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1. EXECUTIVE SUMMARY 
 
 
The Endicott Corridor, in the 
Town of Danvers (Figure 1) serves 
as a regional destination for 
retailing (home of the multi-
tenanted Liberty Tree Mall) as 
well as numerous other consumer 
goods and services. However, 
changing patterns of consumer 
behavior, retailing and shopping 
dynamics and preferences are 
increasingly resulting in 
additional competitive pressures 
on the ongoing economic vitality 
of the Endicott Corridor. 
 
The town retained RKG 
Associates (RKG) to prepare an 
independent and market-based real estate assessment of the Corridor, not only with respect to 
prevailing land utilization but more importantly to potential future land utilization as defined by 
an analyses of market supply and demand indicators across a broad variety of use types. This is 
being undertaken to better inform the Town in its future planning, policy, zoning, and other 
regulatory endeavors, which may assist in facilitating and diversifying the development mix 
within the Corridor – to develop market-based recommendations to further insure the ongoing 
competitive positioning of the Endicott Corridor and its contributory economic productivity to 
the Town. 
 
In summary, the analyses completed by RKG identified area’s strengths, weaknesses, 
opportunities, and threats (SWOT) noting the following: 
 
Strengths 

• Existing strong anchor retail 
• Regional access 
• Roadway capacity/right of way that could be used differently in the future 
• Limited number of site owners 
• Proximity to existing downtown district 
• Large unbuilt areas. 
• Property owners that own large tracts of land 

 
 

Figure 1 – Endicott Corridor Study Area – Danvers, MA 
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Weaknesses 
• Immediate adjacency to highway limits connections to the east and creates environmental 

externalities 
• Weak existing non-anchor retail 
• Area is not walkable or pedestrian friendly 
• Limited access to transit and bicycle infrastructure 

 
Opportunities 

• Pedestrian and bicycle connections to surrounding green areas and neighborhoods 
• Improved diversity of land uses 
• Transformation of Endicott St as a corridor 
• Roadway capacity/right of way that could be used differently in the future 
• Ready development pads on existing underused parking 
• Opportunity to integrate other non-retail uses in the study area, particularly mixed-use, 

residential, and office/lab/R&D space 
 
Threats 

• Ongoing Northshore Mall redevelopment 
• Climate change-related flood events and heat island impacts 
• Ongoing impacts of the pandemic which has accelerated e-commerce trends and threatens 

brick and mortar retailers 
• Use limitation in the current zoning bylaw 

 
To enable continued investment and redevelopment in the study area over time, this report 
recommends the following strategies to help the Town proactively plan and anticipate future 
trends and changes: 

 
1. Consider a broader set of guiding principles for urban design and transportation 

improvements that will facilitate phased redevelopment and create more valuable assets 
within the study area. This should include the idea of incorporating a mix of uses, 
increased development intensity, and transition zones between the study area and 
surrounding neighborhoods. 
 

2. Review zoning districts within the study area and ensure uses identified in this report are 
incorporated (particularly in the Commercial III district) as desired. These may include 
uses such as mixed-use, flexible lab space, R&D, light manufacturing, multi-family 
residential, food halls, and breweries. 
 

3. Review dimensional requirements, parking requirements, and internal permitting 
processes to ensure barriers to future development and redevelopment are removed 
where possible. 
 

4. Address traffic mitigation strategies, access management, and improvements to multi-
modal access to each interchange area over time. 
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5. Set up regular communication with key property owners in the study area to discuss 
market trends, infrastructure issues, permitting needs, and any plans for future tenanting 
or redevelopment efforts. 
 

The subsequent chapters present more detailed inputs, assumptions and analyses which form the 
basis of the report and the next steps in identifying future trends in development and creating 
recommendations for the Endicott Corridor.   
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2. SITE and LOCATION 

INTRODUCTION 

This chapter presents an overview of the Endicott Corridor, describing the existing land uses, data 
on business mix and vacancy, parcel and building information, current zoning, and summary 
observations on transportation access and infrastructure capacities where appropriate. 

STUDY AREA 

The Endicott Corridor in Danvers is a heavily commercial-oriented corridor given its direct access 
to Route 128 and relative proximity to Route 1, I-95, and Route 114. The corridor study area is 
anchored by the Liberty Tree Mall with its mix of big box anchor stores and an interior mall space 
with in-line tenants. The corridor also supports a wide ranging mix of dining options (mostly fast 
food or fast casual dining), office and medical office tenants, entertainment uses (movie theater, 
Sky Zone trampoline park). The study area also provides for a transition zone of residential 
development some multi-family residential development to the north along Abington Road and 
single family residential homes which line Ash Street and Sylvan Street to the north and west, and 
Clinton Avenue to the east. 
 

 

Figure 2 – Aerial View of the Endicott Corridor Study Area – Danvers, MA 



Town of Danvers, MA – Real Estate Market Analysis 

5 
RKG Associates, Inc. 

LAND USE PATTERNS 
The use composition in the study area is dominated by retail with the presence of the Liberty Tree 
Mall, the Market Basket Plaza, and other retail plazas and outlot parcels along Endicott Street and 
Commonwealth Avenue. There is also a large office presence in the study area with just over 84 
acres of land being used to support a mix of medical and professional office. Mass General 
Hospital has a large out-patient medical facility along the south side of Endicott Street and Lahey 
has a primary care facility along Federal Street accessible from Sylvan Street. Residential uses, 
both single family and multifamily, comprise about 10% of the land area or 29 acres. There are 
approximately 45 single family parcels in the study area lining Sylvan Street and serving as a 
transition to the residential neighborhoods across Sylvan and Ash Streets.  
 
Table 1 shows the breakdown of land use categories found within the study area, their parcel 
counts, acreage, and the percentage of the total land area each comprises. 
 
Table 1 – Land Use Composition – Endicott Corridor – Danvers, MA 
 

Type Count Total Acreage % Of Study Area Average Acreage 
Food 9 9.74 3.50% 1.08 
Industrial 2 5.46 1.96% 2.73 
Office/Medical Office 9 84.37 30.36% 9.37 
Other 5 3.20 1.15% 0.64 
Residential-Multifamily 9 13.08 4.71% 1.45 
Residential-Single Family 45 16.53 5.95% 0.37 
Retail 27 145.51 52.36% 5.39 
Source: Danvers Assessment Database, RKG (2021) 

 
  



6 
 

  

Figure 3 – Aerial View of the Endicott Corridor Study Area – Danvers, MA 
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BUILDING AND PARCEL INFORMATION 

The first metric RKG analyzed was the assessed value of differnet land use categories in the 
study area to better understand how values may correlate to use, size of buildings, and age of 
structure. The highest valued uses in the study area from an assessment point of view include 
food-related uses, office/medical office uses, and single-family residential uses. The fast-food 
and fast casual restaurants along the south side of Endicott Street have high assessed values per 
acre and building values per square foot. Likely meaning these businesses are generating strong 
revenues, attributable to their location along a major corridor, proximity to the highway system, 
and proximity to major employers and destination retail. 

The office/medical office use category also has a high total assessed value and value per square 
foot of building area. This is likely driven by the presence of the new MGH medical facility 
along Endicott Street. This is large facility and a new facility built to modern day standards for 
medical office and outpatient care.  

While retail uses comprise the largest amount of land acreage and the largest amount of built 
square feet in the study area, assessed value per acre is not as high as other uses and the value 
per square foot of built space is the second lowest. This may speak to the age and condition of 
retail buildings and spaces in the study area and the level of vacancy the Liberty Tree Mall is 
currently experiencing. This may be one potential indicator of redevelopment potential and an 
opportunity to consider higher tax producing uses. 

