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SITE ORIENTATION
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NEW ENGLAND BARNS - A TRADITION OF ADAPTATION
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• Preservation of setting and landscape 

• Preservation of exterior character defining features 
- wood siding, windows, doors, trim to follow character of  originals 
- additions to be respectful and subordinate to original building 
- materials similar in look, feel, and workmanship of originals 

• Preservation of interior character defining features 
- interior improvements to be guided by extant elements  
and comparative analysis with other similar structures 
- sensible integration of building systems

PRESERVATION GUIDELINES

PRESERVATION GUIDELINES
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CHARACTER DEFINING FEATURES



Endicott Hay Barn  |  Danvers, Mass.  |  October 15, 2019

DESIGN
OPTION
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NEEDS ASSESSMENT



Endicott Hay Barn  |  Danvers, Mass.  |  October 15, 2019
FLEXIBLE EVENT SPACE
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CODE REQUIREMENTS

CODE 
REQUIREMENTS

• Fully accessible 

• Two forms of egress 

• Plumbing fixture count 

• General life safety 

• Energy conservation
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THE CHALLENGE

THE 
CHALLENGE:

How to work with a historic barn, 

while achieving the goals of the program, and 
operation of Endicott Park,

and while upholding the Secretary of the Interior’s 
Standards for the Treatment of Historic Properties,

while satisfying regulatory requirements, 

and being mindful of both capital and operating costs?
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EVENT
CIRCULATION

WC (2 TOILETS EACH)

FOOD SERVICE

PARKING & LOADING

ACCESSIBILITY
&

EGRESS

PROGRAM DIAGRAM

BUILDING SYSTEMS
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MAIN APPROACH
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SOUTH APPROACH
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AERIAL
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OVERVIEW
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WETLANDS BUFFER ZONE N 0’ 50’ 100’25’
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LANDSCAPE PLAN N
















































































































































































































CONCEPT GRADING + SITE PLAN
ENDICOTT HAY BARN

BROWN, RICHARDSON +  ROWESPENCER, SULLIVAN & VOGT
LANDSCAPE ARCHITECTS AND PLANNERS

3 POST OFFICE SQUARE
BOSTON, MA 02110

TOWN OF DANVERS
SCALE: 1:20
3.29.2019, REVISED 4.11.2019, REVISED 6.20.2019

scale 1:40
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VIP Parking = 25 Cars

Overflow Parking = 30 Cars

ENTRY SEQUENCE / PARKING - AFTER PARK CLOSES
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REGULATORY ANALYSIS

• Zoning 
- parking: 1 space for each 4 persons. max occupancy 
120. 31 spaces req. 

• Building Code 
- repairs & alterations: Alterations – Level 3, over 50% 
of floor area 
- fire suppression system 

• MAAB access regulations 
- assessed at $716K, 30% = $214K 

• Work Areas 
- structural & framing upgrades; spatial reconfiguration 
at east and west; insulation added in roof and walls; 
main floor is event space; basement is storage; HVAC; 
fire suppression; hazmat abatement (?); insulated 
windows on barn doors 
- 1,720NSF bsmt; 1,870NSF level 1; additions 1,225NSF. 
TOTAL = 4,815NSF 

• Occupancy 
- present S-2 
- proposed A-3 (level 1); S-2 (bsmt) 

• Construction Type 
- VB: wood-framed 
- proposed A-3 (level 1); S-2 (bsmt) 
 
 
 

• Occupancy 
- 120 unconcentrated tables & chairs 

• Toilets 
- women: 2 required; 2 provided 
- men: 1 required; 2 provided 

• Historic District Review 
- certificate of appropriateness 
- Mass State Historical Register: #DAN.410 
- Salem Village Historical District: #DAN.A 

• Energy Code 
- climate zone 5A 
- 2015 IECC c501.6: alterations comply to extent they 
not compromise historic nature of building 
 
 
 
 
 
 
 
 

• Wetlands Restrictions 
- request for Determination of Applicability 
- Order of Conditions 
- 100-foot wetland buffer zone

CONDITIONS ASSESSMENT & FEASIBILITY STUDY

Spencer, Sullivan & Vogt   •   201852

ENDICOTT HAY BARN
Danvers, Massachusetts

IECC Climate Zone 5A

Ceiling R-49

Wood Frame Wall R-20
or
R-13 cavity + R-5 continuous

Floor R-30

Basement Wall R-15
or
R-19 (more than 50% interior)

Slab R-10 (2 ft depth)

Crawl Space R-15
0r
R-19 (more than 50% interior)

