their skills.  This category covers current 
employees interested in additional training for the purpose of career advancement.  
These workers may receive tuition assistance from their employer. 

 

 Potential job applicants.  Individuals who are entering the workforce for the first time or 
who have been out of the labor force for an extended period represent an important 
target.  Training for careers in manufacturing, distribution, or the building trades can 
benefit unemployed workers, veterans, and other target populations that have been 
traditionally underrepresented in these industries.  Many of these individuals will 
require soft skills/employability skills training; some will also need remedial assistance 
to address inadequate math, communication, and reading comprehension skills.     

 

5.5 Existing Education and Training Programs 

5.5.1 Advanced Manufacturing and Distribution 
 

To determine the extent to which the manufacturing and distribution companies’ workforce 
needs are currently being addressed, the project team identified related education and 
training programs offered in Montgomery County and the Mohawk Valley.  Apart from 
Hudson Valley Community College (HVCC), we looked at educational institutions within a 40-
mile radius of Canajoharie, focusing on certificate, associate degree, and other postsecondary 
training programs that would be most germane to a potential workforce training center.  
Bachelor’s degree programs, degrees in business administration that could apply to any 

 
7  The remaining 8% were not sure of their plans.  Unfortunately, it is not possible to determine whether graduates 
going to a two‐year college intend to complete a liberal arts degree or pursue a certificate or associate degree in a 
technical field.   
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industry, and training programs customized for a specific client or employer were excluded.  
The results, with the number of certificates and associate degrees awarded in parentheses, 
are shown in Table 5-4 below. 

 

Table	5‐4:		Certificate	&	Associate	Degree	Programs	in	Advanced	Manufacturing	&	
Distribution	
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CERTIFICATE PROGRAMS 
CNC Machinist Technology  ✓ (10)     
Mechatronics/Automation 
Systems ✓ (NA) ✓ (10)  

 ✓ (0)  

Semiconductor Technology      ✓ (1) 
Welding  ✓ (14)  ✓ (70)   
Certified Production Technician     ✓ (NA)  
ASSOCIATES DEGREE PROGRAMS 
Advanced Mfg Technology      ✓ (29) 
Electrical Engineering 
Technology  ✓ (11) * 

 
 ✓ (0) 

Electrical Technology ✓ (8)      
Nanoscale Materials 
Technology 

    ✓ (0)  

Quality Assurance   ✓ (NA)    
Mechanical Engineering 
Technology  ✓ (10)  

 
 ✓ (15) 

Mechatronics      ✓ (4) 
Semiconductor Mfg Technology  ✓ (0)    ✓ (21) 
Supply Chain Management   **  ✓ (5)  
Welding Technology  ✓ (14)     
Source:		National	Center	for	Educational	Statistics.		Certificates and degrees awarded are for 2017-
18.  
* To be offered starting in fall 2020 to support the energy sector; supported by a new smart grid 
lab. 
** Online-only degree program starting fall 2019; designed mainly for incumbent workers at 
distribution centers to advance their careers. 

 

Six educational institutions are engaged in training activities related to manufacturing or 
distribution. However, other than HVCC and the Modern Welding School, a Schenectady-
based trade school, the number of graduates of these programs is relatively limited, 
comprising a tiny share of the total certificates and degrees awarded.  MVCC has the largest 
number of graduates in these programs, but it has twice the enrollment of both FMCC and 
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Herkimer College.  It appears that for-credit programs in advanced manufacturing and 
distribution should be marketed more aggressively. 

 

HVCC has been recognized for the scale and caliber of its advanced manufacturing program, 
for which it receives significant support (financial contributions and donations of equipment) 
from employers.  At least one Mohawk Valley-based manufacturer sends its employees here 
for training.  In fall 2019, HVCC opened its new 37,000-square foot Gene Haas Center for 
Advanced Manufacturing Skills, which is expected to double enrollment in the program.   

 

In addition to its certificate and associate degree programs, HVCC has a new short-term 
stackable credential training program called Manufacturing Technology Pathways.  Intended 
for individuals who are unable to commit to a full-time program, it features an 80-hour 
intensive “bootcamp” that can be completed over two weeks. So-called “microcredential” 
programs, which teach skills at a faster pace than certificate or degree programs, are 
becoming more popular among higher education institutions, as they directly address 
employer skill gaps and offer greater flexibility to working adults.  They also help colleges 
attract more diverse audiences at a time when the cohort of graduating high school seniors 
is shrinking.  FMCC and other institutions may want to consider developing similar short-
term programs to train workers in Montgomery County. 

 

Of educational institutions listed, only two offer programs in supply chain management, one 
of which is an online-only program. The extent to which the growing number of distribution 
centers in Fulton, Herkimer, and Montgomery counties and their employees are taking 
advantage of them cannot be determined.  

 

Programs aimed at promoting manufacturing careers are also provided at the high school 
level, in career and technical education programs at BOCES and as part of career pathways in 
PTECH schools:  

 

 Hamilton-Fulton-Montgomery BOCES (HFM BOCES).  Each year, 500-550 high school 
juniors and seniors participate in career and technical education (CTE) programs at HFM 
BOCES in Johnstown, which serves 15 school districts.  It offers 16 CTE programs, from 
Auto Body Repair to Veterinary and Animal Science.  Engineering Technology allows 
participants to explore careers in current and emerging technologies while earning 
college credits towards an associate degree in Electrical Technology, at no cost to the 
students, at Fulton Montgomery Community College.  According to the CTE program 
director, it is “hard to get kids to sign up” for the Engineering Technology program, and 
only 8-12 students participate. In contrast, enrollment in CTE programs like Automotive 
Technology and Construction is 40-50 per year. 

 

 Herkimer-Fulton-Hamilton-Otsego BOCES (Herkimer BOCES).  Herkimer BOCES, which 
serves 10 school districts, and has about 300 high school students enrolled in CTE each 
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year.  It offers 13 CTE programs, but the only one related to manufacturing is Welding 
and Metal Fabrication Technology. 

 
 PTECH schools.  Pathways in Technology Early College High Schools or PTECH schools 

are innovative public schools that combine the best elements of high school, college, and 
career.  Within four to six years, students can earn a high school diploma and an associate 
degree from the local community college.  Business partners provide mentoring, 
internships, and site visits to ensure that students graduate “career-ready.”  The PTECH 
school in Johnstown offers project-based learning in four career pathways:  Advanced 
Manufacturing, Business Management, Health Sciences, and Information Technology.  
The Advanced Manufacturing pathway allows students to earn an associate degree in 
Electrical Technology at FMCC.  Of the 24 students who completed the PTECH program in 
2018-19, only one was enrolled in Advanced Manufacturing; there were none the 
previous year, when 12 students completed the program.  

 

 Valley Pathways in Technology, the PTECH school in Herkimer, launched in 2015.  It 
focuses on technology, project-based learning, and real-world work experience in 
advanced manufacturing; students can earn an associate degree in Quality Assurance at 
Herkimer Community College.  So far, only one student has completed this program.  

 

East of the area covered by HFM BOCES, the Capital Region BOCES serves 24 school districts 
in Albany, Schenectady, Schoharie, and southern Saratoga Counties.  It has an extensive array 
of programs to help high school students develop in-demand skills, with 40 CTE programs in 
9 career clusters, including Engineering Technology, Manufacturing and Machining 
Technology, and Welding and Metal Fabrication.  More than 1,000 high school students a year 
attend CTE courses at 3 locations.   

 

Capital Region BOCES’ Center for Advanced Technology, on the Mohonasen Central School 
District high school campus, offers CTE programs to both youth and adults in partnership 
with Schenectady Community College.  Among the adult career programs are Forklift 
Operator, HVAC/R Training and Certification, and Welding and Metal Fabrication.  Most 
recently, Capital Region BOCES and the Office of Workforce Development and Community 
Education at Schenectady Community College established a Certified Production Technician 
(CPT) program.  Held at the Center for Advanced Technology, it combines classroom 
instruction with “hands on” practical lab experience.  Candidates must earn certificates in 
Safety, Quality Practices and Management, Manufacturing Processes and Production, and 
Maintenance Awareness to receive the full CPT certification.  

 

5.5.2 Existing Education and Training Programs:  Skilled Trades 
 

As shown in Table 5-5, certificate and associate degree programs that prepare participants 
for careers in construction are offered by many of the same educational institutions, along 
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with SUNY Cobleskill.  Heating, Air Conditioning, and Refrigeration Technology (HVAC/R) 
programs tend to be popular.     

 

Of the programs listed, only SUNY Cobleskill’s Diesel Mechanics Technology/Technician 
Program is currently at capacity.  The college is pursuing other methods to provide heavy 
equipment technician training, including weekend classes and satellite training locations. It 
has also applied for grant funding to develop and equip a mobile training trailer that would 
bring training and technology demonstrations to local BOCES, including HFM BOCES in 
Johnstown. 

 

Table	5‐5:		Certificate	and	Associate	Degree	Programs	in	Skilled	Trades	
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CERTIFICATE PROGRAMS 
Carpentry and Masonry  ✓ (11)   ✓ (11) 
Construction   ✓ (6)   
Facilities Maintenance ✓ (0)     
Heating, Ventilation, Air 
Conditioning and Refrigeration 
(HVAC/R) Technology 

✓ (7) ✓ (3)   ✓ (3) 

ASSOCIATE DEGREE PROGRAMS 
Air Conditioning Technology - 
Refrigeration  ✓ (NA)    

Construction Technology ✓ (4)  ✓ (18)   
Diesel Mechanics Technology    ✓ (22)  
Facilities Maintenance and 
Industrial Technology ✓ (0)     

Heating, Air Conditioning, 
Refrigeration (HVAC/R) 
Technology 

  ✓ (51) 
 

 

Source:		National	Center	for	Educational	Statistics.		Certificates and degrees awarded are for 2017-18.  
 

High school career and technical education programs related to construction are relatively 
abundant.  HFM BOCES offers Construction Technology, with an emphasis on green building 
technology, and launched Skilled Trades (Electrician, HVAC, and Plumbing) in 2018.  
Herkimer BOCES has programs in Heavy Equipment (operation and maintenance of 
bulldozers, backhoes, and tractors) and Building Construction.  
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Serving a larger number of students, Capital Region BOCES has a broad range of CTE 
programs in construction, including Building Trades, Carpentry Services, Commercial 
Construction/Heavy Equipment, Electrical Trades, Residential Construction/Heavy 
Equipment, and Heating, Ventilation, Air Conditioning, and Refrigeration. 

 

Many individuals prepare for employment in the construction trades by participating in 
apprenticeship programs, which provide paid skills instruction and on-the-job training.  
These programs are often administered by trade unions; students can earn while they learn, 
receiving wages for their work on the job.  Most union training facilities are in the Albany 
area, although training centers operated by unions are also located in Utica, Oneonta, and 
Schenectady. 

5.6 Stakeholder Interviews 

 

Interviews were conducted with 
representatives of educational institutions, 
workforce development agencies, and 
employers.  We also interviewed two 
organizations that provide direct assistance to 
private companies:  the Workforce 
Development Institute, a statewide non-profit 
that facilitates training and employers’ ability 
to hire, promote, and retain workers; and the 
Advanced Institute for Manufacturing, part of 
the state’s Manufacturing Extension 
Partnership, which works with manufacturers 
to help them become more competitive 
through technical assistance and training.  In 
addition to inquiries about programs and 
services offered and in-demand occupations 
and skills, the questions centered on the need for and interest in a workforce training center 
in Montgomery County. 

 

Many of the participants thought that the business community would be receptive to the idea 
of a workforce training center in Canajoharie and agreed that “dedicated employer 
participation” would be critical for success.  One employer said it was very interested in a 
training center, noting that an off-site facility would provide more space and eliminate the 
need to shut down production when associates attend training.  Another participant 
suggested the facility could house machinery “too big to be accommodated at BOCES or 
FMCC”; employers could then send people to Canajoharie to learn how to use the equipment.  
They also indicated that the workforce training center would need “a consortium of colleges 
and industry partners” to be effective in getting grants.   

Interviews Conducted 
 FMS Workforce Investment Board 
 HMO Workforce Investment Board 
 HFM BOCES 
 Fulton-Montgomery Community College 
 Fulton-Montgomery Chamber of 

Commerce 
 Herkimer Community College 
 SUNY Cobleskill 
 Advanced Institute for Manufacturing  

(Mohawk Valley Manufacturing Extension 
Partnership) 

 Herkimer County IDA 
 Workforce Development Institute 
 Manufacturing employers 
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Along with the inventory of existing programs, however, the interviews indicate significant 
challenges to the feasibility of the training center concept.  Stakeholders from the western 
end of the Mohawk Valley, including Herkimer County, asserted that they are well-served by 
education and training providers, and do not see a need for a workforce training center.  A 
greater challenge in the HMO Workforce Investment Area is getting individuals to attend the 
training programs that are currently offered.    

 

It was also noted that community colleges, like other institutions of higher education today, 
are facing declining enrollment.  With limited financial resources, they may not have the 
capacity to serve as tenants or partners in the training center.  In addition, participants said, 
there is no lack of classroom or training space at local colleges.  It may be more beneficial to 
increase participation in existing community college programs.   
 
In fact, some of those interviewed questioned why an employer would use a workforce 
training center instead of a community college.  What would “differentiate” the training 
center?  Although workforce needs were identified, many are already being addressed. 
The larger issue for BOCES and post-secondary educational institutions is the need for up-to-
date manufacturing technology and equipment to ensure that training programs are 
responsive to employer needs.  Some companies prefer to bring outside instructors to the 
workplace to provide training because the equipment available at the community college is 
no longer in use by industry.  Although FMCC and other community colleges receive 
occasional donations of machinery from employers, keeping up with changes in technology 
is an ongoing challenge.  Without the proper equipment for training, students participating 
in career and technical education programs are not truly prepared for work.   
 
Another issue raised in the interviews was whether there is enough of a critical mass of 
people who need training to sustain a workforce training center.  The number of 
manufacturing employers and incumbent workers in Montgomery County – and even the 
entire Mohawk Valley – is nowhere near the volume in the region served by the Northland 
Workforce Training Center.  There is also sparse demand for training.  With some exceptions, 
large companies tend to train their workers in-house; smaller companies lack the financial 
resources necessary to invest in training or cannot afford to have their employees away from 
work.   Dislocated workers, older youth, and adults in need of training to re-enter the labor 
market may be eligible for Workforce Innovation and Opportunity Act (WIOA) funds to 
acquire skills in demand.  However, the FMS Workforce Development Board receives only 
$50,000 per year in WIOA funding to pay for short-term training, and there is a $3,000 per 
person limit.   
 
Stakeholders consistently identified transportation as a significant constraint, noting that 
getting people to and from Canajoharie would be difficult.  Public transportation in 
Montgomery County, and to Montgomery County from neighboring counties, is extremely 
limited.  In addition, young people today are not as inclined as they were in the past to get 
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their driver’s license at age 16, relying instead on family or friends to get where they need to 
go.  The lack of adequate transportation is a major issue that impacts access to school, work, 
and training.       
 
Several interview participants suggested other ideas for the workforce training center 
and/or Beech-Nut site:  

 

 CDL training.  Commercial Driver’s License (CDL) training for truck drivers is not 
currently provided locally. Instruction is available the CDL School, Inc. and All-Star 
Tractor-Trailer School in Albany; in addition, Mohawk Valley Community College in Utica 
contracts with SAGE Truck Driving Schools to conduct training on campus. SUNY 
Cobleskill has been approached about providing CDL training but has not made any 
commitments.  

 
 Entrepreneurship.  An entrepreneurship center or business incubator, possibly operated 

by the Montgomery County IDA, could be co-located with the workforce training center. 
 
 Food processing hub.  Similarly, the workforce training center could provide space for 

small, local food processing companies and commercial kitchen equipment that could be 
used for training as well as small-scale production.   

 
 Computer coding.  With a well-equipped computer lab, the workforce training center 

could offer training in computer coding to prepare people for jobs in software and 
information technology.  The concept would be based on the Albany Can Code project 
launched in 2016. 

5.7 Comparable Workforce Training Centers 

As part of this study, the project team was asked to analyze other workforce training centers 
(WTCs) that are comparable to the Northland WTC.  Three of these training facilities are 
located in upstate New York.   
 
Institute for Advanced Manufacturing (IAM), Clinton Community College 

 

The Institute for Advanced Manufacturing (IAM) is located on the campus of Clinton 
Community College in Plattsburgh, in a 30,000-square foot, state-of-the-art facility that 
connects workforce development, economic development, and education.  The construction 
of the building was made possible when the college and its partners were able to secure $12.7 
million in funding through the SUNY 2020 Challenge Grant program.  
 
The establishment of the IAM started with an announcement made by regional leaders that 
they would create a new North American “center of excellence” to support the production of 
transportation equipment in Clinton County and across the border in Montreal, Quebec.  The 
North Country Regional Economic Development Council had identified aerospace and 
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transportation manufacturing as a priority cluster for economic development.  The center 
would help existing businesses become more competitive, while enhancing the North 
Country’s ability to attract new aerospace and transportation manufacturers and suppliers. 
 
The IAM officially opened for the fall 2017 semester.  The building centralizes the community 
college’s industrial technology, electrical technology, and computer programs, and serves as 
a regional hub for manufacturing education, with flexible teaching/learning space and 
courses available to manufacturers to enhance their workforce preparedness.  The IAM also 
allows the college’s collaborative partners to expand on the services they offer.  These 
partners include SUNY Plattsburgh, Clarkson University, CITEC, the North Country Regional 
Chamber of Commerce, North Country Workforce Development Board, The Development 
Corporation, CV-TEC (BOCES), and Empire State Development Corporation (ESD).   
 
In spring 2019, the Institute established a mobile classroom in a 20-foot trailer containing a 
range of technology and equipment that is also located in its building on campus.  It reflects 
a partnership between the IAM, local schools, and area manufacturers to deliver advanced 
manufacturing education and raise awareness of career opportunities in the sector.  Industry 
partners contributed funding, products and equipment, and services to support the effort. 

 

Manufacturing Technology Institute (MTI), Jamestown Community College 
 
Like the Institute for Advanced Manufacturing, the Manufacturing Technology Institute (MTI) 
is based at a community college.  Since 2016, however, the MTI has offered programming at 
two locations:  Jamestown Community College’s main campus in Jamestown, and the 
Cattaraugus County campus in Olean.  
 
The MTI provides students with “highly skilled training and industry-standard equipment to 
prepare for manufacturing careers.”  Certificate and associate degree programs at the MTI 
include Computer-Aided Design and Computer Numerical Control (CAD/CNC), Engineering 
Science, Industrial Equipment Technology, Machine Tool Technology, Mechanical 
Technology, and Welding Technology.  In the 2017-18 school year, the MTI awarded 21 
certificates and 15 associate degrees.  
 