Table 2 – Parcel Valuations by Type of Use – Endicott Corridor – Danvers, MA 

 

Type Total Value Total Acreage Cost per Acre Total Building Value Finished Area (sqft) Cost per Sqft
Food $13,585,300.00 9.74 $1,394,840.49 $5,480,900.00 41119.63 $133.29
Industrial $2,926,500.00 5.46 $535,989.01 $414,500.00 17568.00 $23.59
Office/Medical Office $113,873,602.00 84.37 $1,349,622.66 $80,059,402.00 723143.21 $110.71
Other $3,379,600.00 3.20 $1,055,864.33 $1,769,800.00 19704.20 $89.82
Residential-Multifamily $25,445,900.00 13.08 $1,944,945.73 $17,770,600.00 187808.36 $94.62
Residential-Single Family $16,353,600.00 16.53 $989,501.49 $7,426,000.00 73627.80 $100.86
Retail $164,358,100.00 145.51 $1,129,545.04 $73,475,800.00 1300745.79 $56.49
Source: RKG (2021)
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Figure 4 – Value per Sqft - Endicott Corridor Study Area – Danvers, MA 
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BUILDING AGE 

Building age and quality is typically correlated with the value of an asset, and in the case of 
commercial buildings can often be used as an indicator of the useful life of a building. For this 
measure, RKG used Town assessor data to calculate the average age of structures by land use type 
within the study area. The oldest structures in the study area are residential with a median year 
built between 1910 and 1915. This is followed by some of the older industrial and multi-use 
properties like the commercial strip centers along Endicott Street that were constructed in the early 
1950s. 

The evolution of the corridor from a commercial/retail standpoint is interesting as different types 
of shopping/retail centers built out in different decades. In the 1970s, several of the larger retail 
plazas were built along Endicott Street including the Market Basket plaza and the plaza anchored 
by Bed Bath and Beyond. The Liberty Tree Mall was also constructed during this timeframe, 
although some of the anchor store buildings like the Best Buy and Target were added later in the 
late 1990s. The study area continued to see new construction through the 2000s with some larger 
big box stores on the periphery of the mall built, as well as the new MGH medical facility on the 
south side of Endicott Street. 

Table 3 – Year Built by Use Type – Endicott Corridor – Danvers, MA 
Business Type Median Year Built  
Food 1985 
Industrial 1950 
Office/Medical Office 1982 
Other 1975 
Residential-Multifamily 1920 
Residential-Single Family 1910 
Retail 1973 
Source: Danvers Assessment Database, RKG (2021) 
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Figure 5 – Year Built - Endicott Corridor Study Area – Danvers, MA 
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BUSINESS INFORMATION 
RKG completed an in-field analysis and windshield survey of the study area to develop a 
summary of existing businesses and characteristics, noting 162 businesses in the study area with 
an observed 11 vacancies, or less than 7%. Slightly more than 44% of the parcels are used for 
residential uses, followed by 8.6% as retail (excluding the Liberty Tree Mall and individual 
tenants), and then nearly 7%, each of medical use and vacant.  
 
Table 4 – Business Summary – Endicott Corridor Study Area 

Total Businesses 162
Observed Vacancies 11
Percent Vacant 6.8%
Source : RKG (2021)

Endicott Corridor 
Study Area - Danvers, Count 1/

1/ Liberty Tree Mall is treated as one (1) business 
(tenants are highlighted elsewhere)  

 
 
Figure 6 – Endicott Corridor Study Area Use Composition and Business Count 
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LIBERTY TREE MALL 

At approximately 92-acres, the Liberty Tree Mall comprises one-third of the acreage of the study 
area. Field observations indicated a total of 63 establishments as part of the Liberty Tree Mall with 
24, or 38%, as observed vacancies. The field visit and walkthrough of the Mall indicated many 
inline tenant spaces experiencing vacancy, but some are in the process of retrofitting spaces to 
accommodate new uses that have not been traditionally associated with a shopping mall. This 
would include the Sky Zone Trampoline Park, Best Fitness, and the Goldfish Swim School (under 
construction). The anchor stores at the edges of the mall, like Target, Best Buy, Kohl’s, and 
Nordstrom Rack appear to be successful driving foot traffic to other parts of the mall. 
 
Figure 7 – Liberty Tree Mall (composition May 2021) 

 
 

SUMMARY OBSERVATIONS 
The following reflect RKG’s summary observations from in-site fieldwork, as augmented by 
discussions with representatives of the Town of Danvers, regarding potential impacts from a 
transportation access and infrastructure perspective on potential development opportunities 
within the Endicott Corridor.  

TRANSPORTATION 

The study area is very well served by existing roadway infrastructure creating excellent vehicle 
accessibility to and from nearby highways and interstates such as Route 128, Route 1, Route 114, 
and Interstate 95. Endicott Street itself is a short, but high capacity arterial with two to three travel 
lanes in each direction expanding even further at key intersections with access roads like 
Commonwealth Avenue. All of the major ingress and egress points off Endicott Street are 
signalized with dedicated turn lanes facilitating both left and right turns.  
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Given the area’s build-out in the 1960s through 1990s, there was not as much emphasis placed on 
creating an environment where pedestrians and cyclists could navigate the study area safely and 
efficiently. There is a sidewalk on the north side of Endicott Street, but it is not buffered from the 
roadway at all and located very close to the back of curb in most places creating a fairly unpleasant 
walk. The south side of Endicott Street does not have a sidewalk and is marked with several curb 
cuts serving several drive-thrus for fast food restaurants. Given the future residential planned for 
the Endicott Corridor, residents may have a challenging time walking to nearby retail, 
entertainment, and dining amenities if improvements are not made over time.  
 
Sylvan Street north of Endicott Street also has a sidewalk on only one side (south/east side) 
between Endicott and the Ash Street junction. Ash/Purchase Street between Sylvan and High 
Street has sidewalks on both sides of the street. The challenge for encouraging walking within 
the study area really comes after a pedestrian has entered the access roads into the shopping 
malls and plazas where there are no sidewalk facilities at all. Roads like Commonwealth 
Avenue, Independence Way, and Federal Street provide direct connections to retail and dining 
amenities yet have no sidewalks.  
 
There are no bike lanes or bike facilities within the study area, although signage and shared road 
markings could be added to lower volume roadways leading to the study area and on the access 
roads within the central part of the site. It may be more challenging to add them to roads like 
Endicott Street without a road diet or identifying additional right of way. The Town could 
consider adding an off-street shared use path to at least one side of Endicott Street if 
redevelopment opportunities present themselves over time. This could eventually connect to the 
rail right of way that runs north and south along Crane River and eventually connects to both 
Downtown Danvers and Downtown Peabody. 
 
Lastly, there are two MBTA bus routes that service the Endicott Corridor, routes 435 and 436. 
Route 435 serves the Liberty Tree Mall running from Central Square in Lynn and ending 
Downtown Salem. Route 436 actually ends at the Liberty Tree mall after beginning also serves 
the Liberty Tree Mall running from Central Square in Lynn heading through Peabody and 
ending at the Liberty Tree Mall. 
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3. SOCIOECONOMC METRICS 

INTRODUCTION 

The following analysis presents an 
overview of selected and prevailing 
socioeconomic indicators for Danvers, 
Massachusetts as compared with Essex 
County and the broader North Shore 
Workforce Development Area (WDA), 
where appropriate. 1  The overview 
presents population, housing, and 
income metrics, as well as employment 
and labor force information. Current year 
(2020) data is offered as well as 
projections to 2025 (demographics) and 
2030 (employment). RKG has converted 
the employment projections into an 
estimate of future demand for commercial space (in square feet or SF), based on typical measures 
of SF per employee for selected industry sectors. Finally, a sample of available properties for lease 
is presented. The data in this analysis is often first presented in a tabular format2, followed by a 
more detailed narrative. 

DEMOGRAPHIC OVERVIEW 

This section discusses selected population, income and housing baselines and projections for 
Danvers and Essex County. 

POPULATION  
The total population of Danvers is projected to increase by 2.2% from 2020 to 2025 or an increase 
of 627 residents. Projected population growth for Essex County is somewhat greater, at 2.5 %, and 
represents an increase of 19,358 persons. The projected growth in Danvers accounts for 3.2% of 
the countywide growth. Overall, Danvers represents (in 2025) 3.5% of the county population. The 

 
 
1 The North Shore WDA includes the following: Beverly, Danvers, Essex, Gloucester, Hamilton, Ipswich, Lynn, Lynnfield, 
Manchester-by-the-Sea, Marblehead, Middleton. Nahant, Peabody, Rockport, Salem, Saugus, Swampscott, Topsfield, and 
Wenham. 
2 Throughout much of this report numeric data is rounded, in the narrative, for ease to the reader, however, the unrounded 
data appears in full in the corresponding tables and graphics. 