Window .32 U-Factor

Some historic buildings are Exempt from the state building energy code. The 
key point is not the age of  the building but whether it is registered or eligible to 
be registered or listed as a historic building. In the 2009 and 2012 version of  the 
International Energy Conservation Code (IECC) Historic Buildings fitting a defini-
tion found in sections C101.4.2. and R101.4.2. were exempt from the energy code 
provisions.  In the 2015 IECC C501.6 Historic Buildings are no longer exempt from 
the energy code provisions. However, alterations and repairs must only comply to 
the extent that compliance does not compromise the historic nature of  the build-
ing. In earlier editions of  the IECC, this exemption applied only to the exterior, but 
with the current version, historic buildings are exempt from all aspects of  the code, 
provided the building is specifically classified as being of  historic significance by a 
qualified party or agency and a report is submitted to the code official. 

This exemption could be extended to include all parts that are “historic,” including 
additions and alterations. If  the addition or alteration is not “historic” then C502 or 
C503 would apply to the addition. This is not to say that consideration of  energy 
codes is not important in historic buildings but that energy efficiency may be dif-
ficult to accomplish while maintaining the “historic” nature of  the building.

The 2015 IECC defines a Historic Building as any building or structure that is:

• Listed, or certified as eligible for listing by the State Historic Preservation Of-
ficer or the Keeper of  the National Register of  Historic Places, in the National 
Register of  Historic Places.

• Designated as historic under an applicable state or local law.

• Certified as a contributing resource within a National Register-listed, state-desig-
nated, or locally-designated historic district.

The Endicott Park Hay Barn is listed on the Massachusetts State Historic Regis-
ter (Registry# DAN.410). It is also included in the Salem Village Historic District 
(Registry# DAN.A), which is both a Local Historic District and a National Register 
District. The Endicott Park Hay Barn could therefore, via C501.6, be exempt from 
the state energy code provisions, provided a qualified agency such as the Danvers 
Historic Commission reports its significance to the code official and provided that 
compliance would harm the historic nature of  the building.
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SUMMARY
• Restore clapboard siding 

• Restore asphalt shingle roof 

• Rebuild original doors 

• Restore transoms 

• Rebuild original 6x6 windows 

• Make two additions
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BUSINESS
MODEL
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PRECEDENTS

APPLETON FARMS
IPSWICH, MASS.

BROOKSBY FARM
PEABODY, MASS.



Endicott Hay Barn  |  Danvers, Mass.  |  October 15, 2019
COMPARATIVE ANALYSIS
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SUMMARY BUSINESS PLAN

• Product 
- high quality event space 
- unique character 
- historic charm 
- park-like setting 
- convenience 
- year-round use 
- climatized 
- plenty of on-site parking 
- accessibility 
- access to Boston markets 
- numerous accommodations 
nearby 

• Customers 
- Danvers residents 
- businesses & corporations 
- residents of greater Boston 
metro area 

• Future 
- venue that offers rustic setting 
- less formal events 
- authenticity that is popular to-
day 

• Legal Structure 
- municipally owned 
- operated by Endicott Park
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Highlights
 - rustic setting & well-managed civic park 

 - classic New England architecture 

 - fully accessible facility 

 - up-to-date HVAC 

 - catering kitchen 

 - modern restrooms 

 - ample parking 

 - access to major highway 

 - accommodations nearby

 - potential partnerships with Glen Magna

HIGHLIGHTS
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PRO FORMA - PROFIT AND LOSS PROJECTION

Year1 Year5
Income

HIGH SEASON: MAY ‐ OCTOBER

10 26
$4,000.00 $6,825.00

Number of Full Price Weekday 4 11
Weekday Rate $3,000.00 $5,037.50

$52,000.00 $234,751.56

Number of Danvers Discount Weekday 4 11
Danvers Discount Weekday Rate (‐25%) $2,250.00 $6,139.45

Number of Youth Community Events (Cub Scouts) 2 5
Youth Community Rate $100.00 $100.00
Number of Adult Community (Danvers Vets) 2 5
Adult Community Rate $250.00 $250.00
Community Rental Total $9,700.00 $71,542.53

TOTAL  May ‐ October Rental Income $61,700.00 $306,294.09

OFF‐PEAK SEASON: NOVEMBER ‐ APRIL

5 11
$3,000.00 $6,175.00

Number of Full Price Weekday 3 7
Weekday Rate $2,000.00 $3,412.50

$15,000.00 $70,240.63

Number of Danvers Discount Weekday 2 5
Danvers Discount Weekday Rate (‐25%) $1,500.00 $4,158.98