It also helps local employers find qualified workers.  The MTI has developed relationships 
with regional manufacturers that provide employment opportunities to students who 
complete the programs.  Several businesses and corporations have pledged funds to provide 
scholarships to eligible students. 
 
The MTI at the Jamestown campus opened in 2003.  In 2016, this facility was expanded from 
23,000 to 34,000 square feet to accommodate additional classrooms and new equipment.  
Later that year, the Olean MTI opened in a new, 20,000-square foot building made possible 
thanks to a SUNY 2020 Challenge Grant.  The building features classrooms, specialized 
training space for machining and other industrial skills, light duty labs, and a computer-aided 
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design lab.  It also has maker spaces in which local entrepreneurs can partner with MTI 
faculty and staff to develop 3-D prototypes.  Together, the two facilities expanded the capacity 
of the college’s advanced manufacturing programs by 50%. 
 
Workforce Readiness Scholarships for MTI programs are available for high school students 
at accredited high schools in Chautauqua, Cattaraugus, and Allegany counties in New York 
state and six counties in Pennsylvania.  The focus is on students who are attending BOCES 
and high school technology academies; PTECH students are not eligible.  Scholarships cover 
in-state tuition, fees, books, and program supplies. 
 
CNC Technical Solutions, Medina, NY 
 
CNC Technical Solutions was established as a private company in 2001 to deliver “world class 
technical training and technical support services to the automotive, medical and aerospace 
industries.”  The company’s founder has more than 30 years of experience as a control 
technicians and electrical engineer for major corporations.  In the course of his travels, he 
realized that while the manufacturing sector was evolving and the use of new technologies 
was increasing, plant managers lacked workers who were professionally trained and 
technically proficient.   
 
In 2007, CNC Technical Solutions transitioned to focus full-time on providing hands-on 
training.  The company designed and built its own mechatronics system simulators, robotics 
systems, and other devices, providing students with an opportunity to troubleshoot real-
world situations.  Some of the equipment has patents pending.     
 
Participants are a combination of students, mid-career workers sent by their employers to 
expand their skill sets, and sometimes the members of labor unions.  The company, which has 
20 employees, partners with local schools and community colleges to provide training in 
mechatronics.  Funding has been provided to CNC by the NYS Department of Labor and the 
Workforce Development Institute, which suggested including this facility as a case study.     
 
Northland Workforce Training Center 
 
It is worth taking a closer look at the Northland Workforce Training Center (NWTC) in the 
context of workforce training center models.  The NWTC was planned as an anchor project 
for Buffalo’s Northland Avenue corridor, a neighborhood that originally developed as an 
industrial center.  From its inception, the NWTC has received significant public sector 
support.  Roughly half the funds used for the Phase I renovation of the building in which the 
NWTC is located (owned by the Buffalo Urban Development Corporation) came from New 
York State, including the New York Power Authority.  A $6 million grant from ESD was used 
to purchase advanced manufacturing equipment for use in training. 
 
Through a Request for Proposals process, ESD selected a 501(c)(3) organization, the 
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Economic Development Group, Inc. (EDG), to operate the NWTC.  EDG partners are Goodwill, 
Catholic Charities, Buffalo Urban League, and Buffalo Niagara Manufacturing Alliance, an 
industry association.  The three non-profit organizations provide program outreach and 
wraparound support services – e.g., soft skills training, access to childcare services, financial 
literacy courses, career coaching – to students/trainees in coordination with local community 
organizations and public agencies.   
 
Erie Community College and Alfred State are the educational partners in the NWTC. Alfred 
State offers an Associate of Industrial Studies degree rather than a more academically focused 
liberal arts degree and has extremely high job placement rates for its graduates. Certificate 
and associate degree programs offered through the SUNY partners include Welding 
Technology, Electrical Construction and Maintenance Technician, Machine Tool Technology, 
Mechatronics, and Energy Utility Technology.   
 
The state paid a consultant to develop an initial business plan for the NWTC.  ESD 
subsequently spent a year “operationalizing” the plan with EDG, the consultant, and UB 
Regional Institute staff.  An ESD official involved with the process describes the NWTC as a 
“pure startup,” adding that there were “no easy off-the-shelf models for developing a 
workforce training center for manufacturing that included a strong, coordinated program of 
wraparound services.”  Although these services are beneficial given the challenges faced by 
the NWTC’s target population, their delivery is highly labor-intensive, and it will take time to 
determine how much interaction with students will be necessary for their success. 
 
There were 120 students in the NWTC’s first class, but the long-term goal is to train 300-400 
a year.  The ESD official notes that the training center is continuing to evolve and be refined.  
The business plan projected an annual operating budget of about $2.6 to $3 million, but an 
annual budget of nearly $4.5 million was adopted this summer for 2019-2020.  Long-term 
operations and sustainability “have not been fully figured out.”  Although the state is funding 
initial operations, the NWTC will need to become self-sufficient, and it may be necessary to 
seek financial support from employers.  
 
The NWTC represents only one use of the building in which it is located.  A Phase II expansion 
will renovate the remaining space in the complex, with 50,000 square feet subleased to 
Buffalo Manufacturing Works, an organization that helps manufacturers grow and become 
more innovative.  Space will also be available for other light industrial tenants and for the 
development of an entrepreneurial center.  These uses will be highly complementary. 
 
Discussion 
 
Most workforce training centers are based on collaborative partnerships between 
educational institutions, local and state government, employers, and other stakeholders (e.g., 
chambers of commerce, workforce development agencies).  The role of employers varies, but 
may include providing feedback on industry workforce needs, working with educators to 
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develop and update curricula, serving on advisory committees or boards of directors, 
contributing financial support, donating equipment, providing internships and 
apprenticeships to trainees, and hiring program graduates.  The facilities that are most 
successful placing trainees into permanent jobs tend to be those with strong, ongoing 
relationships with local employers. 
 
Long-term funding can be a challenge; there is often a significant gap between the revenues 
generated by program fees and tuition and the cost of operating the facility.  State and federal 
funds may be necessary to cover expenses, not including the initial investment to construct 
or renovate a building and purchase equipment.   

5.8 Findings  

Key findings are as follows: 
 
 There	is	no	shortage	of	programming	in	place	at	BOCES	and	in	postsecondary	institutions.  

This makes it hard to justify the establishment of a workforce training center.  In addition, 
soft skills training is offered by multiple organizations, and additional programs would 
be duplicative. 

 
 Too	 few	 people	 are	 taking	 advantage	 of	 the	 existing	 education	 and	 training	 programs	

geared	towards	advanced	manufacturing.  There is a need to get the word out to young 
people about careers in manufacturing and continue to work with local manufacturers to 
provide students with opportunities for facility tours, internships, and job shadowing.  
The information on careers in the manufacturing sector should also be shared with 
educators and guidance counselors. 

 
 Many	employers	in	the	area	are	unaware	of	the	available	training	programs.  As part of the 

Mohawk	 Valley	 Advanced	Manufacturing	 Plan, educators and workforce development 
professionals met with local manufacturers to learn about the challenges facing 
employers and to identify the courses and programs available to address them.  At the 
conclusion of the meetings, “the manufacturers… expressed their surprise and frustration 
in learning, for the first time, about all of the technical programs offered in the Mohawk 
Valley. Although the courses, programs, and trainings are available, the manufacturers do 
not seem to be getting the message. Not only are these programs useful for training new 
employees, but manufacturers can also use outside training to promote existing 
employees who have increased their skill sets.”8 

 
 Educators	 should	 consider	 short‐term	 programs	 to	meet	 the	 immediate	 needs	 of	 local	

employers.  One- and two-year programs are not always convenient for employers and 
incumbent workers.  Colleges in the Mohawk Valley should follow the lead of Hudson-
Mohawk Community College in developing boot camps or microcredential programs that 

 
8 Mohawk Valley Advanced Manufacturing Plan Appendices, p. 7. 
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are better suited to working adults.  These programs can help companies train new hires 
and incumbent workers and more quickly address employer needs.   

 
 Training	providers	are	experiencing	challenges	keeping	up	with	changes	in	technology	and	

equipment	 used	 in	 the	 workplace.  Staying up to date with production equipment, 
technology, and processes is critical, and requires active and committed industry 
partners.  Without their involvement, training programs become stale and no longer meet 
employer needs.  Additional outreach to more effectively engage employers may be 
needed.   

 
 Additional	 research	may	 be	 beneficial.  There are several questions that could not be 

answered through this study.  For instance, why aren’t adults and youth participating in 
greater numbers in programs designed to prepare them for manufacturing careers?  Is it 
the quality of the programs, the adequacy of the facilities, or simply lack of interest?  How 
can the programs in Montgomery County and the Mohawk Valley be improved?  
Additionally, a detailed survey of manufacturing and/or other types of employers might 
yield information that could be used to address unmet training needs and obstacles to 
training their workers. 

 

 The	lack	of	transportation and	wraparound	support	services	impacts	participation	in	career	
and	 technical	education,	 training	programs,	and	employment.  Montgomery County has 
held discussions with the Capital District Transportation Authority about the potential to 
provide public transit, but the financial contribution required is cost-prohibitive for some 
municipalities.  The County should continue to explore other options, such as shuttles, to 
transport students and workers to schools and workplaces.	
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6.0	 TARGET	INDUSTRY	ANALYSIS	

6.1 Introduction 

As part of the comprehensive analysis of redevelopment and reuse potential for the Exit 29 
Site, this study was conducted to identify specific industries and types of operations best 
suited to the 15-acre property to the east of the Canajoharie Creek and space within the 
Church Street office building.   

 

The methodology for the target industry study included: 
 

 An analysis of employment levels, location quotients, and historic and projected growth 
trends in various industries in Montgomery County and the Mohawk Valley region;  

 Review of past studies and reports that identify regionally significant and strategic 
industries targeted for investment; 

 An assessment of the resources required to support and expand economic opportunities, 
such as labor, education and training, transportation access, utilities, and the cost of 
living;  

 Research on market trends affecting the growth of specific industries; 
 Interviews with local and regional economic development officials and workforce 

development staff; and 
 Identification of the industries and operations that represent opportunities for 

Montgomery County, with a focus on the competitive advantages and disadvantages 
offered by the Exit 29 Site. 

 
The main source of data utilized for the industry analysis is the Quarterly Census of 
Employment and Wages (QCEW).  QCEW is a federal-state cooperative program:  the NYS 
Department of Labor compiles the data from reports submitted by employers as a 
requirement of the unemployment insurance program; the U.S. Bureau of Labor Statistics 
then aggregates the data by industry and ownership for various levels of geography.   
 
QCEW provides information on employment, establishments, and wages for all industry 
sectors as defined by the North American Industrial Classification System (NAICS).  As the 
name indicates, QCEW data is available on a quarterly basis; annual averages are also 
produced.  For the purpose of this analysis, we have opted to use annual averages to avoid 
the impact of any seasonal variations in employment.   
 
In some cases, the Bureau of Labor Statistics and NYS Department of Labor have suppressed 
subsector data to protect the identity of individual establishments (the publication of 
employment and wage data is withheld for any industry that consists of fewer than three 
reporting units or in which a single establishment accounts for 80% or more of the industry's 
employment).  This is more of an issue for counties, where there may be a small number of 
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companies in a given industry, than for regions and metropolitan areas comprised of multiple 
counties.  To the extent possible, we have developed informed employment estimates (or 
ranges) based on other quantitative and qualitative sources to fill in the blanks where data 
has been suppressed through QCEW.  
 

6.2 Industry Analysis 

This section analyzes the employment base in 
Montgomery County with comparisons to the 
Fulton-Montgomery-Schoharie Local Workforce 
Investment Area (FMS LWIA) and the Mohawk 
Valley region in order to understand the 
composition of the economy.9   It should be 
noted that all of the data presented in this 
analysis is private sector only (i.e., all local, state, 
and federal government employment, including 
jobs at public schools and colleges, is excluded), 
unless otherwise noted.     

 

Table 6-1 presents employment by industry sector.  Representing nearly 30% of the 
employment base, health care and social assistance employs approximately 5,000 people, 
making it the largest private industry sector in Montgomery County.  It is followed by 
manufacturing, retail trade, transportation and warehousing, and accommodation and food 
services.  Together with health care, these top sectors account for four out of every five 
private sector jobs (81.6%) in Montgomery County, but only 69.6% in the Mohawk Valley 
region, which has a more diverse employment base. 

 

Table	6‐1:		Private	Sector	Employment	by	Industry,	2018	

Description 
Montgomery 

County FMS LWIA Mohawk Valley 

Number Percent Number Percent Number Percent 
Agriculture, Forestry, Fishing 
and Hunting 

167 1.0% 360 1.0% 835 0.6% 

Mining (except oil and gas 
extraction) 

50 0.3% 107 0.3% 315 0.2% 

Construction 595 3.5% 1,495 4.1% 5,067 3.4% 
Manufacturing 3,231 19.1% 5,360 14.7% 17,792 12.0% 

 
9 The FMS LWIA is a service area defined under the federal Workforce Innovation and Opportunity Act 
(WIOA) and used to deliver workforce development, job training, and support services pursuant to the WIOA.  
The Mohawk Valley is one of ten distinct regions delineated by the state for economic development planning 
and administration; it is made up of Fulton, Herkimer, Montgomery, Oneida, Otsego, and Schoharie counties. 
The NYS Department of Labor provides economic data not only for counties and metropolitan areas, but also 
for LWIA service areas and economic development regions. 
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Table	6‐1:		Private	Sector	Employment	by	Industry,	2018	

Description 
Montgomery 

County FMS LWIA Mohawk Valley 

Number Percent Number Percent Number Percent 
Wholesale Trade 465 2.8% 915 2.5% 4,307 2.9% 
Retail Trade 2,776 16.4% 6,194 16.9% 22,396 15.1% 
Transportation and 
Warehousing 

1,768 10.5% 4,002 11.0% 8,155 5.5% 

Information/Media 201 1.2% 537 1.5% 2,281 1.5% 
Finance and Insurance 265 1.6% 768 2.1% 7,584 5.1% 
Real Estate and Rental and 
Leasing 

64 0.4% 216 0.6% 1,167 0.8% 

Professional, Scientific, and 
Technical Services 

224 1.3% 621 1.7% 4,879 3.3% 

Management of Companies and 
Enterprises 

118 0.7% 309 0.8% 1,145 0.8% 

Administrative and Waste 
Services 302 1.8% 836 2.3% 4,527 3.1% 

Educational Services 46 0.3% 88 0.2% 4,136 2.8% 
Health Care and Social 
Assistance 

4,964 29.4% 9,394 25.7% 39,323 26.6% 

Arts, Entertainment, and 
Recreation 

74 0.4% 265 0.7% 2,511 1.7% 

Accommodation and Food 
Services 1,037 6.1% 3,360 9.2% 15,357 10.4% 

Other Services 526 3.1% 1,515 4.1% 5,606 3.8% 
All Other Industries and 
Unclassified 

14 0.1% 203 0.6% 663 0.4% 

Total,	All	Private	Industries	 16,887	 100.0%	 36,545	 100.0%	 148,046	 100.0%	
Source:	NYS	Department	of	Labor,	Quarterly	Census	of	Employment	and	Wages.	

 
Table 6-2 lists the largest industries in the area at the subsector or 3-digit NAICS code level, 
as defined by employment of at least 250 in Montgomery County.  This information allows 
for a more granular identification of key industries.  
 
All four industries included in the health care and social assistance sector at the 3-digit 
classification level – ambulatory health care services (NAICS 621), hospitals (NAICS 622), 
nursing and residential care facilities (NAICS 623), and social assistance (NAICS 624) – are 
among the largest private employers in Montgomery County.  Other than social assistance, 
each of these industry subsectors generates over 1,000 jobs countywide.  Nationally, the 
health care sector has been the fastest-growing industry since the 1990s, a trend that is 
projected to continue. 

 

Of the remaining industries listed in the table, 5 are in the manufacturing sector, 5 are in retail 
trade, and 3 are in transportation and warehousing.  Construction, wholesale trade, 
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administrative and waste services, and accommodation and food services are also 
represented.   

 

Table	6‐2:		Largest	Employment	by	3‐Digit	NAICS	Code,	Montgomery	County,	2018	

NAICS 
Code 

Industry Subsector 
Employment 

Montgomery 
County 

FMS 
LWIA 

Mohawk 
Valley 

622 Hospitals 1,442 2,442 10,548 
623 Nursing and Residential Care Facilities 1,429 2,685 9,144 
621 Ambulatory Health Care Services 1,257 2,309 8,730 
722 Food Services and Dining Places 1,012 2,649 12,879 
493 Warehousing and Storage 954 2,811 4,280 
624 Social Assistance 836 1,959 10,901 
323 Printing and Related Support Activities 749 769 1,091 
452 General Merchandise Stores 625 1,409 5,084 
331 Primary Metal Manufacturing 600 NA 2,661 
445 Food and Beverage Stores 541 1,191 4,266 
311 Food Manufacturing 525 1,037 2,611 
441 Motor Vehicle and Parts Dealers 510 1,097 3,024 
484 Truck Transportation 410 580 1,515 

444 
Building Material and Garden Equipment and 
Supplies Dealers 376 557 2,335 

238 Specialty Trade Contractors 358 788 2,980 
485 Transit and Ground Passenger Transportation 342 448 1,489 
447 Gasoline Stations 312 639 1,773 
332 Fabricated Metal Product Manufacturing 289 473 2,694 
423 Merchant Wholesalers, Durable Goods 285 453 2,579 
321 Wood Product Manufacturing 275 344 857 
561 Administrative and Support Services 263 745 3,864 

 Total	of	Industries	Listed	 13,390	 25,385	 95,305	

 %	of	Total	Private	Employment,	All	
Industries		 79.3%	 69.5%	 64.4%	

Source:		NYS	Department	of	Labor,	Quarterly	Census	of	Employment	&	Wages. 
Numbers shown in italics are estimates based on other sources due to data suppression issues. 
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6.2.1 Focus on Manufacturing 
Despite a steep decline in total employment over the last several decades, the manufacturing 
sector remains an integral part of the local and regional economy.  It makes up 19.1% of all 
private sector jobs in Montgomery County, nearly twice the national average of 10.2%.  It also 
accounts for 22.5% of annual wages, the most of any industry sector in the County except 
health care.   

 

Manufacturing employment by industry subsector is shown in Table 6-3 (ranges are used in 
this table due to the amount of data suppression).  Key manufacturing industries in 
Montgomery County include food products, metals and aluminum, printing, and wood 
products; leather and textile products can be added to the list in the FMS LWIA.  Food 
products, printing, and primary and fabricated metals are also among the largest 
manufacturing industries in the Mohawk Valley region, along with computers and electronic 
products and machinery.  