Figure 8 – North Shore Workforce Development Area 
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median age of the Danvers population is projected to increase from 46.1 years (2020) to 46.3 years 
(2025), somewhat older than comparable metrics for Essex County at 41.7 years and 42.3 years, 
respectively. 
 
Figure 9 – Total Population for Danvers and Essex County (Esri and RKG 2021) 

 
 
In terms of age distribution, the population of Danvers is expected to decline for those under 24 
years of age and for those aged 45 to 54 years (often considered peak earning and spending years) 
as well as those in their pre-retirement years of 55 to 64 years. Population growth is projected for 
those aged 25 to 44 years, typically family-formation years and first time homeowners, at 7.8%. 
For those aged 65 and older (often seeking to downsize their housing footprint and potentially 
requiring some level of assisted living), population is expected to grow at 14.6% to nearly 7,000 
persons and account for 25% of the Town population by 2025. 
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Figure 10 – Changes in Population by Age Cohort – Danvers, MA (Esri and RKG 2021) 

 
 
A similar pattern of population change by age cohort is observed for Essex County with a 
projected increase of 16.6% among those aged 65 and older, to nearly 167,600 persons by 2025 
representing 24.5% of the county population. The projected population growth in this cohort for 
Danvers accounts for 4.2% of the county growth, a full percentage point above the total population 
metric of 3.2%. 
 
Figure 11 - Changes in Population by Age Cohort – Essex County, MA (Esri and RKG 2021) 
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INCOME 
Over the 2020 to 2025 time period, income growth is projected for Danvers with respect to median 
household, average household, and per capita metrics ranging from $6,161 for per capita income 
to $15,839 for average household income. 
 
Figure 12 – Projected Changes in Selected Income Metrics – Danvers, MA (Esri and RKG 2021) 

 
 
Income growth is also projected for Essex County ranging from $4,961 for per capita income to 
$13,294 for average household income. Across all three measures the projected growth, both in 
percent and absolute change, for Danvers exceeds that for Essex County. Comparatively, for 2025, 
the per capita income in the county is about 91% that of Danvers; for average household income 
it is about 95%; and, for median household income it is approximately 85% – indicating, on 
average, greater per capita and household wealth in Danvers. 
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Figure 13 - Projected Changes in Selected Income Metrics – Essex County (Esri and RKG 2021)  

 

HOUSEHOLD INDICATORS 
Between 2020 and 2025, the number of households in Danvers is projected to increase by two 
percent, or 223 units, as compared to 6,760 units in Essex County, a 2.3% growth. Both Danvers 
and the county are predominantly owner-occupied housing, accounting for nearly 70% (2025) in 
Danvers and 63% in Essex County (2025). Similar to the total population, the number of 
households in Danvers represents approximately 3.7% of the countywide households. 
 
Figure 14 – Comparative Household Tenure Metrics – Danvers, MA and Essex County (Esri and RKG 2021) 
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In terms of owner housing values, both median and average values are projected to increase for 
Danvers and Essex County, by similar percentages, over the 2020 to 2025 time period. In 2020 the 
median owner housing value in Danvers was approximately $8,000 greater than the county and 
is projected to be nearly $9,420 greater by 2025. In contrast, the average owner housing value 
(2020) in Danvers lagged the county by $19,700 and is projected to fall nearly $22,570 short by 
2025. The fact that the median value in Danvers exceeds that for the county, while the average 
value lags that for the county, suggests a greater concentration of higher valued housing in the 
county which reasonable given the broad diversity of communities and absolute housing counts 
in Essex County. 
 
Figure 15 - Comparative Owner Housing Values – Danvers, MA and Essex County (Esri and RKG 2021) 
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(2020 to 2025) among householders earning less than $100,000. The overall decline in Danvers is 
projected at 415 units, or a loss of nearly seven percent. In comparison, for Essex County, the 
projected loss is four percent or 7,130 households. 
 
In contrast, both Danvers and Essex County are projected to experience a sharp increase in the 
number of households with householder incomes exceeding $100,000, at 12.5% and 11.3%, 
respectively. As a result, by 2025, almost 51% of the Danvers households will be among 
householders with incomes of $100,000 or more, compared to 44.6% countywide.  
 

$451,078 

$525,430 

$501,824 

$571,480 

$443,087 

$516,011 $521,527 

$594,047 

$400,000

$450,000

$500,000

$550,000

$600,000

2020 2025

Median - Danvers Average - Danvers Median - Essex Co. Average - Essex Co.



20 
 

Figure 16 – Projected Change in Households by Householder Income – Danvers, MA (Esri and RKG 2021) 

 
 
 
Figure 17 – Projected Change in Households by Householder Income – Essex County (Esri and RKG 2021) 
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ECONOMIC OVERVIEW 

This section discusses selected labor force, employment, and unemployment rates for the Town 
of Danvers, the North Shore WDA and Essex County.3 This is then followed by a snapshot of 2Q 
2020 selected industry sector metrics for each area. Next, projections of employment change (2020 
to 2030) are offered for the North Shore WDA which are then summarized into estimates of 
projected demand for additional development. This is then followed by a review of commuter and 
worker flow information from the U.S. Census Bureau. 

LABOR FORCE AND UNEMPLOYMENT 
From March 2020 (just prior to the COVID-19 economy) through March 2021 (a year after the 
declaration of the COVID-19 pandemic), the Danvers labor force averaged 14,979 persons from a 
low of 13,956 in April 2020 to a high of 15,470 in March of 2020. Over the 13-month period the 
labor force shrank by 279 persons. In the same period actual employment declined by 735 persons 
and averaged 13,612 persons on a monthly basis. 
 
The North Shore WDA labor force averaged 228,627 persons and actual employment averaged 
205,757 persons. In the 13-month period the labor force declined by 711 persons while actual 
employment declined by 9,701 persons. The decline in the Danvers employment represented 
approximately 7.6% of the WDA decline in employment. For Essex County, the labor force 
averaged 415,040 persons and actual employment averaged 371,399 persons. In the 13-month 
period the labor force increased by 3,696 persons while actual employment declined by 14,024 
persons. 
 
Looking at unemployment over the term February 2020 to March 2021, Danvers averaged 9.1%, 
slightly less than the WDA (10%) and Essex County (10.4%) as well as the state average of 9.4%. 
Prior to April 2020, the unemployment rates for all three areas were less than four percent, 
typically considered to be full employment. During the 13-month period unemployment in 
Danvers averaged 1,367 persons and increased by 436 persons (March 2020 to March 2021). 
Unemployment in the WDA averaged 22,870 persons and increased by 8,999 persons over the 
term measured. For Essex County average monthly unemployment was 43,041 persons with an 
increase of 17,720 persons over the 13-month period. 
 

 
 
3 This data is pulled from Massachusetts ES-202 data. 
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Figure 18 – Average Monthly Unemployment Rates – March 2020 – March 2021 (ES-202 and RKG 2021) 

 
  
In summary, while the changes in the Danvers labor force and actual employment 
underperformed relative to the WDA and Essex County, the recovery in the unemployment rate 
has been better and has generally been less than the WDA, Essex County and the state on a month-
by-month basis. Nonetheless, for all areas, unemployment in March 2021 exceeds March 2020.  

COMPARATIVE INDUSTRY SECTOR METRICS 
Table 5 presents a comparison of selected industry sector metrics – employment, establishments 
and average annual wage – for Danvers, the North Shore WDA and Essex County, for 2Q 2020, 
noting the following: 

 
• Employment in Danvers represents, on average, 15.1% of the employment in the WDA, 

with employment in the retail trade, real estate and professional services sectors 
accounting for nearly 20% or more, each, of the WDA employment in those sectors. 
 