Number of Youth Community Events (Cub Scouts) 2 8
Youth Community Rate $100.00 $100.00
Number of Adult Community (Danvers Vets) 2 3
Adult Community Rate $250.00 $250.00
Community Rental Total $3,700.00 $21,837.55

TOTAL November ‐ April Rental Income $18,700.00 $92,078.17

TOTAL YEARLY INCOME $80,400.00 $398,372.27
TOTAL YEARLY EVENTS 36 92

Expenses

$1,500.00 $5,856.09

$26,000.00 $55,875.63
Custodian: $250/week $13,000.00 $27,937.81

$15,000.00 $32,235.94
Supplies  $2,000.00 $4,298.13

$1,000.00 $2,149.06

ESTIMATED ANNUAL OPERATING EXPENSES $58,500.00 $128,352.66

Profit and Loss Projection for Endicott Hay Barn
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  1

Endicott Barn: Pro‐forma – Assumptions 
 
 
 
 
            Peak Season      Off‐Peak Season 
            May – October      November ‐ April 
 
Weekend rate:          $4,000        $3,000 
Frequency escalation by year:      approx. 10%      approx. 10% 
Number of Events to start:      approx. 2 per month    approx. 1 per month 
             
 
 
Weekday rate:          $3,000        $2,000 
Frequency escalation by year:      approx. 10%      approx. 10% 
Number of Events to start:      approx. 2 per month    approx. 1 per month 
 
 
 
 
 
 
Operating Costs: 
 
Personnel 
2 part time employees         Marketing, events coordination and coverage 
 
Custodial          Clean twice per week 
 
 
Escalation of 15% per year for all operating costs 
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Endicott Barn: Pro‐forma – Assumptions 
 
 
 
 
            Peak Season      Off‐Peak Season 
            May – October      November ‐ April 
 
Weekend rate:          $4,000        $3,000 
Frequency escalation by year:      approx. 10%      approx. 10% 
Number of Events to start:      approx. 2 per month    approx. 1 per month 
             
 
 
Weekday rate:          $3,000        $2,000 
Frequency escalation by year:      approx. 10%      approx. 10% 
Number of Events to start:      approx. 2 per month    approx. 1 per month 
 
 
 
 
 
 
Operating Costs: 
 
Personnel 
2 part time employees         Marketing, events coordination and coverage 
 
Custodial          Clean twice per week 
 
 
Escalation of 15% per year for all operating costs 
 
 
 

OPERATING ASSUMPTIONS
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Feasibility Study $110,000
Architectural + Engineering (10%) 218,612
OPM 75,000
Miscellaneous Soft Costs 20,000
Site and Construction Costs 2,186,122
Escalation (2 years, 8.8%) 192,379
FFE Allowance 100,000
Owner's Contingency (15%) 327,918
Design Contingency (10%) 218,612
Builder's Risk (.5%) 14,000

TOTAL $3,462,643

Available Funding 
(MassWorks Grant) ‐$1,000,000

NET TOTAL $2,462,643

Debt Service $211,500
Revenue TBD

NET NEED $2,674,143

Estimated Project Cost $3,462,643
MassWorks Grant ‐1,000,000

NET TOTAL $2,462,643

Debt Service (20yrs @ 3.5%) $2,500,000

Average Annual Debt Service $170,938

Revenue Assumption (year 1) 80,400
Net Annual Debt Service $90,538

Revenue Assumption (year 5) 398,372
Net Surplus $227,434

Rehabilitation Cost Breakdown

47% Revenue Supported (year 1)

100% Revenue Supported (year 5)

SCOPE AND COST ESTIMATES
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Architectural + Engineering (10%) 218,612
OPM 75,000
Miscellaneous Soft Costs 20,000
Site and Construction Costs 2,186,122
Escalation (2 years, 8.8%) 192,379
FFE Allowance 100,000
Owner's Contingency (15%) 327,918
Design Contingency (10%) 218,612
Builder's Risk (.5%) 14,000

TOTAL $3,462,643

Available Funding 
(MassWorks Grant) ‐$1,000,000

NET TOTAL $2,462,643

Debt Service $211,500
Revenue TBD

NET NEED $2,674,143

Estimated Project Cost $3,462,643
MassWorks Grant ‐1,000,000

NET TOTAL $2,462,643

Debt Service (20yrs @ 3.5%) $2,500,000

Average Annual Debt Service $170,938

Revenue Assumption (year 1) 80,400
Net Annual Debt Service $90,538

Revenue Assumption (year 5) 398,372
Net Surplus $227,434

Rehabilitation Cost Breakdown

47% Revenue Supported (year 1)

100% Revenue Supported (year 5)
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