 

Table	6‐3:		Manufacturing	Employment	by	Industry,	2018	

Industry Subsector 
Montgomery 

County FMS LWIA Mohawk Valley 
% Change, 
2008-18  

(MV Only) 
Food 500-999 1,000-2,499 ≥2,500 16.2% 
Beverage - NA 250-499 47.1% 
Textiles 20-49 100-249 250-499 -30.2% 
Textile Products 100-249 250-499 250-499 -27.9% 
Apparel 20-49 50-99 100-249 -25.7% 
Leather/Allied Products 50-99 250-499 250-499 -34.5% 
Wood Products 250-499 250-499 500-999 8.6% 
Paper Products <20 100-249 250-499 -36.7% 
Printing/Related 500-999 500-999 1,000-2,499 -14.9% 
Chemicals 20-49 100-249 250-499 48.1% 
Plastics/Rubber 50-99 100-249 500-999 -24.9% 
Nonmetallic Minerals 50-99 250-499 250-499 3.2% 
Primary Metals 500-999 500-999 ≥2,500 11.2% 
Fabricated Metals 250-499 250-499 ≥2,500 0.8% 
Machinery 20-49 50-99 1,000-2,499 -17.3% 
Computers/Electronics 100-249 100-249 1,000-2,499 -20.0% 
Electrical Equipment 50-99 NA 500-999 65.1% 
Transportation Equip. <20 20-99 500-999 -55.6% 
Furniture/Related - NA 100-249 -72.3% 
Miscellaneous 20-49 100-249 250-499 -46.1% 
Source:	NYS	Department	of	Labor,	Quarterly	Census	of	Employment	and	Wages.	

 

Notably, some manufacturing subsectors in the Mohawk Valley experienced a net increase in 
employment between 2008 and 2018, despite a loss of 1,875 jobs in manufacturing overall.  
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These included wood products, chemicals, primary metals, and electrical equipment.  A 
particularly bright spot was food and beverage manufacturing, which gained 471 jobs in the 
region and over 11,000 jobs statewide during this period. 

 

According to the NYS Department of Labor (NYS DOL), there are 61 manufacturing 
establishments in Montgomery County, 151 in the FMS LWIA, and 494 in the Mohawk Valley 
region.  Some of them are major employers.  A list of manufacturers with 100 or more 
employees is provided in the Appendix.    
 
A September 2019 blog post by Site Selection Group, a location advisory firm, notes that 
production workforce growth is occurring around the country, suggesting a healthy 
manufacturing sector nationwide.  Using online job postings to evaluate labor demand, the 
firm identified the top 20 markets with the highest rate of growth in the demand for 
production workers over the past year.  Interestingly, one of them was the Utica-Rome 
metropolitan area, defined as Oneida and Herkimer counties.10     

 

6.2.1.1 Location Quotients 
A location quotient (hereinafter LQ) is a simple tool used to measure industry specialization 
using the U.S., or another reference area, as a benchmark.  It identifies how local industries 
stack up against national averages, revealing potential economic strengths and development 
prospects. 

 

An LQ is a ratio calculated by dividing an industry’s share of local employment to its share of 
national employment. A value of 1.00 demonstrates that the share of employment in a 
particular industry is the same locally and nationally. An LQ greater than 1.00 indicates that 
the local area is more specialized in that industry relative to the U.S.; it implies an industry 
that exports products or services, bringing income into the region.  An LQ less than 1.00 
means that the local area is less specialized in that industry compared to the U.S.  It suggests 
an industry that is not even fulfilling local needs, requiring products and services to be 
imported.  As a rule of thumb, location quotients of between 0.80 and 1.20 are not considered 
significantly different from 1.00.11 
 
As shown in Table 6-4, Montgomery County has a higher than average concentration of 
employment in transportation and warehousing (2.50), manufacturing (1.88), health care 
and social assistance (1.85), and retail trade (1.30), as indicated by LQs above 1.20.  In other 

 
10 Site Selection Group.  “Workforce Trends of 2019 Impacting Manufacturing Site Selection Strategies.”  
September 17, 2019.  Accessed at https://info.siteselectiongroup.com/blog/workforce-trends-of-2019-
impacting-manufacturing-site-selection-strategies. 
11 Although location quotients provide a quick and easy way to identify potential opportunities, they do have 
some shortcomings.   For example, the LQ method assumes that worker productivity levels, consumption 
patterns, etc. are more or less the same everywhere, which may not be the case.  An LQ may be high in an 
industry because of an inefficient workforce or lagging technology. Similarly, an LQ greater than 1.20 does not 
necessarily mean that the industry is exporting; there may simply be high local demand. For this reason, 
location quotients are best used as a starting point to enhance one’s understanding of the local economy. 
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words, the share of transportation and warehousing employment in Montgomery County 
(10.5%) is 2.5 times greater than in the U.S. overall (4.2%).   
 
In fact, Montgomery County ranks #2 of all counties in New York State in transportation and 
warehousing’s share of total employment relative to its share at the national level, trailing 
only Queens County (Fulton County is #3).  Montgomery County also ranks #4 in terms of 
health care as a share of total employment, behind the counties of Kings, Bronx, and Sullivan.  
 
The County has below-average concentrations of employment compared to the nation in 
most of the remaining industry sectors, including information/media (0.53), finance and 
insurance (0.33), professional, technical, and scientific services (0.18), arts, entertainment, 
and recreation (0.23), and accommodation and food services (0.55).  These sectors may be 
opportunities for business attraction and expansion, depending on the extent to which the 
County is able to fulfill industry requirements.    
 

Table	6‐4:		Location	Quotients	by	Industry,	2018	

Industry Sector 
Montgomery 

County FMS LWIA 
Mohawk 

Valley 
Agriculture, Forestry, Fishing and Hunting                       0.97                     0.97  0.56 
Mining (except oil and gas extraction)                       0.69                     0.69  0.50 
Construction                       0.61                      0.71  0.59 
Manufacturing 																					1.88		 																				1.44		 1.18 
Wholesale Trade                       0.59                      0.53  0.62 

Retail Trade 
			

1.30		 																				1.34		 1.19 

Transportation and Warehousing 																					2.50		 																				2.62		 1.32	
Information/Media                       0.53                      0.65  0.68 
Finance and Insurance                      0.33                      0.44  1.07 
Real Estate and Rental and Leasing                       0.21                     0.33  0.44 
Professional, Scientific, and Technical 
Services 

                     0.18                      0.23  0.44 

Management of Companies and Enterprises                       0.37                      0.45  0.41 
Administrative and Waste Services                      0.24                      0.31  0.41 
Educational Services                      0.12                      0.10  1.20	
Health Care and Social Assistance 																					1.85		 																	1.62		 1.68	
Arts, Entertainment, and Recreation                      0.23                      0.38  0.89 
Accommodation and Food Services                      0.55                     0.83  0.93 
Other Services                      0.86                      1.15  1.05 
Source:	NYS	Department	of	Labor,	Quarterly	Census	of	Employment	and	Wages. 
Location quotients above 1.20 are shown in	bold.	

 

The analysis of disaggregated data at the 3-digit NAICS code level helps to further identify 
local industry strengths.  Table 6-5 lists industries in Montgomery County with location 
quotients of 1.20 or greater, ranked in descending order.  As the table indicates, the County 
has above-average levels of employment concentration in such industries as leather 
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manufacturing, printing, primary metal manufacturing, textile product mills, and warehouse 
and storage.  Of the two dozen industries with location quotients of at least 1.20, there are 12 
in the manufacturing sector, 5 in retail trade, 3 in transportation and warehousing, 3 in health 
services and social assistance, and 1 in agriculture and forestry.      

 

Based on long-term industry projections prepared by the NYS DOL (see Appendix A-2), 18 of 
the 24 industries listed in the table are expected to see increased employment in the Mohawk 
Valley between 2016 and 2026.  Projected rates of growth are highest for ambulatory health 
care services, at 35.7%, followed by social assistance (29.9%), animal production (26.8%), 
and warehousing and storage (19.1%).  Net job creation is also projected for several 
manufacturing subsectors, including food, wood products, fabricated metal products, and 
electrical equipment.   
 

Table	6‐5:		Location	Quotients	of	1.20	and	Above	by	3‐Digit	NAICS	Code	

NAICS 
Code Industry Subsector 

Montgomery 
County 

FMS 
LWIA 

Mohawk 
Valley 

316 Leather and Allied Product Manufacturing 13.23	 53.42 13.46 
323 Printing and Related Support Activities 12.84 6.09 2.13 
331 Primary Metal Manufacturing 11.66	 NA 5.90 
314 Textile Product Mills 11.28 8.21 2.22 
493 Warehousing and Storage 6.16	 8.38 3.15 

485 
Transit and Ground Passenger 
Transportation 5.26 3.18 2.61 

321 Wood Product Manufacturing 5.00	 2.89 1.78 
112 Animal Production 3.82 2.68 1.53 
623 Nursing and Residential Care Facilities 3.15 2.74 2.30 
311 Food Manufacturing 2.41 2.20 1.37 
313 Textile Mills 2.98 4.01 2.96 
315 Apparel Manufacturing 2.61	 2.32 1.25 
447 Gasoline Stations 2.47 2.34 1.60 

444 
Building Material and Garden Equipment 
and Supplies Dealers 2.12 1.45 1.50 

622 Hospitals 2.10 1.64 1.75 
484 Truck Transportation 2.02 1.32 0.85 
441 Motor Vehicles and Parts Dealers 1.87 1.86 1.26 
624 Social Assistance 1.60 1.73 2.38 
452 General Merchandise Stores  1.48 1.55 1.38 

332 Fabricated Metal Product Manufacturing    
1.46 	

   
1.10  

   
1.55  

327 
Nonmetallic Mineral Product 
Manufacturing 														1.42	          2.26  0.97 

335 
Electrical Equipment and Appliance 
Manufacturing               1.39		  NA            1.52  

445 Food and Beverage Stores 1.30 1.32 1.17 
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Table	6‐5:		Location	Quotients	of	1.20	and	Above	by	3‐Digit	NAICS	Code	

NAICS 
Code 

Industry Subsector Montgomery 
County 

FMS 
LWIA 

Mohawk 
Valley 

621 Ambulatory Health Care Services 1.24          1.05             0.98  
Source:		NYS	Department	of	Labor,	Quarterly	Census	of	Employment	&	Wages. 
Numbers shown in italics are estimated based on other sources due to data suppression issues. 

 

6.2.2 Industry Sectors and Building Space Needs 

The demand for office space is typically driven by business and employment growth in select 
industry sectors including information/media, finance and insurance, and professional and 
business services, which have high rates of office utilization.  Segments of the health care 
sector, like ambulatory care services, also contribute to office demand, but providers often 
seek out specialized facilities near hospitals or in medical office buildings where tenants may 
range from small physicians’ offices and labs to outpatient surgical centers.   

  

Other factors that impact the potential demand for office space include an increase in 
telecommuting and office sharing; a growing number of sole proprietors and freelancers who 
work from home or utilize co-working space instead of leasing an office; the transition from 
paper to digital files, which has reduced the amount of square footage necessary to 
accommodate rows of filing cabinets; and the overall health of the U.S. economy.   
 
Aside from health care, Montgomery County has relatively limited employment in office-
using industries, as reflected in Table 6-6.  One example is professional, technical, and 
scientific services, a sector that relies almost entirely on knowledge, skill, and expertise; it 
incorporates legal services, accounting, architecture and engineering, management 
consulting, market research, and a multitude of other services.  Nationally, the sector has 
experienced steady growth.  Between 2008 and 2018, it added nearly 1.5 million new jobs, 
and it is projected to add another 1.1 million in the next decade.  Montgomery County has just 
224 jobs in professional and technical services, reflecting a slight decline from 236 in 2008.  

 

Table	6‐6:		Office‐Using	Industries	in	Montgomery	County	and	Mohawk	Valley,	2018	

Industry 
Montgomery County Mohawk Valley 

Jobs % Jobs Firms  Jobs % Jobs Firms 
Information/Media 201 1.2% 14 			2,281	 1.5% 				156 
Financial	Activities 329 1.9% 65 8,751 5.9% 765 
Finance and Insurance 265 1.6% 40    7,584  5.1%     488  
Real Estate  64 0.4% 25    1,167  0.8%    277  
Professional	and	Business	
Services	 605 3.6% 133 9,888 6.7% 1,298 

Professional and Technical 
Services 

224 1.3% 59    4,879  3.3%    731  
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Management of Companies and 
Enterprises 118 0.7% 7    1,145  0.8%      65  

Administrative and Support 
Services 263 1.6% 67    3,864  2.6%    502  

Other	Sectors 1,394 8.3% 153 11,036 7.5%	 1,379 
Ambulatory Care Services  1,257 7.4% 79    8,730  5.9%   667  
Membership Organizations 137 0.8% 37    2,306  1.6% 398  
Subtotal,	Office‐Using	
Industries 2,529	 15.0%	 365	 31,956	 21.6%	 	3,598		

Total,	All	Industries 16,887 100.0% 1,124	 148,046	 100.0% 10,336	
Source:	NYS	Department	of	Labor,	Quarterly	Census	of	Employment	and	Wages. 

 
Based on NYS DOL projections, total employment in the Mohawk Valley region will grow by 
8% between 2016 and 2026.  Office-using employment is forecast to account for a net 
increase of 4,090 additional jobs in the region, with ambulatory care services representing 
the largest proportion (information/media and financial activities are projected to lose jobs).   

 

If Montgomery County’s share of regional employment in each industry is applied to these 
figures, it is expected to add approximately 520 new jobs in office-using industries by 2026, 
most of them in ambulatory (outpatient) medical care.  Assuming a standard utilization rate 
of 250 square feet (SF) per job created, Montgomery County could, theoretically, require 
approximately 136,000 SF of office space to accommodate the projected growth.  Not all of 
the employment growth will generate demand for additional office space, however; some of 
the new jobs will be at existing establishments.  Moreover, some demand is likely to be 
absorbed by vacancies in existing office and professional buildings, or in other types of 
commercial structures.  Riverfront Center, a 255,000 SF former mall in Amsterdam, has a 
large volume of inexpensive office space and seems to fill much of the local demand.   

 

Industry sectors that typically drive the demand for industrial space include manufacturing, 
wholesale trade, and transportation and warehousing, which comprise nearly one-third of 
Montgomery County’s total employment.  The long-term employment projections for some 
of these sectors are not very optimistic.  Within the Mohawk Valley region, both wholesale 
trade and manufacturing are projected to experience a net decline in employment by 2026.   
 
Transportation and warehousing, on the other hand, is forecast to add a net 950 jobs, most in 
the warehousing and storage subsector.  Warehousing and storage is one of fastest growing 
industries in the U.S. in terms of employment, increasing more than 70% from 2008 to 2018 
(see Appendix).  Data from the U.S. Bureau of Labor Statistics show that more than 2,000 new 
establishments classified as either warehouse or storage have been added to the U.S. market 
since 2008.12   
 

 
12  “Warehouse supply rises but can’t match urban demand,” Supply Chain Dive, February 12, 2019. 
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6.2.3 Agriculture 

Agriculture is also a major contributor to the local and regional economy.  According to the 
most recent Census of Agriculture, there were 564 farms in Montgomery County in 2017, 
covering nearly 45% of the total land area in the County (Table 6-7).  Among these farms 
were 472 principal producers whose primary occupation was farming, an additional 265 
part-time farmers, and 447 hired farm laborers.  Leading agricultural and farming activities 
include dairies, livestock (primarily beef cattle), vegetables, and field crops, such as corn, 
soybeans, and hay. 
 
Montgomery County farms sold a total of $75 million in agricultural products in 2017, with 
sales per farm averaging about $133,000.  Of the six counties in the Mohawk Valley region, 
Montgomery had the highest sales per farm; it also had the largest land area per farm, at 204 
acres.  Farm products sold included $57.1 million in livestock and $17.9 million in crops.  Milk 
from cows accounted for nearly $46 million in sales, or 61.2%, with another $9.5 million 
(12.7%) in beef cattle and calves.  Within the Mohawk Valley, Montgomery County had the 
highest sales of cattle and calves, and was second only to Oneida County in the sale of milk 
and dairy products.  The dairy sector in upstate New York has been facing significant 
challenges in recent years, but productivity continues to increase. The County also had the 
highest sales of sheep, goats, and their products, ranking fourth statewide. 

 

Organic certification represents a high-value opportunity for many farmers.  In 2017, 
Montgomery County had 46 farms in organic production, an increase from 34 in 2012.  All of 
the counties in the Mohawk Valley, in fact, saw an increase in the number of organic farms 
during this time.  Although the sales of organic products were small as a percentage of overall 
sales (about 7% in Montgomery County, 6% in the region), organic farming is one of the 
fastest growing segments of U.S. agriculture, and producers receive a price premium over 
conventionally grown products.13  

 

Table	6‐7:			Agricultural	Profile,	2017	

 Montgomery 
County 

FMS LWIA Mohawk 
Valley 

Total number of farms 564 1,312 3,755 
Land in farms (acres) 114,990 236,990 702,171 
 Percent of total land area in farms 44.6% 24.4% 21.3% 
Market value of agricultural products sold 
(000s) $74,959 $133,154 $347,766 

Value of crops including 
nursery/greenhouse (000s) $17,874 $42,320 $105,210 

 Grain, seeds, and beans $7,221 $11,800 $33,710 

 
13 USDA Economic Research Service, “Growing Organic Demand Provides High‐Value Opportunities for Many Types 
of Producers,” Amber Waves, February 6, 2017. 
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Table	6‐7:			Agricultural	Profile,	2017	

 Montgomery 
County 

FMS LWIA Mohawk 
Valley 

 Vegetables and melons $1,180 $5,629 $11,248 
 Fruit and berries $362 $1,527 $4,866 
 Nursery and greenhouse products* ~$300 ~$2,889 ~$9,317 
Value of livestock, poultry, and their 
products (000s) $57,085 $90,835 $242,556 

 Milk and dairy products $45,860 $71,749 $199,226 
 Cattle and calves $9,508 $14,846 $32,348 
 Sheep, goats, wool, mohair, milk $589 $1,109 $2,036 
 Poultry and eggs $320 $752 $1,223 
Number of farms with $100,000 or more in 
sales 

137 272 695 

Farms in organic production 46 77 168 
Organic product sales, total (000s) $5,199 $6,578 $19,920 
Principal farm operators by primary 
occupation 737 1,827 5,224 

 Farming 472 1,036 2,659 
 Other 265 791 2,565 
Hired farm laborers 447 1,383 3,171 
Source:		U.S.	Department	of	Agriculture,	Agricultural	Census. 
* Data withheld for Montgomery County; figures shown are estimated. 

 

The 2017 Montgomery County Agricultural and Farmland Protection Plan acknowledges that 
the County has many strengths on which to capitalize for agricultural economic development.  
In addition to high quality farmland, assets include the availability of agricultural support 
services, transportation access, proximity to post-secondary educational institutions, and 
public infrastructure.  The plan recommends several strategies to encourage food-related 
innovation and entrepreneurship and facilitate the storage, processing, packaging, 
production, transport and distribution of local agricultural products. 