• Slightly more than one-half of the Danvers employment is concentrated in three sectors – 
health care (25.2%), retail (17.2%) and manufacturing (10.1%). Both the health care and 
retail sectors exhibit average annual wages which are less than that for the all-industry 
average. 
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• Despite this, the all-sector average wage in Danvers, of $70,824, exceeds that for the WDA. 
Further, in eight of the industry sectors (40 percent) the average annual wage for Danvers 
exceeds the WDA. 
 

• There are approximately 1,323 establishments in Danvers accounting for, on average, 9.3 
percent of the establishments in the WDA. Nearly 46% of the Danvers establishments are 
in health care (20.3%), professional services (13.3%) and retail (12%). 
 

• The average employment per establishment (all sectors) is 16 for Danvers, greater than the 
average for the WDA and Essex County, both at ten employees per establishment. 
 

• Similar to Danvers, there is a high concentration of WDA employment in the same three 
industry sectors with an additional 10.9% education – combined and totaling nearly 57% 
of the total 143,355 WDA employment. 
 

• In terms of establishments, 45% of those in the WDA are clustered in health care (23.7%), 
retail (11.1%) and professional services (10.1%) – similar to Danvers.  
 

In short, there are similar concentrations in Danvers and the North Shore WDA with respect to 
employment and establishments by industry sector, with minor variations. However, among 
those similar sectors, the average annual wage for Danvers typically exceeds that for the North 
Shore WDA.
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Table 5 – Comparative Industry Sector Metrics – 2Q 2020 – Danvers, MA – North Shore WDA – Essex County 

Danvers WDA County Danvers WDA County Danvers WDA County Emp Est Wage

TOTAL 21,663  143,355    272,775    1,333 14,397 27,559  70,824$    64,740$   68,120$    15.1% 9.3% 109.4%
Agriculture, Forestry, Fishing and Hunting 52         349          590           8 102 129       43,472$    50,024$   44,512$    14.9% 7.8% 86.9%
Mining, Quarrying, and Oil and Gas Extraction na 52            52             na 3 3           na 89,128$   89,128$    na na na
Utilities na 1,200        1,970        na 29 59         na 97,604$   100,672$  na na na
Construction 907       6,849        13,650      110 1,412 2,336    79,248$    70,356$   72,748$    13.2% 7.8% 112.6%
Manufacturing 2,187    14,429      36,654      51 417 875       75,660$    91,676$   96,304$    15.2% 12.2% 82.5%
Wholesale Trade 681       3,982        8,771        53 573 1,066    110,864$  89,596$   88,660$    17.1% 9.2% 123.7%
Retail Trade 3,724    19,088      29,698      160 1,600 2,494    39,780$    36,608$   35,672$    19.5% 10.0% 108.7%
Transportation and Warehousing 229       2,935        5,295        28 285 523       45,448$    64,480$   58,968$    7.8% 9.8% 70.5%
Information 506       3,407        5,225        25 268 459       80,080$    90,220$   93,808$    14.9% 9.3% 88.8%
Finance and Insurance 905       5,045        8,557        82 585 944       131,612$  111,228$ 108,264$  17.9% 14.0% 118.3%
Real Estate and Rental and Leasing 352       1,553        3,079        28 358 680       111,592$  77,740$   71,500$    22.7% 7.8% 143.5%
Professional, Scientific, and Technical Services 1,582    7,268        15,688      177 1,461 2,595    152,620$  97,864$   110,084$  21.8% 12.1% 156.0%
Management of Companies and Enterprises 178       1,215        5,046        8 69 126       63,440$    107,952$ 145,964$  14.7% 11.6% 58.8%
Admin. Support and Waste Mgmt. Remediation 1,231    6,628        13,796      68 744 1,317    41,912$    53,456$   51,896$    18.6% 9.1% 78.4%
Educational Services 1,452    15,629      29,333      19 217 405       79,924$    70,356$   71,188$    9.3% 8.8% 113.6%
Health Care and Social Assistance 5,461    32,101      57,515      271 3,411 8,841    61,724$    57,564$   53,560$    17.0% 7.9% 107.2%
Arts, Entertainment, and Recreation 219       2,107        3,216        24 282 464       27,040$    40,976$   36,920$    10.4% 8.5% 66.0%
Accommodation and Food Services 1,003    9,361        15,939      93 1,067 1,766    26,000$    26,312$   25,376$    10.7% 8.7% 98.8%
Other Services (except Public Administration) 475       4,537        7,382        114 1,300 2,091    36,816$    37,492$   38,272$    10.5% 8.8% 98.2%
Government 453       5,619        11,320      11 208 374       106,704$  80,912$   78,312$    8.1% 5.3% 131.9%
Source : Massachusetts ES-202 and RKG (2021)

Danvers as % of WDA

less than all-sector average

Selected Industry Sector Metrics (2Q 2020)
Employment Establishments Average Wage
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LOCATION QUOTIENT 

One useful measure of the comparative performance of an economy is through a location quotient 
(or LQ) whereby the employment in any one sector of the economy relative to its total employment 
is benchmarked against that of a larger economy – such as a town to a labor market area (WDA) 
or county. An LQ in the range of 0.80 to 1.20 generally indicates that the local (smaller) economy 
is performing on par with the larger economy. An LQ of less than 0.80 suggests under-
performance while an LQ greater than 1.20 suggests over-performance. The LQ’s for Danvers 
relative to the WDA and Essex County indicate the following: 
 

• The Town of Danvers outperforms both the WDA and the county in the retail, real estate 
and professional services sectors. 
 

• The Town of Danvers underperforms both the WDA and the county in the 
transportation/warehousing, education, accommodations/food and government sectors. 
 

• The Town of Danvers LQ metrics across all other industry sectors is mixed, although 
generally performing on par with the WDA and the county, with some exceptions such as 
information and finance (outperforms county) and other services (underperforms the 
WDA). 

 
Figure 19 – Location Quotients – Danvers, MA relative to the North Shore WDA and to Essex County 
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INDUSTRY SECTORS – PROJECTED DEMAND FOR SPACE 
The projected demand for additional development, or more appropriately, square footage (SF) 
needs across the North Shore WDA which is inclusive of Danvers can provide valuable insight 
into employment trends, land use trends, and changes in the built environment. Over the ten-year 
period (2020 to 2030), total employment in the North Shore WDA (for the selected industry sectors) 
is projected to increase by 3,223 persons, although not consistently across all industry sectors. The 
projected employment change by selected industry sectors in 2030 helps describe which sectors 
have the highest chance of driving future demand for additional space for office or other 
commercial development categories. The projected change in employment from 2020 to 2030 was 
than annualized and converted into estimates of square foot needs utilizing industry standards 
for the average square feet per employee by specific industry sector. 
 
Though projected demand for additional SF does not necessarily equate to a demand for newly 
built SF, it could reflect better utilization of existing space or a reduction in existing vacancies. 
Further, these projections are for the North Shore WDA and are not specific to the Town of 
Danvers and are spread over a ten-year period. 
 
Throughout the North Shore WDA and across the selected industry sectors where employment 
growth is projected, there is an annual demand for nearly 76,4000 SF of space, led by a projected 
demand for additional health care uses and a variety of other commercial uses. While these 
measures indicate some demand, a portion of which might be realized in Danvers, they are 
considered as “suggestive only” until the economic recovery is more pronounced, and we more 
fully understand the shifts in long-term demand for space across the many sectors directly 
impacted by the COVID-19 pandemic. 
 
Of note for Danvers, and the Endicott Corridor, are the following observations: 
 

• Annual demand for additional space for professional and technical services is estimated 
at 11,002 SF. This is an industry sector where the location quotient for Danvers well 
exceeds the WDA and the county – indicating a strength to the local economy and an 
opportunity to further exploit. 
 

• Annual demand for additional space for education and health care services is estimated 
to be 48,826 SF. For Danvers, the education sector (LQ) underperforms relative to the WDA 
and the health sector is on par – suggesting opportunities to improve these metrics with 
“right-placed and right-priced” development opportunities within the Endicott Corridor. 
 

• Arts/entertainment and accommodations/food underperform in Danvers (LQ relative to 
the WDA) and represent a combined annual demand for an additional 7,900 SF. 
 

• While there is more than 3,268 SF of annual demand for transportation and warehousing 
space, and although the Danvers LQ underperforms, this may not be an appropriate use 
for the Endicott Corridor in light of existing land use and development patterns. 
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If demand in Danvers were proportional to the percent representation of WDA employment by 
these industries sectors, then annual demand would equate to nearly 12,525 SF across all sectors. 
 
Table 6 - Projected Space (SF) Demands from Employment Projections – North Shore WDA 

OFFICE/FLEX

Information 175          3,257            (150)        
Finance/Insurance 200          4,741            (304)        

Real Estate 200          1,526            (27)          
Management of Companies 200          1,187            (28)          

Professional/Technical 175          7,897            629         
Administration/Waste Services 200          6,576            (52)          

Subtotal 25,184          68           
INSTITUTIONAL

Health Care/Social Assistance 150          35,179          3,078      
Educational Services 150          15,806          177         

Subtotal 50,985          3,255      
COMMERCIAL

Arts and Entertainment 150          2,199            92           
Retail Trade 175          19,313          225         

Accommodations/Food Services 175          9,735            374         
Other exc. Public Administration 150          4,631            94           

Subtotal 35,878          785         
INDUSTRIAL

Construction 150          6,850            1             
Wholesale Trade 500          3,314            (668)        

Transportation/Warehousing 500          3,003            68           
Manufacturing 750          14,143          (286)        

Subtotal 27,310          (885)        
TOTAL (these sectors) 139,357        3,223      

Source : MA ES -202 data, Urban Land Institute (ULI) and RKG (2021)
/1 - percent projected change from MA Labor Market Information (pre COVID-19)

Projected Employment and SF Needs 
by Selected Industry Sector

North Shore WDA
Avg/SF per 

Emp
2030 

projected /1
Δ from 
2020

Est. Gross Annual 
Demand - SF

1,381                 

na
na
na

11,002               

3,400                 
76,503               

3,390                 

11,002               

na

2,649                 

1,416                 

na

3,942                 
6,536                 

13,275               

10                      
na

na

46,177               

48,826               

 
 
As measured by projected employment change, demand for additional development (SF) exists 
across several industry sections in the North Shore WDA and as may be appropriate for the Town 
of Danvers. Several of these sectors apply to existing strengths in the Danvers economy and may 
capitalize on locational attributes within the Endicott Corridor. One possible development scheme 
that addresses these trends could include the development of a small new health and professional 
services business park with dining amenities, designed in response to the changes inspired by the 
COVID-19 economy, as opposed to adapting to it. 
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COMMUTING PATTERNS 

Commuting information compiled 
by the U.S. Census (for 2018) 
indicated employment in Danvers 
totaling approximately 27,195 
employees, with slightly more than 
24,900 employees commuting into 
Danvers. Of the resident Danvers 
labor force approximately 2,290 had 
employment in Danvers and another 
12,900 commuted elsewhere for 
employment (refer to Figure 20). 
 
Figure 21 presents a thematic 
analysis of the commuting patterns 
(2018) for the Danvers resident labor 
force (15,190 persons) to their place of 
work. Approximately 15.1% of the 
Danvers labor force also work in 
Danvers, followed by 13.1% working 
in Boston, another 8.3% in Beverly, 
5.7% to Peabody, and 4.7% to Salem. 
 
Figure 22 depicts the commuter flows 
of the 27,195 persons employed in 
Danvers. Approximately 8.4% of the 
workers in Danvers are Danvers 
residents, followed by 7.3% 
originating from Lynn, 7.3% from 
Peabody, and Beverly and Salem 
contributing 4.6% each. 
 
 
  

Figure 20 – Worker Flow Patterns – Danvers, MA 

Figure 21 – Commuting Pattern for Danvers Labor Force 

Figure 22 – Commuting Patterns Employment in Danvers, MA 
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4. REAL ESTATE METRICS 

INTRODUCTION 

This chapter presents historic and prevailing real estate metrics and trends in the inventory, occupancy, 
vacancy rates, and lease rates for office, industrial, flex, retail, and residential space in the Town of 
Danvers. 
 
The analysis of supply trends can help identify development opportunities and point to areas where real 
estate market conditions are not as favorable and could be targeted for marketing, infrastructure, staffing 
resources, and other initiatives to stimulate economic development. The data are drawn from CoStar 
Property Information Systems, a leading proprietary source of commercial real estate information and 
analytics, which uses multiple data bases to construct its products, including owner and broker listings, 
recorded transactions, and field surveys by CoStar staff. The lease rates shown in this analysis are the 
average of all listed properties in 2021 year-to-date. 
 
This analysis first presents an overview of baseline metrics for commercial real estate (excluding multi-
family) and then offers a more detailed discussion of the retail and residential sectors.  
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ALL COMMERCIAL - BASELINES 

Figure 23 shows the total inventory of commercial square footage in Danvers broken down by type. Retail 
predominates, followed by office. Much of this driven by retail density and development along Route 128. 
Office space includes several professional services and medical offices.  
 

Figure 23 – All Commercial – Danvers, MA 

 
   Source: CoStar, 2021 

 
Inventory data for the larger NECTA Submarket follow a similar pattern, with retail the largest category, 
followed by office space. 
 

Figure 24 – All Commercial – NECTA 

 
         Source: CoStar, 2021 and RKG 
Vacancy rates for commercial space in Danvers show that for office space, the second largest share of 
commercial space, vacancies are very high, in contrast to the other types of space.  
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Figure 25 – Commercial Vacancy – Danvers, MA 

 
          Source: CoStar, 2021 and RKG 
 
In the NECTA, both office and flex spaces have high vacancy rates relative to the other two types; office 
vacancy rates are similar in both Danvers and the NECTA. 
 

Figure 26 – Commercial Vacancy – NECTA 

 
          Source: CoStar, 2021 and RKG 
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OFFICE SECTOR 
Figure 27 shows trends in the office space inventory in Danvers and the NECTA overall between 1998 and 
2021 YTD. Over this period the inventory of gross leasable area of office space increased by over 900,000 
SF in the NECTA but dropped by nearly 68,000 SF in the town of Danvers.  

 
Figure 27 – Office Inventory for Danvers, MA and NECTA 

 
   Source: CoStar, 2021 and RKG 

 
Figure 28 shows vacancy rates for Danvers and the NECTA, both of which significantly over the prior 
decades. Both areas were experiencing very low vacancy rates in 2000, but since then the vacancy 
trendlines have risen in Danvers while remaining stable in the larger NECTA. The rise in vacancy in 
Danvers corresponds to a rise in vacancy in the NECTA during the 2002 to 2005 period before stabilizing 
but more recently (2014 – 2017) Danvers experienced another rise in office vacancy that did not seem to 
reflect trends in vacancy rates in the larger NECTA. In the recent years (2018 – 2020), office vacancy has 
been relatively stable but changes to working spaces due to the COVID-19 pandemic could result in a 
continued rise in office vacancy in 2021 Q3 & Q4. 
 
This situation is not likely to improve over the short term at least, as many office employees work from 
home due to the pandemic. Whether this persists after the pandemic is yet unknown, although anecdotal 
evidence suggests some companies will continue remote work for many employees, both to save money 
on space and to accommodate employee preferences. 
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Figure 28 – Office Vacancy for Danvers, MA and NECTA 

 
Source: CoStar, 2021 and RKG 

 
Trends in office space occupancy over the same period suggest that office space may have been overbuilt. 
In Danvers, occupancies have fallen, while in the NECTA they have increased slightly over time. 

 
Figure 29 – Office Occupancy for Danvers, MA and NECTA 

 
 Source: CoStar, 2021 and RKG 
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trends and behaviors is yet unknown, but it appears that developing new office space would only be an 
attractive investment prospect for locations near Route 128 that offered unique advantages for particular 
kinds of development or a developer/property owner was constructing space for a tenant in hand. 
Speculative office space seems an unlikely option in the near-term without very specific offerings 
unavailable elsewhere in the NECTA.  