6.2.4 Regional Industry Clusters and Significant Industries 

Empire State Development has defined 16 industry clusters in New York State.  Clusters are 
groups of related industries that drive wealth creation in a region, primarily through the 
export of goods and services to domestic or foreign customers outside of their home market.  
Firms and industries within a cluster share talent, infrastructure, input suppliers, and/or 
technology, or have other characteristics in common.  
 
A 2014 report by the NYS Department of Labor examined these industry clusters in the 
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economy of the state and each of its 10 labor market regions.14  Mohawk Valley cluster 
employment totaled 54,900 in 2013, representing 38% of the private sector jobs in the 
region.  Total cluster wages were $2.3 billion, with an average annual salary of $42,500. 
Travel and tourism had the most employment of any industry cluster in the Mohawk Valley, 
with 11,500 jobs, followed by financial services (7,900).15   Distribution and logistics had the 
third highest job count (7,600), and ranked second after financial services in total wages paid 
($331.6 million).  Although food processing was in seventh place with respect to employment, 
it was tied with financial services for generating the most regional exports, at $1.9 billion.   

 

Another NYS DOL report produced in 2015 identified 9 “significant industries” in the Mohawk 
Valley region based on various criteria.16  These are listed in Table 6-8 with their job counts 
in Montgomery County and the region in 2018.  All nine industries employed at least 2,000 
people in the region in 2014 and three of them experienced employment growth between 
2009 and 2014 despite a national recession.  According to NYS DOL, these industries shared 
one or more of the following characteristics: 
 
 Above-average job growth, on an absolute or percentage basis, between 2009 and 2014;  
 Higher-than-average wages; or 
 Strong expected growth through 2022. 

 

Table	6‐8:		Significant	Industries	in	the	Mohawk	Valley	Region	

NAICS 
Code 

Industry Subsector 
Employment, 2018 

Mohawk 
Valley 

Montgomery 
County 

County as % 
of Region 

238 Specialty Trade Contractors 2,980 358 12.0% 
311 Food Manufacturing 2,611 525 20.1% 
493 Warehousing & Storage 4,280 954	 22.3% 

541 Professional, Scientific, and Technical 
Services 

4,879 224 4.6% 

611 Educational Services 4,136 46 1.1% 
621 Ambulatory Health Care Services 8,730 1,257 14.4% 
622 Hospitals 10,548 1,442 13.7% 
623 Nursing & Residential Care Facilities 9,144 1,429 15.6% 
624 Social Assistance 10,901 836 7.7% 

 Total,	All	Private	Industries	 148,046	 16,887	 11.4%	

 
14 NYS Department of Labor, Division of Research and Statistics. Industry	Clusters	in	New	York’s	Economy:	A	
Statewide	and	Regional	Analysis.  June 2014.  Accessed at https://www.labor.ny.gov/stats/PDFs/State-
regional-industry-clusters-report-2013.pdf. 
15 Unlike construction or manufacturing, tourism is not a discrete industry; rather, it comprises a diverse mix 
of industries and establishments that supply goods and services to travelers. The state’s travel and tourism 
cluster includes all or a prorated share of industries in five groups:  accommodations; culture, recreation, and 
amusements; food services; passenger transportation; and travel retail.     
16 NYS Department of Labor, Division of Research and Statistics.  Significant industries: A Report to the Workforce 
Development System, Mohawk Valley.  September 2015.  Accessed at https://labor.ny.gov/stats/PDFs/Significant‐
Industries‐Mohawk‐Valley.pdf. 
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Table	6‐8:		Significant	Industries	in	the	Mohawk	Valley	Region	

NAICS 
Code 

Industry Subsector 
Employment, 2018 

Mohawk 
Valley 

Montgomery 
County 

County as % 
of Region 

Source:		NYS	Department	of	Labor,	Quarterly	Census	of	Employment	&	Wages. 
Numbers shown in italics are estimated based on other sources due to data suppression issues. 

 

To identify the significant industries in Montgomery County, we applied similar criteria using 
county-level employment data at the 3-digit NAICS level.  Each of the 14 industries listed in 
Table 6-9 employ at least 250 people countywide, and share one or more of the following 
characteristics: 

 

 Above-average job growth, on an absolute or percentage basis, between 2008 and 2018;  
 Higher-than-average wages (i.e., above the County average of $39,804 per year); or 
 Strong expected growth through 2026. 

 

Table	6‐9:		Significant	Industries	in	Montgomery	County	

NAICS 
Code 

Industry Subsector 

Employment 
Change, 2008-

18 

Avg 
Annual 
Wage 

Proj. % 
Change, 
2016-
2026 

Why 
Industry 

is 
Significant Net Pct 

238 Specialty Trade Contractors 6 1.7% $46,291 9.3% W, P 
311 Food Manufacturing -55 -9.5% $62,963 14.2% W, P 
321 Wood Product Manufacturing 63	 29.7%	 $38,000	 13.0% G, P 

332 
Fabricated Metal Product 
Manufacturing -52 -15.2% $41,583 1.3% W 

423 
Merchant Wholesalers, Durable 
Goods -1 -0.3% $63,034 -5.4% W 

441 Motor Vehicle and Parts Dealers 4 0.8% $42,759 8.3% W, P 
452 General Merchandise Stores 248 65.8% $21,376 1.6% G 
484 Truck Transportation 136 49.6% $51,824 2.1% G, W 
493 Warehousing & Storage 320	 50.5%	 $44,000	 19.1% G, W, P 

541 
Professional, Scientific, and 
Technical Services -12 -5.1% $47,761 9.5% W, P 

561 
Administrative and Support 
Services 96 57.5% $41,802 9.3% G, W, P 

621 Ambulatory Health Care 
Services 450 55.8% $45,185 35.7% G, W, P 

623 Nursing & Residential Care 
Facilities 

13 0.9% $33,036 13.4% P 

624 Social Assistance 235 39.1% $22,597 29.9% G, P 
722 Food Services & Drinking Places -24 -2.3% $17,531 10.9% P 

 Total,	All	Private	Industries	 655	 4.0%	 $39,804	 8.0%	 ‐	
Source:		NYS	Department	of	Labor,	Quarterly	Census	of	Employment	&	Wages	and	Long‐Term	Industry	
Employment	Projections,	Mohawk	Valley,	2016‐2026. 
Numbers shown in italics are estimated based on other sources due to data suppression issues. 
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Table	6‐9:		Significant	Industries	in	Montgomery	County	

NAICS 
Code Industry Subsector 

Employment 
Change, 2008-

18 

Avg 
Annual 
Wage 

Proj. % 
Change, 
2016-
2026 

Why 
Industry 

is 
Significant Net Pct 

G: Industry experienced above-average job growth; can be net or percentage growth. 
P: Above-average growth projected in the Mohawk Valley for 2016-2026. 
W: Industry pays above-average wages. 

 

Many of the industries identified as “significant” in Montgomery County are also industries in 
which the County already has an above-average share of employment based on location 
quotients.  These include food, wood products, and fabricated metal product manufacturing; 
truck transportation and warehousing and storage; and ambulatory health care services, 
nursing and residential care facilities, and social assistance.   

 

The Mohawk Valley Regional Economic Development Council (MVREDC) Strategic Plan 
issued in 2011 proposed a vision for the region and presented five strategies to achieve this 
vision.  One of them called for strengthening regional business, industry and employment 
concentrations with high growth potential, listing “key targeted regional concentrations” 
such as agriculture and food processing, financial services, travel and tourism, health care 
and medical services, cybersecurity/ information technology, semiconductors and 
nanotechnology, industrial machinery, materials processing, transportation equipment, and 
distribution. 

 

Since then, the MVREDC has identified a series of “strategic industries” to prioritize 
investments in economic development, education and workforce development, public 
infrastructure, and community revitalization:  advanced manufacturing, agribusiness and 
food systems, cybersecurity and information technology, and tourism.  The Mohawk Valley 
Upstate Revitalization Initiative (URI) Plan, produced in 2015, focused on 3 core industries: 
“STEM-intensive industries” (which included cybersecurity, nanotechnology, and unmanned 
aerial systems), agribusiness, and tourism. 
 
The MVREDC’s 2019 Progress Report asserts that “manufacturing, tourism, innovation, and 
food systems” in the Mohawk Valley are “flourishing.”  In 2018, the MVREDC reports, the 
region’s manufacturing sector accounted for $2.5 billion in regional output, a 34% increase 
from 2010.  Food and metal products were among the industries exporting goods around the 
world.17   

   

 
17 Mohawk Valley Regional Economic Development Council, State of the Region:  Mohawk Valley 2019 Progress 
Report.   
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6.3 Resource Assessment 

6.3.1 Site Selection Criteria 
According to Area	
Development	 Magazine’s 
annual survey of corporate 
executives, the availability of 
skilled labor and labor costs 
are among the most important 
factors that businesses 
consider when making 
location decisions (Table 6-
10).  Highway accessibility, 
which has ranked first or 
second in previous surveys, is 
also at the top of the list.  Other 
cost factors among the top ten 
included corporate tax rates, 
tax exemptions, and state and local incentives.  About half of the survey respondents in 2018 
were from the manufacturing sector, while 15% represented the distribution and logistics 
industry. 

 

Among site selection consultants surveyed, Area	Development reported, there was a three-
way tie for first place between availability of skilled labor, highway accessibility, and 
proximity to major markets.  Labor costs and state and local incentives rounded out the top 
five.  

 

While the survey results do not necessarily reflect the opinions of all corporate executives, 
the findings have been relatively consistent from year to year.  The placement of the 
availability of skilled labor at the top of the list is clearly indicative of the tight labor market 
and business leaders’ concerns about the difficulties they are having in finding qualified 
workers.  This is a nationwide issue exacerbated by low unemployment and demographic 
changes.   

 

The high ranking of labor costs as a major factor in location decisions could bode well for 
Montgomery County if the area can continue to attract workers from adjacent counties that 
have a more plentiful supply of labor (see discussion of labor resources below).  The 
importance of highway accessibility and proximity to major markets could also be 
advantageous, especially for Canajoharie.   

   

Table	6‐10:		Top	Ten	Site	Selection	Factors,	2018	
Ranking  Factor  Percent 

1  Availability of Skilled Labor  90.5% 

2  Labor Costs  89.1% 

3  Highway Accessibility  87.2% 

4  Corporate Tax Rate  86.7% 

5  Tax Exemptions  83.0% 

6  Quality of Life  82.8% 

7  State and Local Incentives  82.5% 

8  Energy Availability and Costs  77.8% 

9  Available Buildings*  76.7% 

10  Occupancy or Construction Costs  76.1% 

Source:  Area Development Magazine, 33rd Annual Corporate 
Survey & the 15th Annual Consultant Survey, Q1 2019.   
Percentages reflect the total of “Very Important” and 
“Important” ratings.     
* Available Land was ranked #11. 
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6.3.2 Labor Resources 
Montgomery County is a net exporter of labor with 11,658 residents commuting outside the 
County for employment and 10,198 workers commuting into the County from other locations 
(see Figure 6.1 below); in addition, 6,823 individuals both live and work in the County.    

 

 

As illustrated on the left side of Table 6-11, 40% of workers with jobs in the County also live 
and work in Montgomery County, while 60% commute to jobs in the County from other 
locations. Most of the in-commuters come from neighboring Fulton County and, to a much 
smaller extent, Schoharie County.  Jobholders also travel to Montgomery County from the 
counties of Saratoga, Schenectady, Oneida, Herkimer, and Albany – even from as far away as 
Warren County.    

 

Nearly 44% of those who work in Montgomery County commute less than 10 miles (43.6%).  
That figure, however, represents a decline from 52% over the last decade.  Workers are now 
traveling greater distances.  Between 2007 and 2017, the share of jobholders traveling more 
than 50 miles to work in Montgomery County increased from 9.8% to 13.8%.   

 

Of Montgomery County residents who are employed (see right side of Table 6-11), 36.9% also 
work in Montgomery County, while 11% travel to Fulton County for work.  In addition, many 
residents work in the counties of Albany, Schenectady, and Saratoga.  In general, employed 
residents who live in Montgomery County are more likely to commute eastward to jobs in the 
Albany-Schenectady-Troy metro area than westward to the Utica-Rome metro area.   

    

 

Figure 6‐1:  Labor Inflow and Outflow, Montgomery County 

Source:		U.S.	Census	Bureau,	OntheMap	Application	and	LEHD	Origin‐Destination	Employment	Statistics. 
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Table	6‐11:		Where	Workers	Live	and	Residents	Work,	Montgomery	County	

Origins of Montgomery County Workers 
(Montgomery	County	Labor	Shed)	

Destinations of Montgomery County Residents 
(Montgomery	County	Commute	Shed)	

County Count Share County Count Share 
Montgomery County, NY 6,823 40.1% Montgomery County, NY 6,823 36.9% 
Fulton County, NY 3,452 20.3% Fulton County, NY 2,072 11.2% 
Saratoga County, NY 1,078 6.3% Schenectady County, NY 1,939 10.5% 
Schenectady County, NY 1,023 6.0% Albany County, NY 1,785 9.7% 
Oneida County, NY 557 3.3% Saratoga County, NY 1,259 6.8% 
Albany County, NY 535 3.1% Schoharie County, NY 435 2.4% 
Herkimer County, NY 510 3.0% Herkimer County, NY 357 1.9% 
Schoharie County, NY 323 1.9% Onondaga County, NY 338 1.8% 
Warren County, NY 261 1.5% Oneida County, NY 328 1.8% 
Otsego County, NY 200 1.2% New York County, NY 274 1.5% 
All Other Counties 2,259 13.3% All Other Counties 2,871 15.5% 

Distance Traveled from Home Distance Traveled from Home 
Less than 10 miles 7,419 43.6% Less than 10 miles 6,473 35.0% 
10 to 24 miles 4,963 29.2% 10 to 24 miles 5,849 31.6% 
25 to 50 miles 2,334 13.7% 25 to 50 miles 2,947 15.9% 
Greater than 50 miles 2,305 13.5% Greater than 50 miles 3,212 17.4% 
Source:		U.S.	Census	Bureau,	OntheMap	Application	and	LEHD	Origin‐Destination	Employment	
Statistics.	   
Data is as of 2017, the most recent available.  Due to differences in methodology, the job counts 
shown are not comparable to those from other sources. 

 

Examining inbound and outbound commutation on an industry basis reveals that 
manufacturing, health care, and transportation and warehousing are net importers of labor 
(Figure 6-2).  In other words, there are more jobholders in these industries commuting into 
Montgomery County than there are residents employed in these industries leaving the 
County to work.  In contrast, government, professional services, and accommodation and 
food services are among the largest net exporters of labor.   

 

Chapter 5 described the skills gaps and labor shortages facing employers in such industries 
as manufacturing, logistics and distribution, and construction.  These challenges are being 
experienced nationally and regionally as well as locally and were intensified by low levels of 
unemployment prior to the Covid-19 pandemic.  The chapter identified several specific 
occupational categories that are in short supply:  mechanical, electrical, and industrial 
engineers; production workers; maintenance and repair technicians; the building trades (e.g., 
carpenters, electricians); and truck drivers.  For companies that rely on these types of 
workers, it will continue to be necessary to recruit labor from outside Montgomery County.   
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The Montgomery County labor shed, the area from which the County draws its workforce, 
can be defined based on the information presented in Table 6-11.  The primary labor shed, 
made up of Montgomery, Fulton, and Schoharie Counties, accounts for the biggest share of 
jobholders (about 62%).  The secondary labor shed, which represents about 24% of 
individuals employed in Montgomery County, is made up of seven counties:   Herkimer, 
Oneida, and Otsego in the Mohawk Valley and Albany, Schenectady, Saratoga, and Warren in 
the Capital Region.   

 

As shown in Table 6-12, the primary labor shed experienced a moderate population gain of 
1.7% per year from 2000 to 2010, but Census estimates reveal a loss of more than 4,000 
residents between 2010 and 2018.  The population of the secondary labor shed increased by 
3.6% annually from 2000 to 2010, but has been relatively stagnant since then, with Saratoga 
being the only county to experience significant growth.   

   

Figure	6‐2:  Net Inflow and Outflow by Industry Sector, Montgomery County 

Source:		U.S.	Census	Bureau,	OntheMap	Application	and	LEHD	Origin‐Destination	
Employment	Statistics. 
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Table	6‐12:		Population	Trends,	Montgomery	County	Labor	Shed	

 
2000 2010 2018 

Avg Annual 
% Change, 
2000-10 

Avg Annual 
% Change, 
2010-18 

Montgomery County 49,605 50,300 49,455 1.4% -1.7% 
Fulton County 54,976 55,462 53,591 0.9% -3.4% 
Schoharie County 31,514 32,692 31,097 3.7% -4.9% 
Total,	Primary	Labor	
Shed	

136,095 138,454 134,143 1.7% ‐3.1% 

Herkimer County 64,451 64,461 61,833 0.0% -4.1% 
Oneida County 235,146 234,763 229,577 -0.2% -2.2% 
Otsego County 61,860 62,258 59,749 0.6% -4.0% 
Albany County 295,106 304,078 307,117 3.0% 1.0% 
Schenectady County 146,581 154,864 155,350 5.7% 0.3% 
Saratoga County 201,514 220,105 230,163 9.2% 4.6% 
Warren County 63,273 65,670 64,265 3.8% -2.1% 
Total,	Secondary	Labor	
Shed	

1,067,931	 1,106,199	 1,108,054	 3.6%	 0.2%	

Source:		U.S.	Census	Bureau	and	Cornell	Applied	Program	on	Demographics. 
 

Based on the most recent American Community Survey Five-Year Estimates (2013-17), 
Montgomery County has a median age of 41.1 years, while residents in Fulton and Schoharie 
Counties tend to be older, with medians of 43.4 and 44.1, respectively.  In the secondary labor 
shed, the median age ranges from 37.8 years in Albany County – the same as the national 
median – to 46.2 in Warren County.   

 

The comparison of age cohorts in Montgomery County and its labor shed, shown in Figure 6-
3, indicates that the local population skews slightly older than the U.S. population.  
Approximately 18,300 County residents or 36.9% are between the ages of 25 and 54.  This is 
considered the prime working-age population, when rates of labor force participation are at 
their peak.  There are roughly 50,400 residents of prime working-age in the primary labor 
shed and 471,000 in the secondary labor shed. 
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Selected labor force characteristics are shown in Table 6-13.  The labor force participation 
rate among individuals ages 20 through 64 in the primary labor shed, 74.8%, falls slightly 
below the national rate of 77.0%, while the participation rate in the secondary labor shed 
(78.8%) is slightly above the national rate.   