 
Figure 30 – Office Lease Rates for Danvers, MA and NECTA 

 
  Source: CoStar, 2021 and RKG 
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Table 7 – Available Office Properties – Danvers, MA 

For Sale
230 North St 23,400    137.00$         2004
64 Holten St 14,788    101.00$         1970

100 Conifer Hill Dr 9,192      152.00$         1988
Total or average 47,380    128.67$        1987

For Lease
2 Electronics Ave 1,254      16.00$           1997
89 Newbury St 1,266      15.50$           1988

11 Sylvan Sq 3,233      19.00$           2016
150 A Andover St 4,047      16.00$           2007

2 10 Elm St 13,200    13.60$           1984
435 Newbury St 5,481      10.50$           1987
99 Rosewood Dr 2,700      17.50$           2003

300 Rosewood Dr 4,863      13.85$           1988
175 Andover St 4,988      18.00$           1982

Total or average 41,032    14.80$          1995
Source: LoopNet and RKG (2021)

Office Space Availability - 
Danvers, MA SF Asking $ / SF Year Built

 

 

  

Figure 31 – Office Availability in Danvers, MA 
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INDUSTRIAL SECTOR 
Figure 32 shows trends in the inventory of industrial space (primarily distribution and warehousing but 
also including manufacturing) in Danvers and the NECTA. In this case, the two areas have been trending 
in the same direction, with Danvers and the NECTA increasing its supply overall. The NECTA’s drop in 
2017 has been followed by small gains from 2018 to 2020. In Danvers, the amount of industrial space has 
remained relatively stable since 2013.  
 

Figure 32 – Industrial Inventory for Danvers, MA and NECTA 

 
 Source: CoStar, 2021 and RKG 

 
Despite the consistent growth in available industrial space, the vacancy rates for industrial space in the 
two areas have been variable with both experiencing sharp increases and decreases over the 2000s and 
2010s. As of 2021 Q2, vacancy rates in Danvers and the NECTA are trending towards historic lows (since 
1998) with Danvers marking a 0.2% vacancy rate. Recent trends in industrial and flex space have seen 
large institutional investors purchasing suburban assets with strong transportation connections to expand 
distribution and logistics hubs as demand for e-commerce grows across many different retail and food 
business sectors. In the case of Danvers, there is a strong interest for industrial and flex space given its 
proximity to Boston and major roadways, namely Route 128 and I-95. 
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Figure 33 – Industrial Vacancy for Danvers, MA and NECTA 

 
Source: CoStar, 2021 and RKG 
 
 

Figure 34 – Industrial Occupancy for Danvers, MA and NECTA 

 
Source: CoStar, 2021 and RKG 
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As occupancy has been trending upward in both Danvers and the NECTA, so have lease rates although 
they are still quite low and may not be sufficient to support new construction. 
 

Figure 35 – Industrial Lease Rates for Danvers, MA and NECTA 

 
  Source: CoStar, 2021 and RKG 
 

FLEX SPACE SECTOR 
Flex space is generally defined as buildings that can be adapted for light manufacturing, wholesale 
distribution, laboratory and ancillary office uses. Because it can be adapted to different uses in ways that 
traditional industrial space typically cannot, flex space commands a higher rent than industrial and is 
therefore more feasible to develop, assuming there is market demand. As with the fairly tight market for 
industrial space in Danvers, there may be opportunities for the development of new flex space to support 
rising e-commerce activity. Figure 36 shows trends in the supply of flex space in Danvers and the NECTA, 
of which the NECTA has been trending upward while Danvers has remained flat.  
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Figure 36 – Flex Space Inventory for Danvers, MA and NECTA 

 
 Source: CoStar, 2021 and RKG 
 
Vacancy rates have been trending downwards for both Danvers and the NECTA. Danvers’ historical trend 
has been gently downward overall with a gradual drop from 26.4% in 2006 to 6.7% in 2021. Without 
changes in inventory, the decline in vacancies must be attributable to increasing occupancies. NECTA 
vacancies have been trending downwards as well, with drops since 2006 as occupancies have increased. 
NECTA vacancy currently stands at 7%, which is the lowest it has been since 1998. 
 

Figure 37 – Flex Space Vacancy for Danvers, MA and NECTA 

 
Source: CoStar, 2021 and RKG 
 
Danvers’ flex space occupancy has been trending slightly upward over time, as vacancy rates have 
trended downward. Occupancy has also been rising gently in the NECTA in recent years, leading to the 
recent declines in vacancy rates. 
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Figure 38 – Flex Space Occupancy for Danvers, MA NECTA 

 
 Source: CoStar, 2021 and RKG 
 
Lease rates for flex space are similar to the Danvers’ industrial rates but lower than industrial rates in the 
NECTA. They remained fairly flat between 2003 and 2012. In more recent years they have varied in ways 
that generally reflect declining vacancy rates and increasing occupancies up to 2021 Q2.  

 
Figure 39 – Flex Space Lease Rates for Danvers, MA and NECTA 

 
Source: CoStar, 2021 and RKG 
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RETAIL SECTOR 
Retail space makes up 45% percent of Danvers’ commercial space and 34% percent of the NECTA’s. In 
Danvers, the retail inventory has dropped since its 2011 peak, while the NECTA has gained around 
140,500 SF over that period.  

 
Figure 40 – Retail Inventory for Danvers, MA and NECTA 

 
Source: CoStar, 2021, and RKG 
 
 
The supply has remained consistent in the NECTA while dropping in Danvers, but both areas have 
experienced gently downward trends in vacancy rates. Not surprisingly, vacancies were up in 2020 likely 
due to the pandemic’s impact on retailers, but are still quite low. Year-to-date 2021 Q2 has seen a recent 
increase in occupancy in the NECTA and drop in occupancy in Danvers. It is difficult to predict the precise 
outcomes of the pandemic on retail space, but early examination suggests that the pandemic may have 
accelerated existing trends in retail – including a shift from brick-and-mortar to online retail and a 
reduction in required footprint for retail businesses. 
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Figure 41 – Retail Vacancy Rates for Danvers, MA and NECTA 

 
Source: CoStar, 2021, and RKG 
 
 

Figure 42 – Retail Occupancy for Danvers, MA and NECTA 

 
Source: CoStar, 2021, and RKG 
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submarket are quite low. The uncertainties surrounding the retail sector during a pandemic, coupled with 
the costs of new space construction mean that it is not currently an attractive opportunity. 

 
Figure 43 – Retail Lease Rates for Danvers, MA and NECTA 

 
Source: CoStar, 2021 and RKG 
 

CONCLUSIONS 
Office vacancies in the Danvers market are the highest of all commercial uses at 10.8% and there has been 
nominal decreases in office space inventory over the last several years. While lease rates are generally 
competitive with the NECTA submarket, they are well below Boston lease rates and those of more 
urbanized locations. Vacancy for industrial use in Danvers is extremely low, and the inventory has been 
marginally increasing. Furthermore, typical lease rates are around $10 per SF which may not support 
speculative development, i.e. without a tenant-in-hand or not by an end user. While flex space has 
exhibited some positive growth within the NECTA, similar to industrial space, lease rates and inventory 
have remained exceptionally flat in Danvers. The retail sector in and around Danvers is highly competitive 
and current reported vacancies are relatively low with a slightly upwards trending supply of retail space 
in the NECTA but a downward trending retail inventory in Danvers. Despite these larger trends, evidence 
from visiting the study area would suggest that there is an increased level of retail vacancy and inventory 
particularly in the Liberty Tree Mall. Potential commercial sector development at the study area would 
be complemented by having tenants-in-hand or by specific end users rather than as speculative 
development. Additionally, mixed-use development, combining ground floor commercial and upper 
story residential, may soften the potential financial risk to would be developers. 
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Retail indicators for selected drive-times 
around the Liberty Tree Mall in Danvers, MA, 
can reveal important metrics for the retail 
sector. In this analysis, three separate drive-
times were reviewed: (1) a 5-minute drive-
time, indicative of what might normally be 
defined as a primary trade area (PTA) 
depicting that geography from which 
many retailers (excluding department 
stores and destination “big box” retail) 
would garner most of their consumer sales; (2) a 
5- to 10-minute drive-time, or a secondary 
trade area, which generally adds some level 
of consumer activity: and, (3) a 10- to 15-
minute drive-time, or a tertiary market area, where some consumer sales activity may be realized, but 
generally at very diminished levels. 
 
The analysis provides a measure of sales leakage, or local spending demand not captured by local 
merchants, which could suggest opportunities for additional retail development – or a means of capturing 
the retail gap. The data in the drive-time tabular reports reflects what are typically referred to as consumer 
goods and excludes such categories as motor vehicles, gasoline, and non-store retailers. Much of the data 
features the retail market’s performance prior to the COVID-19 pandemic, which has greatly impacted the 
retail industry. 

TRADE AREA METRICS 
The following offers retail demand and sales estimates for each of the previously referenced trade area, 
this is fooled by a reconciliation of retail sales and demand, in total, with an estimate of potentially 
supportable new development. 

PRIMARY TRADE AREA 

There are approximately 5,962 households within a 5-minute drive-time, with an average annual 
household consumer demand of $58,135 per household across all retail merchandise lines and categories 
and approximately $29,965 per household for the selected retail categories. Retail sales within this market 
area are estimated to total slightly more than $1.03 billion, exceeding local household demand of $178.6 
million by nearly $855 million. This is not surprising given the presence of such destination retail venues 
as the Liberty Tree mall and the Northshore Mall. As a result, the retailers within a 5-minute drive time, 
overall, are a net importer of retail sales activity. However, this is not universally so for each specific 
merchandise line or retail category noting that sales leakage is present for lawn and garden stores 
($65,600), grocery stores ($494,500) and specialty food stores ($381,900). A potential re-capturing of the 
sales leakage in these categories, may offer opportunities for additional retail development. If not, and at 
a minimum, it presents opportunities for existing stores to increase their market penetration through 
adjusting their marketing, operations, or product mix. 

Figure 44 – Selected Retail Drive Times – Danvers, MA 
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Table 8 - Retail Demand and Sales Analysis - Primary Trade Area – Endicott Corridor – Danvers, MA 

Demand/HH Demand Sales (Export) /Import
$29,964 $178,647,010 $1,033,412,032 $854,765,024

Furniture & Home Furnishings Stores 442 $1,105 $6,588,200 $26,321,113 $19,732,912
   Furniture Stores 4421 $590 $3,516,040 $11,230,641 $7,714,601
   Home Furnishings Stores 4422 $515 $3,072,160 $15,090,471 $12,018,311
Electronics & Appliance Stores 443 $1,618 $9,645,776 $43,103,789 $33,458,013
Bldg Materials, Garden Equip. & Supply Stores 444 $2,427 $14,472,383 $41,808,535 $27,336,153
   Bldg Material & Supplies Dealers 4441 $2,242 $13,364,965 $40,766,718 $27,401,753
   Lawn & Garden Equip & Supply Stores 4442 $186 $1,107,418 $1,041,818 ($65,600)
Food & Beverage Stores 445 $7,510 $44,777,461 $76,306,334 $31,528,873
   Grocery Stores 4451 $6,404 $38,179,528 $37,685,022 ($494,506)
   Specialty Food Stores 4452 $282 $1,679,308 $6,956,028 $5,276,720
   Beer, Wine & Liquor Stores 4453 $825 $4,918,626 $31,665,285 $26,746,659
Health & Personal Care Stores 446,4461 $2,470 $14,727,021 $66,752,428 $52,025,407
Clothing & Clothing Accessories Stores 448 $2,847 $16,972,079 $242,514,513 $225,542,434
   Clothing Stores 4481 $2,002 $11,933,533 $198,309,686 $186,376,153
   Shoe Stores 4482 $339 $2,018,573 $20,885,861 $18,867,288
   Jewelry, Luggage & Leather Goods Stores 4483 $507 $3,019,973 $23,318,966 $20,298,993
Sporting Goods, Hobby, Book & Music Stores 451 $1,482 $8,834,827 $59,347,467 $50,512,641
   Sporting Goods/Hobby/Musical Instr Stores 4511 $1,299 $7,746,074 $51,221,729 $43,475,655
   Book, Periodical & Music Stores 4512 $183 $1,088,752 $8,125,738 $7,036,986
General Merchandise Stores 452 $4,709 $28,075,935 $304,976,873 $276,900,938
   Department Stores Excluding Leased Depts. 4521 $3,353 $19,993,203 $205,815,836 $185,822,633
   Other General Merchandise Stores 4529 $1,356 $8,082,732 $99,161,037 $91,078,305
Miscellaneous Store Retailers 453 $1,503 $8,959,011 $38,028,068 $29,069,057
   Florists 4531 $124 $741,155 $1,200,861 $459,706
   Office Supplies, Stationery & Gift Stores 4532 $506 $3,017,740 $8,311,310 $5,293,570
   Used Merchandise Stores 4533 $121 $720,263 $2,684,413 $1,964,150
   Other Miscellaneous Store Retailers 4539 $751 $4,479,853 $25,831,484 $21,351,631
Food Services & Drinking Places 722 $4,293 $25,594,317 $134,252,912 $108,658,596
   Restaurants 7221 $3,905 $23,281,613 $124,491,664 $101,210,051
   Special Food Services 7223 $155 $924,671 $542,752 ($381,919)
   Drinking Places - Alcoholic Beverages 7224 $233 $1,388,032 $9,218,496 $7,830,464
Source: ESRI, Dun & Bradstreet and RKG (2021)

Retail Demand and Sales Analysis - Selected 
Drive Times from Endicott Corridor - Danvers, 
MA

NAICS 
Code

5-Minute Drive Time

 

SECONDARY TRADE AREA 

Within a 5- to 10-minute drive-time (exclusive of the 5-minutes) there are approximately 35,310 
households with a household spending demand of nearly $1.03 billion (or $29,115) among the selected 
retail categories. The estimated sales in the secondary trade area total nearly $1.13 billion indicating a net 
total importation of $101 million in sales and across these all retail sectors. 
 
Despite the secondary trade area being a net importer of sales, there are numerous categories with sales 
leakage, notably including apparel/accessories ($37.4 million), sporting goods ($12.4 million) and grocery 
($48.3 million). Some sales leakage is also observed for specialty food stores and drinking places. A portion 
of the leaked sales in the secondary trade area may be captured by the venues within the primary trade 
area, however, the leaked sales in the secondary trade area, particularly in combination with primary 
trade area may present opportunities for development of additional retail stores – again noting the high 
sales leakage among grocery stores for both. 
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Table 9 - Retail Demand and Sales Analysis - Secondary Trade Area – Endicott Corridor – Danvers, MA 

Demand/HH Demand Sales (Export) /Import
$29,113 $1,027,986,607 $1,129,018,478 $101,031,875