 

Educational attainment levels in the primary labor shed are somewhat lower than national 
averages, which is typical of rural-agricultural counties.  Approximately 87% of residents age 
25 and older have at least a high school diploma or its equivalent, roughly the same as the 
national figure, while 18.4% have a four-year college degree or higher, compared to 30.9% 
nationwide.  From a competitive perspective, Montgomery County has a strong base of high 
school educated talent, but it is less likely to attract the types of companies that require most 
employees to have a bachelor’s degree without pulling in labor from other locations.  Notably, 
the secondary labor shed has higher rates of educational attainment as well as a significant 
college-aged population that could be tapped for seasonal and part-time employment.   

 

Figure	6‐3:		Age Cohorts in the Montgomery County Labor Shed	

Source:		U.S.	Census	Bureau,	2013‐17	American	Community	Survey	Five‐Year	Estimates.	
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Table	6‐13:		Selected	Labor	Force	Characteristics,	Montgomery	County	Labor	Shed	

 

Labor Force 
Participation 

Rate, 
Population 
Ages 20-64 

Educational Attainment, Persons Aged 25 and Older 
% with High 

School 
Diploma/GED 

or Higher 

% with 
Associate 
Degree or 

Higher 

% with 
Bachelor’s 
Degree or 

Higher  

% with 
Graduate or 
Professional 

Degree 
Montgomery County 76.0% 85.2% 30.6% 17.0% 6.9% 
Fulton County 74.6% 87.0% 31.3% 17.7% 7.9% 
Schoharie County 73.3% 88.7% 34.0% 21.6% 8.9% 
Total,	Primary	Labor	
Shed	

74.8%	 86.7%	 31.7%	 18.4%	 7.8%	

Herkimer County 78.3% 89.8% 34.2% 20.7% 8.8% 
Oneida County 73.1% 88.1% 35.7% 23.9% 9.7% 
Otsego County 76.1% 91.0% 41.5% 29.6% 14.3% 
Albany County 81.6% 92.6% 51.9% 40.5% 19.5% 
Schenectady County 77.7% 90.2% 43.6% 30.8% 13.5% 
Saratoga County 82.2% 93.9% 52.0% 40.4% 17.0% 
Warren County 79.1% 91.7% 40.3% 29.3% 13.7% 
Total,	Secondary	
Labor	Shed	

78.8%	 91.3%	 45.1%	 33.2%	 14.8%	

U.S.	Benchmark	 77.2%	 87.3%	 39.2%	 30.9%	 11.8%	
Source:		U.S.	Census	Bureau,	2013‐17	American	Community	Survey	Five‐Year	Estimates.	

 

6.3.3 Labor Costs 
As illustrated in Table 6-14, labor costs for selected occupational classifications in the 
Mohawk Valley are very competitive relative to New York State and the U.S., as well as the 
Capital Region.  This is consistent with the Mohawk Valley’s lower cost of living, discussed 
below.  The competitive wages in Montgomery County can be advantageous in attracting 
businesses provided that there is an adequate supply of labor within commuting distance.     

 

Table	6‐14:		Median	Annual	Wages	for	Selected	Occupational	Classifications	

 Mohawk 
Valley 

Capital 
Region 

New York 
State 

U.S. 

Management Occupations $92,760 $107,000 $136,470 $104,240 
Business and Financial Occupations $59,880 $67,210 $80,880 $68,350 
Computer and Mathematical Occupations $71,020 $78,380 $91,630 $86,340 
Architecture and Engineering Occupations $73,640 $85,220 $82,570 $80,170 
Life, Physical, and Social Science 
Occupations 

$50,160 $62,810 $67,840 $66,070 

Arts/Design, Entertainment, Sports, and 
Media $39,930 $50,190 $65,690 $49,290 

Healthcare Practitioners and Technical $61,530 $65,010 $78,930 $66,440 
Food Preparation and Serving Related $23,070 $25,660 $26,900 $23,070 
Sales and Related Occupations $24,900 $28,970 $31,670 $28,180 
Office and Administrative Support 
Occupations $33,530 $38,750 $40,500 $35,760 
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Table	6‐14:		Median	Annual	Wages	for	Selected	Occupational	Classifications	

 Mohawk 
Valley 

Capital 
Region 

New York 
State U.S. 

Construction and Extraction Occupations $44,590 $50,070 $58,100 $46,010 
Installation, Maintenance, and Repair $41,930 $47,400 $50,510 $45,540 
Production Occupations $32,600 $40,040 $36,500 $35,070 
Transportation and Material Moving $32,800 $37,250 $37,800 $32,730 
Total,	All	Occupations $35,510	 $43,130	 $46,010	 $38,640	
Source:		U.S.	Bureau	of	Labor	Statistics,	Occupational	Employment	Statistics	Survey. 
Note:  Data is not available at the county level.  	

 

6.3.4 Educational Resources 
Another important resource for economic development is college enrollment and the number 
of annual graduates from specific programs and fields of study.  As shown in Table 6-15 
below, there are 11 colleges located within 40 minutes of the Village of Canajoharie.  Four of 
them are private colleges and 6 are two-year schools.  These institutions had more than 
37,000 students enrolled as of fall 2018. 

 

In the 2017-18 academic year, the two-year colleges awarded a total of 316 certificates and 
2,487 associate degrees.  The four-year colleges, three of which offer advanced degree 
programs, awarded 3,960 bachelor’s degrees and 793 master’s degrees.   Consistent with 
industry demand, health professions and related programs (e.g., nursing) had the most 
degrees conferred, followed by business administration and management, liberal arts and 
sciences, and homeland security and law enforcement (Figure 4).   

 

Table	6‐15:		Area	Colleges	and	Universities	

Institution Total 
Enrollment  

1-2 Year 
Certificates 

Awarded 

Associate 
Degrees 
Awarded 

Bachelor’s 
Degrees 
Awarded 

Master’s 
Degrees 
Awarded 

Fulton-Montgomery Community College           2,451               22           357   -   -  
SUNY College of Agriculture and 
Technology at Cobleskill 

   
2,278  

             16           268            404   -  

Herkimer County Community College           2,398                21            415   -   -  
Schenectady County Community College           5,231                82            455   -   -  
Union College           2,197   -   -            499   -  
Mohawk Valley Community College           6,317             175            902   -   -  
SUNY Polytechnic           3,023   -   -            509           192  
Utica College           5,196   -   -           822           466  
Saint Elizabeth College of Nursing              197   -              90   -   -  
Hartwick College           1,176   -   -            274   -  
SUNY Oneonta            6,543   -   -          1,452           135  
TOTAL	 							37,007		 										316		 						2,487		 							3,960		 									793		
Source:			U.S.	Department	of	Education,	National	Center	for	Educational	Statistics. 	
Enrollment is as of fall 2018; degrees awarded are 2017-18. 
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SUNY Polytechnic Institute and Union College in Schenectady are the only colleges on the list 
that offer four-year programs in engineering.  Together, they awarded 123 bachelor’s degrees 
in engineering and 119 in engineering technology in 2017-18.   

 

For a discussion of career and technical education programs at the secondary and post-
secondary levels, see Chapter 5. 

 

 

Montgomery County has five public school districts:  Amsterdam, Canajoharie, Fonda-
Fultonville, Fort Plain, and Oppenheim-Ephratah-St. Johnsville.  Except for Amsterdam and 
Fonda-Fultonville, these districts are small, with fewer than 1,000 students each; as a result, 
student/teacher ratios are low.  Based on preliminary figures from the NYS Department of 
Education, 7,468 students were enrolled in these districts in the 2018-19 school year, with 
30% in grades 9 through 12.  Public school enrollment in the County overall has been on a 
slow downward trajectory as a result of long-term population decline.  The County has a 
handful of private religious schools that had a total enrollment of 269 in 2018-19.     

 

 

Figure 6‐4:  Degrees Awarded by Area Colleges by Program, 2017‐18 

Source:		National	Center	for	Educational	Statistics.	
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Table 6-16 shows the post-graduation plans of seniors completing high school by county in 
2016-17 (the most recent available).  Nearly three-quarters of completers in Montgomery 
County schools said that they would be attending either two-year or four-year college after 
graduation, while 13% said that they would be seeking employment.  Montgomery, Fulton, 
and Herkimer had the lowest proportion of completers heading directly to four-year college, 
but the highest share going to two-year college.  Otsego, Schoharie, and Herkimer, all 
predominantly rural counties, had the highest percentage of seniors who said they would be 
seeking employment upon completing high school.   

 

Table	6‐16:		Post‐Graduation	Plans	of	Completers	by	County,	2016‐17	

County	
Total	

Graduates	
Total	

Completers	
4‐Year	
College	

2‐Year	
College	

Other	Post‐
Secondary*	

Military	
Service	

Employment	 Other	

Montgomery 474 500 30% 44% 2% 3% 13% 8% 
Fulton 514 531 26% 44% 1% 4% 16% 10% 
Schoharie 298 312 44% 24% 2% 4% 20% 5% 
Herkimer 643 666 28% 45% 2% 4% 19% 3% 
Otsego 523 541 48% 23% 1% 4% 21% 3% 
Oneida 2,352 2,408 39% 40% 1% 3% 13% 4% 
Albany 2,677 2,747 49% 35% 1% 1% 7% 7% 
Saratoga 2,531 2,585 49% 30% 6% 3% 8% 4% 
Schenectady 1,416 1,437 43% 40% 2% 2% 8% 5% 
Warren 688 707 46% 31% 2% 3% 16% 2% 
Source:		NYS	Education	Department,	School	Report	Card	data.	
Graduates refers to students receiving a local diploma with or without a Regents endorsement; completers 
include graduates plus students receiving an Individualized Education Diploma (IEP). 
* Includes trade schools and vocational-technical schools. 

 

6.3.5 Transportation Access 
The Village of Canajoharie offers direct access to the NYS Thruway (Interstate 90).  The 
Thruway extends from Yonkers, north of the New York City line, to the Pennsylvania state 
line at the western edge of Chautauqua County; it becomes Interstate 87 south of Albany.  One 
of the largest toll highway systems in the nation, the NYS Thruway connects Montgomery 
County and the Mohawk Valley to New England, New Jersey, and Pennsylvania, as well as the 
provinces of Ontario and Quebec in Canada.  Canajoharie is also served by Route 5S, a state 
roadway that runs east-west along the Mohawk River, and Route 10, a north-south state 
highway that intersects Interstate 88 near Cobleskill and U.S. Route 20 outside Sharon 
Springs.   

 

More than 23,000 vehicles per day pass the Village of Canajoharie along the NYS Thruway.  
Daily vehicular traffic along Route 5S and Route 10 in Canajoharie is approximately 8,300 and 
9,400, respectively. 

 

The nearest commercial airport is Albany International Airport, located less than an hour 
from Canajoharie.  It is served by major carriers including Allegiant Air, American Airlines, 
Delta, Frontier, JetBlue, Southwest Airlines, and United, providing direct flights to Atlanta, 
Baltimore, Charlotte, Chicago, Detroit, Fort Lauderdale, Orlando, Philadelphia, Tampa, and 
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Washington, DC.  It is also used by smaller regional aircraft and cargo planes.  According to 
the Federal Aviation Administration, Albany International had 1.4 million enplanements in 
2018.  Various improvements are currently underway at the airport, including the 
construction of a second parking garage.   

 

There are also several general aviation airports within 40 minutes’ drive of Canajoharie, 
including Schenectady County Airport in Glenville, Fulton County Airport in Johnstown, and 
Frankfort-Highland Airport outside Utica. 

 

6.3.6 Real Estate 
Table 6-17 presents an inventory of office and industrial property listings in Montgomery 
County as of December 2019.  The inventory provides a general sense of the existing space 
available and associated asking prices.      

 

As the table indicates, there are currently 4 office properties listed for sale, totaling 25,000 
SF.  Asking prices range from $10 to $72 per SF.  The office space available for lease is in a 
building that also offers warehouse space, and it is unclear how the square footage is divided; 
the asking rent is $7 per SF gross.  The limited number of office rentals listed by commercial 
brokers suggests that some vacancies are marketed informally.  Two offices listed for lease 
in Fulton County, both in the City of Gloversville, have asking rents of $4 and $6 per SF 
modified gross. 

 

The 6 industrial properties listed for sale total 116,390 SF.  Asking prices range from $9 to 
$28 per SF; the variations in the cost per SF can probably be attributed to differences in the 
age and condition of each building.  Among the properties available for lease, asking prices 
range from $2.25 to $3.50 per SF.   Four industrial buildings offered for lease in Fulton County 
are asking $3.25 to $4.95 per SF gross. 

 

Table	6‐17:		Available	Office	and	Industrial	Properties	in	Montgomery	County	

Address/Location  Bldg SF  Sale Price 
Sale Price 
Per SF 

Lease Price  
Per SF 

Lease 
Terms 

OFFICE 

191 Guy Park Ave., Amsterdam  7,500  $440,000  $59  ‐   

2 Guy Park Dr., Amsterdam  5,537  $399,000  $72  ‐   

45 Market St., Amsterdam  12,375  $120,000  $10  ‐   

100 Church St., Amsterdam  95,571  ‐  ‐  $7 (office)  gross 

INDUSTRIAL 

61 Edson St., Amsterdam  71,240  ‐  ‐  $2.25   

1785 Route 5S, Amsterdam  53,000  $1,500,000  $28  $3.50  NNN 

300 Forest Ave., Amsterdam  22,290  $625,000  $28  ‐   

38 Park Dr., Amsterdam  237,000  ‐  ‐  $2.75   

49 Park St., Amsterdam  41,100  $359,000  $9  ‐   

100 Church St., Amsterdam  95,571  ‐  ‐  $3 (warehouse)  gross 

Source: Loopnet.com and Pyramid Brokerage.  Listings as of 12/16/2019. 
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Not included in the table is a listing for a proposed 1 million SF distribution facility that would 
be constructed on Route 5S in the Town of Florida if a tenant is secured.  The site is less than 
2 miles from Thruway Exit 27, and the asking lease rate is $6.50 per SF triple net. 

 

There are several sites in the County with vacant land available for sale (10 acres or more) 
that could support possible industrial uses as of mid-December 2019.  The largest is a 52.2-
acre property “zoned for manufacturing/mixed use” off Wallins Corner Road in the Town of 
Amsterdam.  Other sites include 26 acres with frontage on the NYS Thruway, split between 
the City of Amsterdam and the Town of Florida; 18 acres directly off Exit 28 in the Town of 
Glen; and 12 acres on two parcels across from Exit 27 in Amsterdam.  Asking prices range 
from $20,000 per acre for the Wallins Corner site to $85,400 for the site across from Exit 27, 
which could also be used for a hotel or restaurant.  There is also a 341-acre site in the Town 
of Florida and City of Amsterdam listed as for sale or lease at a “price to be determined.” 

 

According to CBRE, the largest commercial real estate broker in the greater Capital Region, 
there is currently strong demand in the light industrial segment of the market, with a very 
limited inventory of Class A and better Class B buildings. The per square foot (SF) sales values 
of these properties has reportedly increased from $30 to $40 per SF up to $60 plus per SF.18   
The reduced availability of higher quality industrial buildings has also led to an increase in 
asking lease rates.  As of the second half of 2018, the regional average asking lease rate was 
$4.25 per SF triple net, up from $3.92 per SF the previous year.  Asking rates for new 
industrial buildings were in the $7-$8 per SF triple net range.19   

     

Table 6-18 provides data on the sale of office and industrial buildings that have occurred in 
Montgomery County since January 2017.20  The overall price per SF for office properties 
ranged from $14 to $66.  All but three of the office-related transactions involved buildings of 
less than 10,000 SF.  

 

On the industrial side, six warehouse buildings in the County sold at an average price of $20 
per SF, excluding one building for which the square footage was not available.  In addition, 
four industrial buildings were sold, with a price per SF ranging from $1 to $7.  There were no 
standard sales transactions involving land classified as industrial property. 

   

 
18 “The year ahead for the Capital Region’s commercial real estate industry,” Daily Gazette, February 28, 2019.  
Note that the “greater Capital Region” is defined here as including the counties of Albany, Schenectady, 
Rensselaer, Saratoga, Warren, Montgomery, and Fulton. 
19 CBRE Albany, Albany Industrial Market View 2018; “Three things to know about office and industrial space in the 
Albany region right now,” Albany Business Review, March 4, 2019. 
20 Excludes sales in which the buyer or seller is a government agency or lending institution, sales between relatives 
or related companies, foreclosures, and other transactions with unusual factors affecting the sales price.   
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Table	6‐18:		Office	and	Industrial	Building	Sales	in	Montgomery	County	
  OFFICE  INDUSTRIAL 

  Office 
Buildings 

Downtown 
Row Bldgs 

Converted 
Residences 

Warehouses 
Industrial 
Buildings 

Transactions  4  13  2  6  4 

Average Acreage  0.8  0.2  0.1  2.1  2.8 

Average Building SF  4,617  6,910  4,286  19,150  109,508 

Average Sale Price  $176,625  $96,077  $75,000  $389,000  $394,500 

Average Price Per SF  $66  $14  $17  $20  $4 

Source:  Montgomery County Real Property Tax Service.  Standard “arm’s length” transactions only.  

 

6.3.7 Utilities 
As described in more detail in Chapter 4, the Exit 29 Site is served by public water and sewer 
available from the Village of Canajoharie.  The site is also served by electric and natural gas 
utilities provided through National Grid.   

 

6.3.8 Cost of Living 
In most categories, the cost of living in Montgomery County is below national and state 
averages.  It also compares favorably with many other counties along the NYS Thruway 
corridor, as well as locations in Massachusetts and Pennsylvania (Table 6-19).  

 

Table	6‐19:		Comparison	of	Cost	of	Living	for	Selected	Locations	

County	&	State 
Overall	
Index 

Food 
Health	
Care 

Housing Utilities Transportation 

Montgomery, NY 79.6 98.1 98.6 46.8 109.5 81.5 
Genesee, NY 80.5 98.6 96.3 51.8 105.1 78.6 
Cayuga, NY 82.0 98.9 103.0 54.1 101.6 79.4 
Oneida, NY 84.1 99.0 99.3 55.4 107.7 85.7 
Monroe, NY 87.0 99.7 93.3 63.9 104.3 88.9 
Wayne, PA 88.8 102.0 102.9 68.2 96.9 94.5 
Schenectady, NY 90.4 101.3 98.1 73.9 110.8 84.3 
Hampden, MA 95.1 105.3 83.9 90.4 111.6 91.1 
Lehigh, PA 98.1 104.3 106.1 87.2 102.7 101.0 
Albany, NY 100.3 102.7 99.7 97.5 113.3 90.3 
Hampshire, MA 103.2 106.6 82.6 116.7 111.7 88.5 
Ulster, NY 104.7 104.4 110.8 97.8 118.1 108.6 
Saratoga, NY 105.2 104.2 98.7 115.1 108.3 89.5 
Orange, NY 119.7 103.8 116.0 114.3 128.8 152.0 
New	York	State 120.5 103.8 105.8 132.1 115.9 140.7 
USA 100.0 100.0 100.0 100.0 100.0 100.0 
Source:		Sperling's	Best	Places	Cost	of	Living	Calculator.					

 

6.3.9 Housing 
The availability and cost of housing is one of the primary factors that individuals incorporate 
into a location decision.  According to the NYS Office of Real Property Tax Services, the median 
sales price for a home in Montgomery County was $89,000 in 2018, based on the sale of 481 
residential properties.  The medians were higher in the counties of Fulton and Schoharie, at 
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$119,450 and $130,000 respectively, though these figures may be influenced by the number 
of seasonal homes.  In the Capital Region, the median sales price for a home was much higher, 
ranging from a low of $142,500 in Washington County to $289,300 in Saratoga County.  

 

Recent estimates from the 2012-2017. American Community Survey show that Montgomery 
County has approximately 23,500 housing units, 61% of them in single-family dwellings and 
about 20% in two-family structures.  More than two-thirds of the occupied units are owner-
occupied.   

 

Of the renter-occupied housing units in the County, 85% are in one- to four-family structures.  
Large apartment buildings with 10 or more units are relatively uncommon, making up less 
than 4% of the overall housing supply.  This can be attributed in part to the rural nature of 
Montgomery County; most of the apartment complexes are located in the City and Town of 
Amsterdam.    

 

A potential disadvantage for the County in business attraction is the age of its housing stock:  
87% of the housing units in the County are in structures built prior to 1990.  Although 
building permits were issued for nearly 800 new units in the County over the last ten years, 
the majority were for single-family homes.21  Most of the new housing authorized was in the 
Towns of Amsterdam and Florida, closest to the County’s population center.  Virtually no new 
housing has been constructed in the Village of Canajoharie in nearly thirty years.   

 

The low cost of housing in Montgomery County is an asset.  However, for some large 
companies, the age and condition of the housing stock and the relatively limited supply of 
rental units in modern apartment complexes may be perceived as a weakness that impacts 
their ability to attract skilled talent.   

 

6.3.10 Property Taxes 
The NYS Office of the State Comptroller (OSC) calculates full value property tax rates for 
counties, cities, towns, villages, and school districts.  Available on the website of the NYS Real 
Property Tax Service, the data allows for comparisons of the tax rates per $1,000 of taxable 
value.   

 

In the fiscal year ending 2018, the OSC property tax rate for Montgomery County was $12.68 
per $1,000.  This was the highest of all OSC rates for counties in the Mohawk Valley including 
Fulton ($8.76), Herkimer ($5.81), Oneida ($6.74), Otsego ($2.76), and Schoharie ($9.78).   

 

Property in the Village of Canajoharie had an OSC tax rate of $9.70 per $1,000.  The average 
OSC property tax rate for all villages in Montgomery County was $7.54, so the rate in 
Canajoharie was above average (though not the highest) compared to its peers. 

 

 
21 U.S. Department of Housing and Urban Development, SOCDS Building Permits Database. 
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Most of the Village of Canajoharie is in the Canajoharie school district, where the OSC 
property tax rate was $19.73 per $1,000 of taxable value.  Combining the County, Village, and 
school district tax rates yields a total OSC property tax rate of $42.11 per $1,000, a slight 
decrease from $42.65 in the previous fiscal year.   

 

6.3.11 Conclusions 
Based on the assessment of resources for economic development, the following provides a 
summary of Montgomery County’s strengths and weaknesses from a competitive standpoint.  
It should be noted that some of these characteristics are common to rural-agricultural 
counties outside metropolitan areas.  The list also includes factors specific to the Exit 29 site.  
 

Strengths	 Weaknesses	
 Strategic geographic location (site)  Declining local population 

 Interstate highway access (site)   Aging labor force 
 Water and wastewater capacity (site)  Limited public transportation 
 Colleges within a 40-minute drive (site) - 

access to a variety of education and 
training programs 

  Low cost of living – competitive for 
northeastern U.S. 

 Reasonable supply of high school-
educated labor 

 Net importer of labor in health care, 
manufacturing, and transportation and 
warehousing – ability to draw commuters 
from Mohawk Valley and Capital Region 

 Below-average labor costs 
 Low cost real estate 
 Agricultural assets 
 Natural beauty, small town/rural 

character 

 Net exporter of labor (with noted 
exceptions) 

 Labor shortages in manufacturing, 
construction, transportation and 
warehousing 

 Limited supply of college-educated labor, 
except in secondary labor shed 

 Basic skill deficiencies among job 
applicants not currently employed 

 Lack of diversity in employment base – 4 
out of every 5 jobs are in five industry 
sectors 

 High property tax rates 
 Age and condition of housing stock 
 Shortage of modern/updated rental 

housing 
 Few modern/updated office and 

industrial buildings available for lease 
 Negative attitudes and perceptions 
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6.3.12 Target Opportunities 

The findings of the industry analysis and resource assessment facilitated the selection of potential 
target industries and operations for the Exit 29 Site.  Among the considerations were: 
 
 Industries with an established presence in Montgomery County and/or the Mohawk Valley 
 National industry trends 
 Industries experiencing employment growth that are also projected to add jobs over the next 

decade (see Appendix) 
 Alignment with industries targeted by regional and state economic development organizations 
 The benefits that Montgomery County and the Village of Canajoharie can offer for specific 

industries; and 
 Industries and types of operations with location requirements compatible with the 

characteristics of the Exit 29 Site. 

 
A brief profile of six target opportunities is provided below.  Each profile includes a description of 
the industry or type of operation, national industry trends driving growth and expansion, top 
occupational categories, specific activities or opportunities considered best suited to Montgomery 
County, and local competitive advantages and disadvantages.   

	
Target	Opportunity	1:		Food	and	Beverage	Manufacturing 

 
Description 
Companies in the food manufacturing industry transform agricultural products into food for 
intermediate or final consumption.  Except for bakeries, food products are sold to wholesalers or 
retailers for distribution to consumers.  Companies in the beverage manufacturing industry produce 
soft drinks, purify and bottle water, and manufacture brewery, winery, and distillery products. 

 
Components of the food processing industry include: 

 Animal/pet foods 
 Grain milling and cereal 
 Sugar/confectionary products 
 Fruits and vegetables 
 Dairy products  
 Meat, seafood, and poultry 
 Bakeries and tortillas 
 Other food products:  e.g., snack foods, prepared foods, flavorings, spices and extracts 
 

New York is one of the top 10 states for food and beverage industry jobs.  Although all subsectors are 
represented within the state, the largest subsectors are bakeries and tortillas, dairy products, and 
“other” food products. 

 
Industry	Trends		

 Greatest challenge for food and beverage industry is keeping up with food safety 



 Land Use and Zoning Analysis 

Exit 29 Site Reuse Analysis and Feasibility Study  83 

regulations and consumer trends 
 Consumer demand for packaged, prepared, and ”ready-to-eat” meals for households with 

busy lifestyles; foods that meet specific dietary restrictions (e.g., vegan, Kosher, gluten-
free); ethnic and organic foods; plant-based meats and “socially conscious” products; 
locally-sourced food products 

 Demand for high-quality pet foods - pet owners see their dogs and cats as members of the 
family 

 Growth in nutraceuticals, foods, supplements (and drinks) marketed for high nutritional 
value, containing specific ingredients or substances that are claimed to enhance human 
health  

 Drive for more sustainable packaging options 
 High spending within the food industry on research and product development; most is 

done in-house, but some is conducted by major food processing companies working with 
universities that have food science programs 

 Investments in automation and robotics are changing rather than eliminating jobs 
 U.S. growth potential is highest for “other” food products, beverages, poultry, animal 

feed/pet food, and dairy products 
 Some West Coast producers looking to expand East Coast presence and market access 

(example of Amy’s Kitchen, a California-based company building a new processing plant 
in Goshen) 

 Growth of craft beers and hard ciders 
 

Top	Occupational	Groups22	
In food manufacturing (NAICS 311):  
 Production Occupations:  53.6% 
 Transportation and Material Moving Occupations:  16.3% 
 Office and Administrative Support Occupations:  7.1% 
 Installation, Maintenance, and Repair Occupations:  6.0% 
 Sales and Related Occupations:  3.9% 
 
In beverage manufacturing (NAICS 3121): 
 Production Occupations:  27.8% 
 Sales and Related Occupations:  14.9% 
 Transportation and Material Moving Occupations:  14.6% 
 Office and Administrative Support Occupations:  8.1% 
 Installation, Maintenance, and Repair Occupations:  5.7% 
 

Local	Opportunities 
 Production of beer, cider, wine, or spirits with locally sourced ingredients 
 Food processing, packaging and/or distribution 
 Contract manufacturing for store-brand/private label products 

 
22 Source:  U.S. Bureau of Labor Statistics, National Employment Matrix, 2018. 
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 Food hub, as a farm-to-market opportunity (see below) 
 Food research and entrepreneurship center (see below) 
 

Needs	and	Requirements	
 Water quality and capacity  
 Sanitary sewer capacity 
 Electricity capacity  
 Natural gas capacity 
 Labor availability 
 Related industry presence – workforce with experience handling food-grade products 
 Proximity to suppliers 
 Proximity to markets 
 Interstate highway access (for shipping raw material and finished product) 
 Rail access (for certain commodities) 
 

Local	Competitive	Advantages	
 Strategic location 
 Excellent interstate access 
 Low cost real estate 
 Low labor costs 
 Water and wastewater capacity at Exit 29 site 
 Agricultural assets – raw materials for food and beverage production 
 Existing concentration of food processing industry employers (county and region) 
 

Local	Competitive	Disadvantages	
 Labor shortages – may require attracting workers from greater distances 
 High property tax rates – can be mitigated via PILOT agreement 
 

Food	Hubs	
Among the priority actions identified in the Montgomery County Agricultural and Farmland 
Protection Plan for agricultural economic development are supporting culinary incubators 
and entrepreneurial initiatives, assessing the feasibility of an “agricultural center” at 
Thruway Exit 29, and determining the need for a food hub.  The U.S. Department of 
Agriculture (USDA) defines a food hub as “a centrally located facility with a business 
management structure facilitating the aggregation, storage, processing, distribution and/or 
marketing of locally/regionally produced food products.” The food hub concept has been 
proposed in many parts of upstate New York as a tool for linking farmers with existing and 
emerging markets.   
 
The USDA Food Hub Directory23 lists 13 food hubs currently operating in New York State.  An 
example is the Catskills Food Hub, an aggregation, distribution, and marketing center for local 

 
23 https://www.ams.usda.gov/local‐food‐directories/foodhubs 



 Land Use and Zoning Analysis 

Exit 29 Site Reuse Analysis and Feasibility Study  85 

and regional producers based in Liberty.  Organized as a nonprofit organization, the hub 
provides an efficient way for farmers to sell their items to a large customer base through the 
Local Food Marketplace, an online sales platform, with delivery options available for 
wholesale customers.  It also offers access to educational programs to help farmers increase 
their capacity and take advantage of marketing opportunities.   
 
Examples of successful food hubs can also be found in Vermont.  The Mad River Food Hub, 
which opened in 2011, is a shared-use USDA-certified processing space, storage and 
distribution facility in Waitsfield.  It offers dry, cold, and frozen storage for rent by the month; 
equipment and workspace, including a commercial kitchen, a smoking room, and a dry curing 
facility, that can be rented for meat or vegetable processing; and two trucks that can deliver 
food products anywhere in central and northern Vermont, five days a week.  In addition, the 
food hub has classes and one-on-one training in such topics as butchery, food safety, and 
small business financial management.   
 
The Montgomery County Agricultural Plan identifies numerous issues that could impact the 
feasibility of a local food hub, including the lack of a year-round or consistent supply of farm 
products; limited diversification among County farms; the inability of smaller farms to ramp 
up production or adjust their pricing to be competitive; the need for long-term cold storage 
facilities; the lack of a USDA-certified meat processing facility in the County to serve local 
farms; and perhaps most critically, the need for an entity or organization to establish and 
successfully operate a food hub.   
 
The Mohawk Valley Food Systems Assessment was produced for Cornell Cooperative 
Extension of Otsego and Schoharie Counties in 2016.  The objectives of the study were to 
identify opportunities for business enterprises that would support agriculture and food 
systems development in the region, and determine operations that would be well-suited for 
the former Guilford Mills complex in Cobleskill.  The study recommended not moving forward 
with three enterprises:  a grain milling and storage center, a co-packing facility, and a shared-
use kitchen with “contract processing” services.  It concluded that refrigerated distribution, 
cold storage and processing equipment was very limited in the region, but could be valuable 
to food production businesses and wholesale buyers, and that a food aggregation hub and 
meat processing facility had sufficient potential to warrant a full feasibility study.24  To date, 
however, a feasibility study has not been undertaken.    
 
The findings of the 2017 National Food Hub Survey show that even established food hubs 
face viability challenges, including dependence on grant funding and increasing labor costs.25  
The top-ranked challenge, however, is balancing supply and demand, followed by access to 

 
24 The report describes the food hub as “a central warehouse… that purchases and aggregates farm products 
from the region’s producers and sells these products to wholesale buyers (including restaurants, grocery 
stores, food brands, institutions) in and out of the Mohawk Valley Region. [It] may provide in-house 
distribution services, utilize third party logistics providers, and/or sell to large scale distributors that can pick 
up products and distribute to customers” (p. 5). 
25 Available for download at https://www.canr.msu.edu/resources/2017-food-hub-survey. 
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capital and managing growth.  Asked for more detail on the supply/demand mismatch, the 
responses were categorized as supply limitations (e.g., not enough of the right kind of 
product), customer limitations (e.g., not enough customers), and supplier limitations (i.e., 
suppliers not willing to commit to the food hub model).  Clearly, there are many factors that 
must be evaluated in determining the feasibility of a food hub and developing it as a viable 
enterprise.   
 

Food	Research	and	Entrepreneurship	Center	
The food and beverage industry spends billions of dollars every year on research and 
development.  This activity is not only done to develop new product lines, but also to “clean 
up” existing products (i.e., removing “undesirable ingredients,” like added sugars), improve 
food safety, and reduce operating costs.  Companies like Nestle, Pepperidge Farm, WhiteWave 
Foods, and others have opened R&D and innovation centers, employing market researchers, 
packaging specialists, chefs, designers, and scientists, among others.  These facilities allow 
companies to keep up with changes in consumer preferences.   
 
Outside of private industry, some communities have established food research centers to 
facilitate the growth of local food and beverage companies.  An example is the Rutgers Food 
Innovation Center (FIC) in New Jersey, which has received several awards.  Its mission is to 
“provide research, education, outreach, and business development services to New Jersey's 
agricultural and food industries.”  Established in 2001, the Rutgers FIC is a combined business 
incubation and economic development accelerator; it provides business and technology 
expertise, mentoring, food safety training, and product development assistance.  Its 
incubation facilities also house shared-use food processing space and dry and cold storage.26   
 
A smaller-scale food research and entrepreneurship center might be achievable in 
Montgomery County by tapping into the resources and expertise of SUNY Cobleskill’s 
agricultural programs, Schenectady Community College’s culinary arts program, Hartwick 
College’s Center for Craft Food and Beverage, and other educational partners with those of 
food processing companies in the Mohawk Valley.27  Such a center would allow Montgomery 
County to capitalize on its history, strategic location, and one of its leading industries, while 
providing support for new and existing food and beverage producers. 
 

 
  

 
26 http://foodinnovation.rutgers.edu/ 
27 Cornell University has a food science department and operates the Cornell Food Venture Center in Geneva and 
New York City to assist beginning and established food entrepreneurs. 
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Target	Opportunity	2:		Distribution	and	Warehousing 
 

Description	
Companies that receive and store an array of products, often from multiple vendors, for 
redistribution to wholesalers, retailers, or direct to consumers.  Some companies own and operate 
their own distribution centers, while others outsource this function to a third-party logistics 
provider.28   There is no single industry classification for the logistics and distribution industry, but 
it generally includes parts of the wholesale trade and transportation and warehousing sectors. 

 
Industry	Trends 

 Biggest driver is growth in e-commerce sales – warehouses needed by both online and 
brick-and-mortar retailers for rapid order fulfillment 

 Strong national demand for warehouse space outstripping available supply 
 Distribution centers are becoming larger and taller (warehouses of at least 1 million SF 

are becoming more common), but there is also demand for smaller warehouses  
 Big-box stores using smaller warehouses to keep a large selection of products close to 

consumers (example of Home Depot leasing 62,500 SF of warehouse space at Rotterdam 
Corporate Park to “have more inventory available in the region”29)  

 New trend in “micro-fulfillment centers” in urban centers to fill online orders; important 
for last-mile delivery 

 CBRE data indicate that growth in online grocery and meal kit delivery sales will generate 
demand for up to 100 million additional square feet of cold storage warehousing space 
over the next five years30  

 Limited land availability and rising costs have impacted industrial markets in northern 
New Jersey and eastern Pennsylvania that are popular locations for distribution; could 
make upstate New York an attractive “Plan B” 

 Challenges for U.S. transportation and logistics companies include increased freight 
transportation costs due to high utilization of existing truck fleets, consolidation of 
smaller trucking companies, and the tight labor market31   

 Labor scarcity driving automation in distribution center operations; employers adding 
on-site amenities to attract and retain workers 

 
 

 
28  The parent of the Hannaford supermarket chain recently announced plans to invest in a “fully integrated, self‐
distribution model” to supply its stores instead of using a third‐party provider.  In addition to buying and leasing 
several warehouses, it plans to build two new automated frozen‐food distribution facilities, with one somewhere 
in the northeastern U.S.  The move is expected to support the growth of online grocery orders. “Hannaford parent 
is taking logistics back,” Daily Gazette, December 19, 2019.  
29  “Home Depot wants to lease warehouse space in Rotterdam,” Albany Business Review, December 4, 2019.  The 
article notes that Home Depot announced last year plans to “add 100 more distribution centers to store products 
closer to their final destination.” 
30 “8 Ways Warehouse Construction Has Evolved,” Construction Dive, August 8, 2019. 
31 “State of Logistics in 2019:  What’s Next?” Logistics Management, July 12, 2019. 
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Top	Occupational	Groups32	
In warehousing and storage (NAICS 493): 
 Transportation and Material Moving Occupations:  63.3% 
 Office and Administrative Support Occupations:  22.5% 
 Installation, Maintenance, and Repair Occupations:  2.8% 
 Management Occupations:  2.7% 
 Production Occupations:  2.4% 
 
In merchant wholesalers, durable goods (NAICS 423): 
 Sales and Related Occupations:  23.7% 
 Office and Administrative Support Occupations:  22.0% 
 Transportation and Material Moving Occupations:  16.4% 
 Installation, Maintenance, and Repair Occupations:  10.6% 
 Management Occupations: 8.0% 
 
In merchant wholesalers, nondurable goods (NAICS 424): 
 Transportation and Material Moving Occupations:  30.3% 
 Office and Administrative Support Occupations:  21.8% 
 Sales and Related Occupations:  19.4% 
 Management Occupations:  7.0% 
 Production Occupations:  6.0% 
 

Local	Opportunities	
 The size of the Exit 29 Site excludes most large operations, but it could support a smaller, 

regional distribution center or warehouse operation of 100,000-250,000 SF 
 A single company or multiple tenants that need a limited amount of space for distribution 

and warehousing 
 Third-party logistics providers 
 

Needs	and	Requirements	
 Access to markets 
 Interstate highway access 
 Labor availability and cost 
 Shovel-ready site 
 Mix of experienced and inexperienced labor 
 Workers with technical skills for maintaining sorting and retrieving equipment 
 Low to moderate water and sewer requirements 
 High-speed Internet  
 Capacity and cost of electrical power and natural gas  
 

 
32  Source:  U.S. Bureau of Labor Statistics, National Employment Matrix, 2018. 
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Local	Competitive	Advantages	
 Strategic location 
 Excellent interstate access 
 Proximity to markets – favorable location for serving New York and New England 
 Low cost real estate 
 Land availability 
 Low labor costs 
 Existing concentration of distribution centers, warehouses, and trucking companies in 

County and region (e.g., Dollar General, Tractor Supply, Target) 
 

Local	Competitive	Disadvantages	
 Labor shortages – may require attracting workers from greater distances 
 High property tax rates – can be mitigated via PILOT agreement  
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Target	Opportunity	3:		Customer	Contact	Center 
 

Description 
Establishments primarily engaged in answering phone calls or using other forms of communication 
(e.g., live chat) to interact with customers.   They may be part of a larger company or independent 
companies that provide call center services to other businesses.  Users are in financial services, travel 
and hospitality, retail, health care, telecommunications, and other industries. 

 
Although the terms call	center and customer	service	center are often used interchangeably, they are 
not always the same.  A call center is a place where calls are made or received to respond to customer 
queries, schedule appointments, and assist with technical issues.  It may also conduct market 
research and opinion surveys, process insurance claims, handle debt collection, and generate leads.  
A customer service center, on the other hand, provides professional, high-quality service to 
customers before, during, and after the customer’s requirements are met; calls are typically in-bound 
only (i.e., placed by the customer). 
 
Call and customer service centers are included under NAICS 5614, Business Support Services.33  
Texas, Florida, and Arizona are the leading states for call center employment, accounting for about 
30% of U.S. jobs in the industry.  There are nearly 11,000 call center jobs in New York State.   

 
Industry	Trends 

 A long-term trend has been to outsource call centers to other English-speaking countries 
with advanced technology infrastructure, like India, where wage expectations are lower; 
this is changing, however, due to customer dissatisfaction, complaints on social media, 
and rising overseas labor costs 

 The term “contact center” is being used more frequently in place of “call center,” as live 
chat and other forms of communication are used in addition to phone 

 Despite technological advances such as artificial intelligence, the call center industry 
continues to grow:  it is projected to add more than 55,000 jobs nationwide by 2028 

 Biggest challenge is employee turnover, so selecting the right sized labor market is 
essential to accommodating churn 

 Recent expansion activity includes new “sales and service centers” for online home goods 
retailer Wayfair in Big Flats, outside Elmira (450 jobs, opened July 2018) and in Pittsfield, 
Massachusetts (300 jobs, opened October 2019); a customer service center for T-Mobile 
in Henrietta outside Rochester (1,300 jobs projected); and a national call center for 
Charter Communications in Rotterdam (200 additional jobs projected) 

  

 
33 If the call center or customer service center is part of a larger company, however, it can be difficult to determine 
the number of employees involved in this function, as the jobs are part of the company’s total workforce and are 
listed under its specific industry (e.g., insurance, retail).   
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Top	Occupational	Groups34 
In business support services (NAICS 5614): 
 Office and Administrative Support Occupations:  62.5% 
 Sales and Related Occupations:  18.8% 
 Business and Financial Operations Occupations:  4.8% 
 Management Occupations:  3.5% 
 Computer and Mathematical Occupations:  3.3% 
 

Needs	and	Requirements	
 Real estate availability and cost – depending on size of operation, may prefer an existing 

building that can be leased, with ample parking available; need 100’ to 130’ SF per 
workstation 

 High-speed Internet (with backup capabilities) 
 Reliable electrical power 
 Highway access important for commutation 
 Low water and sewer requirements 
 Proximity to local amenities 
 Call center saturation rate (call center employment as a share of total employment) of 

less than 3% to minimize competition for labor 
 Labor costs - the largest expense for most call centers 
 Availability of labor within a 30-minute commute – should be able to accommodate 

employee attrition 
 Access to supplemental/part-time labor (e.g., military spouses, college students)  
 Specialized talent such as bilingual capabilities in some cases   
 

Local	Competitive	Advantages	
 Excellent highway access 
 Reasonable supply of high school educated labor 
 Low labor costs 
 Access to restaurants and other amenities in Canajoharie 
 College students as possible supplemental/part-time labor 
 Existing back-office operations, including insurance claims, checks processing, and call 

centers in Oneida and Otsego Counties (though not in Montgomery County) 
 

Local	Competitive	Disadvantages	
 Shortage of labor could be an issue for a large operation 
 Competition for labor with retail trade and leisure and hospitality sectors that also pay 

low wages 
 Limited public transportation 
  

 
34 Source:  U.S. Bureau of Labor Statistics, National Employment Matrix, 2018. 
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Target	Opportunity	4:		Tourism	and	Recreation 
 

Description 
Businesses that frequently sell to travelers, derive most of their sales from travelers, or receive the 
largest proportion of travelers’ expenditures.35  Industry sectors associated with tourism include 
retail trade, accommodation and food services, and arts, entertainment, and recreation. 

 
According to estimates from Tourism Economics, which produces annual reports on the economic 
impact of travel and tourism in New York State, visitor spending in the Mohawk Valley region 
exceeded $2 billion in 2018, directly supporting over 20,000 jobs.  An estimated $43 million was 
pumped into the Montgomery County economy by travelers, reflecting a 7.1% increase over the 
previous year; visitor spending statewide increased by 6.2%.   
 
Tourism assets in Montgomery County include:   

 
 The Mohawk River:  Erie Canal and Canalway Trail, Mohawk Valley Gateway Overlook, 

boating, kayaking, fishing 
 Historic sites:  Fort Klock, the 1747 Nellis Tavern, Old Fort Johnson, National Shrine of 

Kateri Tekakwitha, Schoharie Crossing State Historic Site 
 Cultural attractions:  Arkell Museum, Walter Elwood Museum, Riverlink Park Concert 

Series 
 Sports and recreation:  Amsterdam Mohawks (baseball) at Shuttleworth Park, Fonda 

Speedway, golf courses, nature preserves, parks, state forests, hiking trails 
 Agritourism:  Farm stands and farmers’ markets, orchards, greenhouses, wineries and 

distilleries 
 Fairs and festivals including the nearly 200-year old Fonda Fair, which is attended by 

50,000-70,000 people every year.  	
 

The County’s shares of employment in accommodation and food services and arts, entertainment, 
and recreation are lower than the national average, as indicated by location quotients of 0.55 and 
0.23, respectively.  Its share of retail trade employment is above the national average, based on a 
location quotient of 1.30, but it is concentrated in subsectors such as general merchandise stores, 
motor vehicle and parts dealers, and food and beverage stores – not in the types of specialty retail 
that tend to cater to visitors (although there are a few such establishments).   
 
Currently, there are 37 hotels, motels, inns, and bed-and-breakfasts (B&Bs) within a 30-minute drive 
of the Exit 29 Site.   The majority of these establishments are small.  Many of the inns and B&Bs, 
including one in Canajoharie, have good to excellent reviews on travel websites like TripAdvisor; this 
is not the case, however, with the older motel properties. 

 

 
35 NYS Department of Labor, Division of Research and Statistics.  New York State’s Travel and Tourism Sector:  A 
Statewide and Regional Analysis, June 2017, p. 1. 
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Only six hotels and motels have at least 50 rooms:  a Super 8 Motel and a Knights Inn in Amsterdam, 
a Holiday Inn and a Microtel Inn in Johnstown, a Quality Inn in Schoharie, and a Travelodge in Little 
Falls.  This does not include the new Microtel Inn under construction in Amsterdam, which will have 
67 rooms.  Two others, a Super 8 in Johnstown and a Rodeway Inn in Palatine Bridge, have 47 and 30 
rooms, respectively.  Nearly all of the hotels and motels affiliated with a national chain are in the 
“budget-priced” category. 
 
Research conducted by North Star Destination Strategies for Montgomery County provided insights 
into the perceptions of residents and other stakeholders towards their community.  Participants 
noted several challenges for tourism:  the lack of hotel product for business travelers, limited funding 
for the arts, the need for more festivals and events, the absence of a “destination attraction,” and few 
entertainment amenities or nightlife.  (It is worth noting that some of these challenges also impact 
the quality of life and the County’s appeal from a business attraction perspective.)  On the positive 
side, participants cited riverfront development, agritourism, and tourism related to the area’s 
history, especially its Revolutionary War connections, as opportunities for the County.  Additional 
investments in tourism and recreation could be beneficial to economic growth. 

 
Industry	Trends 

 Travelers value authentic, local, and unique experiences over buying products 
 Consumers heavily influenced by social media in travel planning  
 More weekend trips and short getaways over extended vacations 
 Technology expected to play a bigger part in the hotel industry (for bookings, online 

searches, marketing, fulfilling guest expectations, personalized interactions) 
 Growing interest in activity-based travel, local foods and beverages, outdoor recreation, 

history and culture 
 Adventurous, “off-the-beaten path” travel increasingly popular for families 
 Adventure sports one of the fastest-growing segments of both the leisure and tourism 

markets 
 According to the Sports and Fitness Industry Association, more than 57% of kids between 

the ages of 6 and 17 participate in team sports; among high school students, lacrosse, 
volleyball, soccer, and baseball experienced the fastest rate of growth between 2013 and 
201736  

 A growing number of communities are recognizing the potential impact of recreation and 
sports facilities on tourism activity 

 Indoor/outdoor sports facilities for tournament play are proliferating across the state:  
examples include the Nexus Center, a sports complex for ice hockey, box lacrosse, soccer, 
and other field sports in downtown Utica; Gutchess Lumber Sports Complex outside 
Cortland; and a proposed regional aquatic center and competitive swimming facility at 
Mohawk Harbor in Schenectady  

 Nationally, the food services and drinking places industry is the largest tourism-related 
employer and is projected to continue adding jobs; other sources of growth include 

 
36 Source: National Federation of State High School Associations. 
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museums, amusement parks, and “other” amusement and recreation industries, which 
covers facilities from golf courses and marinas to fitness and recreational sports centers  

 Despite an increase in employment from 2008 to 2018, the U.S. retail sector is projected 
to lose jobs by 2028 

 Workforce shortages impacting tourism industry:  in 2018, the U.S. Bureau of Labor 
Statistics estimated 1,139,000 job openings, both skilled and unskilled positions, across 
the leisure and hospitality sector 

 
Top	Occupational	Groups37	

In traveler accommodation (NAICS 721): 
 Building and Grounds Cleaning and Maintenance Occupations:  28.7% 
 Food Preparation and Serving-Related Occupations:  25.5% 
 Office and Administrative Support Occupations:  18.5% 
 Personal Care and Service Occupations:  7.0% 
 Installation, Maintenance, and Repair Occupations:  5.2% 
 
In food services and drinking places (NAICS 722): 
 Food Preparation and Serving-Related Occupations:  89.5% 
 Sales and Related Occupations:  3.4% 
 Management Occupations:  2.2% 
 Transportation and Material Moving Occupations:  2.2% 
 Office and Administrative Support Occupations:  0.8% 
 
In amusement, gambling, and recreation (NAICS 713): 
 Personal Care and Service Occupations:  36.1% 
 Food Preparation and Serving-Related Occupations:  17.3% 
 Building and Grounds Cleaning and Maintenance Occupations:  9.6% 
 Office and Administrative Support Occupations:  8.4% 
 Sales and Related Occupations:  7.6% 
 

Local	Opportunities 
 Hotel, motel, or lodge for Thruway travelers, Erie Canalway Trail users, kayakers, and 

other visitors  
 Space for seasonal events and festivals 
 Adventure sports park:  e.g., 3- to 4-level climbing tower with a deck at the top, ropes 

course, zip line, bouldering wall 
 Tasting room for regionally produced craft beers and spirits 
 

Needs	and	Requirements	
Varies.  Other than the availability of on-site utilities such as water, sewer, and electrical 
power, location requirements tend to be market-driven, involving an assessment of supply 

 
37 Source:  U.S. Bureau of Labor Statistics, National Employment Matrix, 2018. 
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and demand characteristics such as:  
 
 Market demographics, including household income levels 
 Consumer spending on restaurants, recreation, sports and leisure 
 Hotel/motel room demand generators:  attractions, events, colleges, major employers 
 Traffic counts 
 Location of competitors 
 

Local	Competitive	Advantages	
 Excellent highway access 
 Highly visible location with river views 
 Close to population centers 
 At the gateway to Sharon Springs and Cooperstown 
 Proximity to Erie Canalway Trail, Arkell Museum, Howe Caverns, Herkimer Diamond 

Mines, and other regional attractions 
 Low labor costs 
 Low cost of living 
 Outdoor recreation opportunities 
 

Local	Competitive	Disadvantages	
 Size and density of local population base insufficient to support large recreational 

complex – must rely on visitation 
 Limited winter activity – tourism is highly seasonal 
 Labor shortages could be an issue depending on the size and scale of the operation 
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Target	Opportunity	5:		Hemp	Processing 
 

Description 
Companies that process hemp – the parts of the cannabis plant that fall outside the definition of 
marijuana under the federal Controlled Substances Act – for use in a wide range of manufactured and 
industrial products.   

 
Although industrial hemp had been grown in the U.S. since the colonial period, all cannabis 
cultivation was effectively banned beginning in 1937 and formally outlawed in 1970 under the 
Controlled Substances Act.  Essentially, federal policy painted hemp with the same broad brush as 
marijuana since they came from the same plant.  After more than 80 years, the 2018 Farm Bill 
legalized hemp production, allowing its cultivation, sale, transport, and possession provided that the 
hemp is produced in a manner consistent with the federal law.   
 
There are restrictions, with the most important being that hemp cannot contain more than 0.3% of 
THC.  To meet the definition of industrial hemp, plants must be tested for THC levels.  Any cannabis 
plant that contains more than 0.3% of THC is considered marijuana.  The Farm Bill established shared 
state and federal regulatory power over hemp production under which states must develop a plan to 
license growers and processors.   

 
New York State has already developed a licensing program, and as of September 2019, there were 
420 hemp growers and 70 state-licensed hemp processors.  In December 2019, Governor Cuomo 
signed legislation establishing regulations for the production and sale of hemp and hemp extract, 
requiring products to be tested and labeled.  Representatives of the industry believe it could lead to 
more business opportunities in the state.  
 
Two hemp processing companies have announced plans to locate in Broome County.  In July 2019, 
Canadian company Canopy Growth Corp. broke ground on a 48-acre site in Kirkwood, where it 
expects to create up to 400 jobs.  Another business, Southern Tier Hemp, plans to acquire the former 
Gannett printing plant in Johnson City for conversion into a processing facility, creating 100 to 120 
jobs.   

 
Industry	Trends 

 According to the Hemp Business Journal, the U.S. hemp industry is projected to triple its 
sales to $2 billion by 2021 

 There is a growing number of cannabidiol (CBD)-infused products, but it is unclear 
whether they are merely a passing fad or will have staying power 

 The U.S. Food and Drug Administration (FDA) does not allow producers to make health 
claims in advertising, as there is not enough scientific evidence to support the use of CBD 
oil in treating various conditions38; the FDA is still considering how to regulate its use in 
food and beverage products and dietary supplements 

 
38 The exception is with regard to a prescription drug product used to treat two rare, severe forms of epilepsy. 
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 Hemp fiber is used mainly in the textile and pulp and paper industries due to its long and 
strong fibers compared to cotton 

 Innovative technologies are facilitating hemp cultivation, harvest, and processing, as well 
as expanding the ways hemp can be used (e.g., biofuel, building materials, plant-based 
plastics, furniture, clothing)   

 Limited processing capacity is an issue statewide and nationally; some farmers have not 
been able to find buyers for their crops 

 Federal banking guidelines issued December 2019 will make it easier for hemp 
businesses to be served by the banking industry 

 
Top	Occupational	Groups	
Not available.  Based on hemp processing plants in operation, likely to include a mix of management, 
engineering, science, farming, sales, maintenance and repair, and production occupations. 
 
Local	Opportunities	
Hemp processing and packaging could be an option for this site with the appropriate attention to 
mitigate potential environmental impacts. 

 
Needs	and	Requirements	
The need and requirements for this industry is not yet fully defined. It is assumed this industry would 
benefit from access to municipal water and sewer as well as technically trained labor force. 
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Target	Opportunity	6:		Flex	Space	for	Multiple	Tenants 
 

Description 
Flex space is, by definition, designed and constructed to be utilized for a variety of applications:  office 
space, light manufacturing, warehousing/storage, even research and development.  It is constructed 
so that the space within the building can be modified for each tenant, extending the longevity of the 
structure. 
 
Flex space comes in a wide range of sizes.  Total building square footage can be 20,000 SF up to 
perhaps 100,000 SF.  Lease rates are typically less than that of specialized types of space because 
businesses do not need to pay for common areas – they pay only for what they need.   Buildings 
should have ceiling heights of 16 to 24 feet, rear loading docks, and 40- to 50-foot column widths to 
maximize the use of space.     
 
A portion of the structure could be allocated for business incubation or maker space.  Most “makers” 
have few, if any, employees and need flexible, no-frills space with room to grow, low rents, and 
opportunities for collaboration and creativity. 

 
Needs	and	Requirements	
 Low overhead / low rent space 
 For business incubation, access to technical assistance, mentoring, sharing services, etc. 
 
Local	Competitive	Advantages	
 Low cost real estate 

 
Local	Competitive	Disadvantages	
 Lack of a strong entrepreneurial culture 
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7.0	 Land	Use	and	Zoning	Analysis	

7.1 Future Land Use 

The prime location of the Exit 29 site along major transportation corridors and within the 
Village of Canajoharie provides development opportunities for a mixture of public and 
private sector uses that can respond to the needs of different segments of the local and 
regional economies. These uses may be based on industrial, commercial, educational, 
recreational, and tourism-related development opportunities. Convenient transportation 
access is provided by Exit 29 of the New York State Thruway as well as NYS Routes 5, 5S and 
10. The Mohawk River also accommodates recreational boating traffic. 
 
The site also has ready access to important utilities, especially sewer and water that is reliably 
provided by the Village of Canajoharie with the capacity to accommodate both large- and 
small-scale low impact industrial, commercial and other business uses. The site is relatively 
flat and has few development constraints. Although situated within existing floodplains of the 
Mohawk River and Canajoharie Creek there appears to be engineering solutions available as 
discussed in Section 4 to raise the level of the site and buildings above flood stage perhaps 
using on-site materials. Adequate amounts of future open space may also be available as 
possible room to provide floodwater storage. There may also be an opportunity to 
incorporate a floodplain bench or similar feature that would provide additional riverfront 
park space while mitigating impacts from potential flood water.  
 
Demolition of buildings and structures on site continues and the structural integrity of 
remaining buildings is being assessed for their reuse potential. The reuse of buildings 45, 56 
and 57 located east of Canajoharie Creek and just north of East Main Street may be possible. 
The reuse potential of buildings 17 and 21 along Church Street remains uncertain until 
further study is completed. The NYS Office of Parks, Recreation and Historic Preservation is 
also involved in conversations with Montgomery County about the reuse potential of the 
Church Street buildings. 
 
Potential development areas of the site are illustrated on the following conceptual layout of 
the site (See Figure 7-1). Five possible development areas are defined by the proposed 
extension of Erie Boulevard from Church Street in downtown Canajoharie eastward through 
the site to the existing NYS Thruway toll gates at Exit 29. The extension of Erie Boulevard 
provides a direct physical and visual connection between the Thruway and downtown 
Canajoharie. Envisioned as a tree-lined street, the Erie Boulevard Extension follows the 
approximate route of the Old Erie Canal that was originally located through the site.  
 
The proposed extension of Erie Boulevard also helps resolve current traffic congestion and 
pedestrian safety issues created by truck traffic that now moves through downtown 
Canajoharie at the intersection of Church Street and Main Street southwest of the site. The 
extension would provide direct access to Church Street (NYS Route 10) for trucks, buses and 
other large vehicles entering or exiting the Thruway.  
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The conceptual layout of the site also shows that access to East Main Street from the extension 
of Erie Boulevard southward is also maintained. Limited access from the extension 
northward can serve Potential Development Areas 1 and 2 as well as servicing the Village 
Wastewater Treatment Plant just south of the Mohawk River. As illustrated the extension of 
Erie Boulevard would require the construction of a bridge across Canajoharie Creek. The new 
bridge would replace the existing bridge across the creek along Incinerator Road along the 
northern portion of the site. The existing bridge is structurally deficient and would be 
eliminated and the road terminated at the creek.  
 

 

 
The site is highly visible from numerous locations. Future development of the site must 
consider the effect of development upon the historic character of the Village and the visual 
context of surrounding areas. Low impact and appropriately designed industrial, business 
and/or commercial uses should be encouraged for all Potential Development Areas. Multiple 
use of the site would lend itself to economic diversity.  
 
The conceptual layout illustrates the existing footprint of buildings 45, 56 and 57 in Potential 
Development Area 3 whose reuse may be possible based on current information. The facades 
of these buildings contain some architectural features that reflect the industrial heritage of 
the property. These buildings are visible from the Erie Canalway Trail (a.k.a. Empire State 
Trail) that is located along the south side of East Main Street. The existing railroad trestle 
across Canajoharie Creek that connects the eastern and western portions of the site may also 
be retained. These structures, if reused would keep some of the industrial character of the 
site and provide historic context to residents and visitors. Reuse of buildings could include 

Figure 7‐1:  Potential reuse concept with development areas for Exit 29 site. 
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educational and training centers, small retail businesses and professional offices. Adequate 
space exists for on-site parking. 
 
Potential Development Areas 4 and 5, west of Canajoharie Creek, may provide the best 
opportunities for mixed-use development that should be consistent in scale and design with 
the historic context of adjacent areas of Canajoharie. Buildings housing mixed-use should be 
brought close the street with parking to the rear of buildings accompanied by enhanced 
streetscaping to provide for a pedestrian friendly area. The entire site should be walkable and 
uses can be connected by a network of sidewalks and pathways connecting future on-site 
uses with off-site business and civic areas to encourage economic and social interaction 
between users of the site and the Village.   
 
Open space and related amenities such as trails and vegetated buffers should be established 
on site especially along one or preferably both banks of Canajoharie Creek. An open space 
requirement could be a condition of project site plan approval by the Village. A natural buffer 
along Canajoharie Creek could be an attractive feature used by employees of local businesses 
as well as visitors and recreationists. Trails could be developed to connect creek side areas 
with other nearby destinations such as the Erie Canalway Trail (Empire State Trail) south of 
the site and Riverfront Park north of the site along the Mohawk River. Other destinations that 
could be developed in the future include a possible marina (currently being assessed) and a 
venue for a farmers’ market. Open space areas could include information and signage relating 
the history of the site and the role that the Erie Canal once played in the development of the 
Village.  

7.2 Zoning and Development Considerations 

As noted previously the entire Exit 29 site is currently zoned by the Village of Canajoharie as 
M-1 Manufacturing consistent with the former industrial use of the property. The M-1 zoning 
district permits traditional industrial uses that are focused on various types of general 
manufacturing, assembly, processing and treatment of goods and materials, such as its 
historical use by Beech-Nut as a food-processing facility. C-2 Commercial uses and C-1 
Commercial uses are also permitted within the M-1 district. These commercial districts 
provide for a wide range of uses from small office businesses such as professional and 
personal services to various types of larger retail stores, recreation-based businesses, 
restaurants (including drive-through) and motels/hotels. Truck terminals and offices for 
physicians, dentists and attorneys-at-law are also allowed under C-2 zoning. 
 
Because of the wide range in permitted uses allowed under current M-1 zoning the potential 
exists for a variety of industrial and commercial development “by right” to occur anywhere 
on the Exit 29 site. Therefore, the possibility exists for development occurring that could be 
considered detrimental to the historic character of adjacent areas of downtown Canajoharie. 
This potential for incompatible land use due to type of allowed use, scale and site design is 
greatest on the western portion of the Exit 29 site west of Canajoharie Creek and along 
Church Street and East Main Street in downtown Canajoharie. This area is part of a National 
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Register Historic District. The Village should consider amending its zoning ordinance to 
preclude incompatible uses and encourage more desirable forms of mixed-use or multi-use 
development that is compatible in character with the historic building styles and uses, 
whether existing or desired in downtown Canajoharie.  
 
Existing Village zoning does not easily accommodate or encourage innovative types or styles 
of development that may be possible for the Exit 29 site, especially where mixed-use or multi-
use projects are proposed because projects must conform to current M-1 district regulations. 
Traditional zoning districts as they currently exist may also prohibit site-specific design 
opportunities in response to on-site conditions, such as the reuse of otherwise suitable 
buildings or structures or the ability to incorporate site amenities into project development 
such as those design opportunities that presently exist along Canajoharie Creek. Canajoharie 
Creek should be considered as a design opportunity for development and not a physical 
constraint. Additionally, the Creek should have natural buffer areas free from development 
to provide for public access improvements along the section between East Main Street 
northward (downstream) to the Mohawk River.   The Village provides for Planned 
Development Districts (PDD) under Article IV of the zoning code as a potentially viable 
alternative to meet the specific needs of a proposed development, especially where unique 
site conditions exist as with Canajoharie Creek at Exit 29. There are several types of PDDs 
available that are focused on primary uses, such as commercial or industrial PDDs. PDDs can 
accommodate different uses if a proposed development project requires flexible site design 
or unique development solutions, as in the case of flooding.  
 
The establishment of a PDD is most viable for large-scale development projects that can meet 
minimum criteria for project acreage as required by the current code. These criteria include 
a 5-acre minimum site size for a Planned Business Development District (PDB) and 5 acres 
for a Planned Commercial Development District (PDC). A Planned Manufacturing 
Development District (PDM) currently has a minimum size requirement of 10 acres. 
Therefore, a PDD established on the eastern portion of the site east of Canajoharie Creek may 
be practical if the project is undertaken by a single master developer/project applicant such 
as a large manufacturer. The PDD could also be established for multi-use purposes, such as a 
mix of light manufacturing, commercial and office uses.  
 
Establishing a PDD on the western portion of the site west of Canajoharie Creek may or may 
not be as practical. Under a business or commercial PDD the minimum size requirement is 5 
acres. This could be an opportunity to develop the western portion of the site for mixed-use 
or multi-use, however, the Village must recognize that the development of a PDD should be 
compatible in use, scale and design with adjacent uses in the Village. Design guidelines or 
development standards should be established by the Village and met by an applicant as a 
condition of approval of the PDD.  
 
As an alternative to a PDD the western part of the site could be subdivided and developed 
separately by one or more owners/developers. This could also occur in phases over time. 



 Land Use and Zoning Analysis 

Exit 29 Site Reuse Analysis and Feasibility Study  103 

However, minimum design and development standards should be incorporated into the 
Village zoning code or through other local land use regulations, such as special use permits, 
to prevent haphazard development or development that appears inconsistent in character 
especially where development occurs over time by different entities. For example, 
development on subdivided parcels should allow for building development opportunities on 
a small scale that is consistent in size, type of use and building design with existing buildings 
and uses in adjacent areas of downtown Canajoharie.  
 
Mixed-use development is most appropriate for the western portion of the Exit 29 site along 
Church Street because of the ability to develop the property compatibly with the historic 
character of the Village that developed along important transportation corridors. For 
development to occur in a consistent and compatible manner design guidelines and 
development standards should promote a consistent building and streetscape design that is 
in keeping with downtown Canajoharie.  
 
Design guidelines and development standards should consider the following factors as 
minimum requirements for western portions of the Exit 29 site. Similar requirements could 
be established for the eastern portion of the site as well if desired by the community. 
Guidelines are typically considered voluntary but should be encouraged by the Village during 
the site plan review process. Standards are typically mandatory as part of the criteria to be 
met for project approval. Standards can be incorporated into the zoning ordinance for specific 
districts, allowed uses or for special permit approvals.  
 
The following examples could be established as either guidelines or standards. 
 
 Building design, scale and height - Building facades should give the appearance of 

building sizes that are consistent with the downtown center of Canajoharie within a size 
range of approximately 100 to 150 feet in length and 50 to 100 feet in width. For larger 
buildings projecting and recessed front facades can be used to give the appearance of 
smaller buildings. Building entrances should face the street with a 2-story minimum and 
a maximum 4-story height. Typically, downtown buildings would have flat roofs, but 
contemporary styles with some sloped roofs may be acceptable.  
 

 Building setbacks – Buildings should be setback close to the street to foster a pedestrian-
friendly atmosphere. Zero setbacks should be allowed for the front of buildings. Adjacent 
buildings can have zero side yards (adjoining walls) or minimum side setbacks. 
Traditional village-style buildings and setbacks should be encouraged and suburban 
styles discouraged. 

 
 Building façades and materials - Brick building facades and wood trim is preferred for 

consistency with traditional Village architecture. Concrete and stone materials could also 
be allowed to highlight design features. Primary building entrances should include 
architectural details such as cornices at the roof line, parapet walls along the top of the 
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roof if flat roofs are used to screen roof top utilities from the street and other similar 
design details to provide visual interest.  

 
 Window, door and trim treatment - Traditional or contemporary treatments for windows 

and doors should include lintels and other façade details to break up the façade materials. 
Windows should be consistently spaced and proportionate in size to the entire façade. 
Windows should be included on all front, side and rear facades that are visible to the 
public.   

 
 Parking – Parking should include on-street parking in front of businesses as in traditional 

downtown settings and parking areas placed to the rear of buildings. Shared parking lots 
and common driveways are acceptable and should be encouraged. Parking lots should be 
screened from primary streets such as Church Street and East Main Street with low walls, 
landscaping or other treatments to delineate the parking area from the public right-of-
way, sidewalks and streetscaping. 

 
 Streetscaping – Sidewalks and pedestrian amenities should include human-scale light 

posts, benches, and consistently spaced street trees along wide concrete sidewalks in 
front of all commercial businesses. Sidewalks should connect the public pedestrian areas 
to the front entrances of all buildings. 

 
 Lighting – Lighting should be consistent with ambient conditions using historic light 

standards and fixtures with shielded lights to prevent glare onto adjoining properties. 
Landscape lighting should also be allowed. 

 
 Signage should be oriented to the pedestrian at street level especially along the front 

façade of buildings. Wayfinding signs should orient the pedestrian to local destinations 
and have a consistent design character.  

 
 Open space should be provided along with undeveloped natural buffer areas possibly 

along both banks of Canajoharie Creek.  If safe conditions exist pedestrian trails should 
be established along at least one side of the Creek connecting to sidewalks along Church 
Street, East Main Street and other destinations at the southern bank of the Mohawk River, 
such as Riverfront Park.  

 
 Green infrastructure in the form of pervious pavements, rain gardens and vegetated bio-

swales, natural-based solutions for shoreline protection features, among other suitable 
stormwater management techniques should be utilized throughout the site.  
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8.0	 Recommendations	

8.1 Findings  

Several key aspects will undoubtedly influence the future redevelopment of Exit 29. Based on 
the assessment of the social, physical, and economic conditions of the site, surrounding 
village, and encompassing region, this site has some unique aspects and a few challenges.  The 
unique aspects or features should be highlighted and improved upon while marketing the site 
for redevelopment. Several of these key aspects are: 
 
Exit 29 Site 

 Site is well served by water and sewer and transportation systems 
 Site presents opportunities to reconnect to village via Canajoharie Creek 
 Site presents an opportunity to improve traffic flow through the site and village 
 Site is spacious with flexibility for reorganization of transportation system 
 Village zoning aligns with feasible re-uses of the site 
 Located in an Opportunity Zone 

 
Village of Canajoharie 

 Village is strategically located in Mohawk Valley between Utica and Albany 
 Quaint historic village with an industrial legacy  
 Unique natural resources that attract recreational tourists 
 Community residents and business owners support revitalization of the site 

 
Mohawk Valley 

 Beautiful setting 
 Easy access 
 Abundant natural resources 
 Currently experiencing economic growth 

 
Along with the positive features of the site are a few significant challenges. Several of these 
key aspects are: 
 
Exit 29 site 

 Located in 100-year floodplain 
 Additional site remediation 

 
Village of Canajoharie 

 Quality housing in short supply 
 Serious traffic congestion through downtown 

 
Mohawk Valley 



  Recommendations 

Exit 29 Site Redevelopment Feasibility Study      106 

 Shortage of skilled laborers 
 Low population density  

 
With respect to available workforce, based on the assessment of the local and regional 
conditions, the key findings set forth in Chapter 5 indicate attention and focus is needed to 
improve 

 Availability of technically skilled and educated workforce 
 Availability of quality local and regional training programs 
 Connections between training programs and local employer needs for technical 

training 
 Transportation options and access to/from training programs and work sites 
 Marketing to young people of good quality careers in manufacturing  

 
As previously discussed, additional research and observations are necessary for 
comprehensive understanding of workforce opportunities in the greater area. With that, 
below are recommendations that will lead to a successful redevelopment of the Exit 29 site. 

8.2 Recommendations  

The redevelopment and reuse of Exit 29 is an exciting opportunity for both Canajoharie and 
Montgomery County. Due to its visibility, there is a strong possibility for this site to act as a 
catalyst for the continued growth in the region. With that, redevelopment of this site is not 
without challenges. With continued and sustained focus on improving community amenities 
in and around the site, the County will strengthen the investment opportunity for private 
investor/developers to partner with them in revitalizing Exit 29. Below is a set of five key 
recommendations with a subset of strategic action steps that would support the successful 
redevelopment of site Exit 29.  
 

1. Amend zoning regulations to support the density and type of redevelopment that 
would complement the surrounding historic downtown Canajoharie and strengthen 
the local economy. 

While	 this	 study	was	underway,	 the	Village	 took	action	 to	update	 its	 zoning	
regulations	as	they	relate	to	future	reuse	and	redevelopment	of	Exit	29	site.	See,	
Village	of	Canajoharie	Local	Law	#4	of	2020.		
 

2. Reinvigorate Canajoharie Creek and reconnect it to the village for community 
enjoyment. Celebrate and highlight the Creek as the natural, recreational, and historic 
amenity it is and create public access via land and water along the creek. 

a. Action	 Step:	 Continue	 searching	 for	 public/private	 funding	 partnerships	 to	
develop	a	trial	with	community	amenities	along	Canajoharie	Creek. 

b. Action	 Step:	 Develop	 a	 concept	 plan	 that	 connects	 Wintergreen	 Park	 to	
Riverfront	 Park	 showcasing	 Canajoharie	 Creek	 as	 the	 natural	 thread	
connecting	the	community’s	historic	industrial	past	to	its	future. 

c. Action	Step:	  Based	on	the	accepted	concept	plan,	dedicate	the	creek	area	as	
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open	space	to	be	developed	and	maintained	for	community	use.	
 

3. Continue marketing this site for potential mixed-use redevelopment with a focus on 
targeted industries. 

a. Action	 Step:	 Continue	 with	 the	 Exit	 29	 Redevelopment	 website	
(www.Exit29project.com)	which	 is	 being	 hosted	 by	 the	Montgomery	 County	
Business	Development	Center.	 

b. Action	Step: Continue	with	an	 international	search	 for	 interested	developers	
and	end	users.  

c. Action	Step:	Determine	the	historic	value	and	economic	feasibility	of	adaptively	
reusing	buildings	17	&	21	on	the	eastside	of	the	complex.	Further	investigate	the	
structural	integrity	of	these	structures	to	determine	the	feasibility	of	their	reuse	
and	redevelopment. 

 
4. Further investigate the known challenges facing the existing workforce training 

programs in the region with the goal of strategically designing future workforce 
training programs to meet the future manufacturing needs located at Exit 29 (and 
elsewhere throughout the region). 

a. Action	Step:	Develop	a	survey	to	determine	primary	reasons	for	low	attendance	
at	existing	workforce	development	programs.	

b. Action	 Step:	 Develop	 a	 committee	 of	 employers/workforce	 training	
educators/employees	 to	 develop	 a	 workforce	 training	 program(s)	 that	
specifically	 addresses	 immediate	 needs	 of	 local	 employers	 and	 potential	
employees	as	well	future	opportunities.	

c. Action	Step:	Investigate	creative	solutions	to	providing	public	transportation	
to/from	workforce	training	programs.	
	

5. Continue site remediation and determine which structures on the East Side will 
remain and revitalized and which ones will be demolished.	

a. Action	Step: Further investigate the financial feasibility of adaptively reusing 
the existing office buildings on the East Side of the Exit 29 site.	

b. Action	Step:	Determine if there is onsite suitable fill material.	
	

6. Conduct a flood hazard mitigation study and resiliency plan for the Village of 
Canajoharie under the scenario of the Exit 29 site fully redeveloped.  

a. Action	Step:	Develop a natural hazard recovery and resiliency plan for the 
Village of Canajoharie. 
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Wages	and	Employment	