Furniture & Home Furnishings Stores 442 $1,072 $37,834,872 $34,690,685 ($3,144,186)
   Furniture Stores 4421 $572 $20,190,353 $7,233,768 ($12,956,585)
   Home Furnishings Stores 4422 $500 $17,644,518 $27,456,917 $9,812,399
Electronics & Appliance Stores 443 $1,571 $55,455,092 $38,892,098 ($16,562,994)
Bldg Materials, Garden Equip. & Supply Stores 444 $2,355 $83,167,461 $121,501,272 $38,333,812
   Bldg Material & Supplies Dealers 4441 $2,174 $76,776,975 $115,264,188 $38,487,213
   Lawn & Garden Equip & Supply Stores 4442 $181 $6,390,486 $6,237,085 ($153,401)
Food & Beverage Stores 445 $7,323 $258,571,600 $218,570,195 ($40,001,404)
   Grocery Stores 4451 $6,254 $220,813,776 $172,502,349 ($48,311,427)
   Specialty Food Stores 4452 $275 $9,699,520 $12,326,697 $2,627,177
   Beer, Wine & Liquor Stores 4453 $795 $28,058,304 $33,741,150 $5,682,846
Health & Personal Care Stores 446,4461 $2,411 $85,145,695 $163,467,275 $78,321,580
Clothing & Clothing Accessories Stores 448 $2,743 $96,841,826 $59,421,680 ($37,420,146)
   Clothing Stores 4481 $1,934 $68,305,137 $48,779,882 ($19,525,255)
   Shoe Stores 4482 $327 $11,560,433 $5,869,691 ($5,690,742)
   Jewelry, Luggage & Leather Goods Stores 4483 $481 $16,976,256 $4,772,107 ($12,204,149)
Sporting Goods, Hobby, Book & Music Stores 451 $1,440 $50,854,697 $38,501,694 ($12,353,001)
   Sporting Goods/Hobby/Musical Instr Stores 4511 $1,263 $44,589,814 $35,969,863 ($8,619,951)
   Book, Periodical & Music Stores 4512 $177 $6,264,882 $2,531,832 ($3,733,050)
General Merchandise Stores 452 $4,584 $161,871,227 $195,249,547 $33,378,320
   Department Stores Excluding Leased Depts. 4521 $3,259 $115,083,980 $45,249,045 ($69,834,935)
   Other General Merchandise Stores 4529 $1,325 $46,787,247 $150,000,502 $103,213,255
Miscellaneous Store Retailers 453 $1,466 $51,752,445 $110,644,513 $58,892,068
   Florists 4531 $118 $4,153,348 $2,470,219 ($1,683,129)
   Office Supplies, Stationery & Gift Stores 4532 $490 $17,288,781 $17,903,655 $614,874
   Used Merchandise Stores 4533 $116 $4,087,100 $3,923,542 ($163,558)
   Other Miscellaneous Store Retailers 4539 $743 $26,223,216 $86,347,098 $60,123,882
Food Services & Drinking Places 722 $4,149 $146,491,692 $148,079,519 $1,587,826
   Restaurants 7221 $3,778 $133,394,061 $138,364,993 $4,970,932
   Special Food Services 7223 $150 $5,294,523 $4,730,018 ($564,505)
   Drinking Places - Alcoholic Beverages 7224 $221 $7,803,108 $4,984,507 ($2,818,601)
Source: ESRI, Dun & Bradstreet and RKG (2021)
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TERTIARY TRADE AREA 

Within the 10- to 15-minute drive-time market (the tertiary trade area) there are approximately 40,505 
households with a combined consumer spending demand (among the selected retail categories) of $1.65 
billion (or nearly $35,490 per household) and estimated sales of $1.59 billion indicating a net exportation 
of $63.1 million in retail sales. Sales leakage is further observed in apparel/accessories and grocery (similar 
to the secondary trade area), but also among all of the dining and drinking retailers ($24.6 million). 
 
Table 10 - Retail Demand and Sales Analysis – Tertiary Trade Area – Endicott Corridor – Danvers, MA 

Demand/HH Demand Sales (Export) /Import
$35,487 $1,650,336,690 $1,587,266,013 ($63,070,675)

Furniture & Home Furnishings Stores 442 $1,323 $61,534,105 $69,473,819 $7,939,714
   Furniture Stores 4421 $703 $32,708,455 $52,831,906 $20,123,451
   Home Furnishings Stores 4422 $620 $28,825,650 $16,641,913 ($12,183,737)
Electronics & Appliance Stores 443 $1,930 $89,753,074 $58,133,341 ($31,619,733)
Bldg Materials, Garden Equip. & Supply Stores 444 $2,939 $136,696,202 $158,307,437 $21,611,235
   Bldg Material & Supplies Dealers 4441 $2,712 $126,115,869 $152,381,721 $26,265,852
   Lawn & Garden Equip & Supply Stores 4442 $228 $10,580,333 $5,925,716 ($4,654,617)
Food & Beverage Stores 445 $8,787 $408,655,596 $390,540,888 ($18,114,708)
   Grocery Stores 4451 $7,484 $348,053,403 $326,633,552 ($21,419,851)
   Specialty Food Stores 4452 $329 $15,298,124 $19,304,490 $4,006,366
   Beer, Wine & Liquor Stores 4453 $974 $45,304,069 $44,602,846 ($701,223)
Health & Personal Care Stores 446,4461 $2,901 $134,925,054 $134,528,458 ($396,596)
Clothing & Clothing Accessories Stores 448 $3,378 $157,094,385 $181,246,344 $24,151,959
   Clothing Stores 4481 $2,373 $110,369,515 $148,615,176 $38,245,661
   Shoe Stores 4482 $402 $18,703,260 $17,308,076 ($1,395,184)
   Jewelry, Luggage & Leather Goods Stores 4483 $603 $28,021,610 $15,323,092 ($12,698,518)
Sporting Goods, Hobby, Book & Music Stores 451 $1,766 $82,131,969 $89,777,278 $7,645,310
   Sporting Goods/Hobby/Musical Instr Stores 4511 $1,550 $72,069,751 $74,313,533 $2,243,782
   Book, Periodical & Music Stores 4512 $216 $10,062,217 $15,463,745 $5,401,528
General Merchandise Stores 452 $5,570 $259,031,336 $223,513,206 ($35,518,130)
   Department Stores Excluding Leased Depts. 4521 $3,975 $184,875,727 $183,201,248 ($1,674,479)
   Other General Merchandise Stores 4529 $1,595 $74,155,609 $40,311,958 ($33,843,651)
Miscellaneous Store Retailers 453 $1,787 $83,121,524 $69,009,044 ($14,112,480)
   Florists 4531 $151 $7,044,106 $7,363,483 $319,377
   Office Supplies, Stationery & Gift Stores 4532 $599 $27,875,454 $17,825,209 ($10,050,245)
   Used Merchandise Stores 4533 $144 $6,677,952 $17,161,170 $10,483,218
   Other Miscellaneous Store Retailers 4539 $893 $41,524,013 $26,659,181 ($14,864,832)
Food Services & Drinking Places 722 $5,105 $237,393,445 $212,736,198 ($24,657,246)
   Restaurants 7221 $4,642 $215,860,660 $199,070,096 ($16,790,564)
   Special Food Services 7223 $185 $8,626,373 $6,867,934 ($1,758,439)
   Drinking Places - Alcoholic Beverages 7224 $278 $12,906,411 $6,798,168 ($6,108,243)
Source: ESRI, Dun & Bradstreet and RKG (2021)
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POTENTIAL RECAPTURE OF RETAIL SALES LEAKAGE 

The potential supportable demand for additional retail, from a re-capture of sales leakage from each of 
the three trade areas – primary, secondary, and tertiary, at 20%, 5%, and 0.5%, respectively – can suggest 
specific, viable uses and tenant types. The varying estimated re-capture rates reflect a basic retailing tenet 
that sales diminish with increases in distance and diversity – meaning that the further a consumer must 
drive the less likely they are to do so, and the further they drive the greater diversity of alternative retail 
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venues. Given these assumptions, a potential re-capture of sales leakage could support an additional 
27,100 SF across the major merchandise lines – utilizing average retail sales per SF as measured by the 
Urban Land Institute and similar studies as the benchmark. 
 
This estimated supportable additional retail square footage, through a re-capture of sales leakage, is 
nominal compared to existing retail square footage, and may not result in any significant new 
development. However, as noted previously, it may offer market support to existing retailers to improve 
their market penetration through adjustments in their marketing and operational practices. For example, 
they may expand an existing line of merchandise, offer new items, or focus on experiential approaches to 
in-store shopping. 
 
Figure 45 – Estimated Supportable SF from re-captured Sales Leakage – Endicott Corridor – Danvers, MA 

 

SAMPLED INVENTORY OF AVAILABLE FOR LEASE RETAIL PROPERTIES 

A sample of available retail properties for lease in Danvers and selected abutting communities, as 
provided by LoopNet (current May 2021), suggests approximately 95,442 SF available with an average 
asking lease rate of $17.77/SF. The currently available space from this sample exceeds the previously 
estimated supportable SF (through sales leakage re-capture) by 60,330 SF. While this sample may not have 
similar locational attributes as any potential new development in the Endicott Corridor it nonetheless 
indicates an ample supply of available inventory in the market. 
For properties in Danvers the availability was estimated to total 53,320 SF (52% of the sample) and still 
exceeding the supportable SF estimate through a re-capture of sales leakage. However, the prevailing 
average asking lease rate, at $16.31/SF is below the all sample average. 
 

Furniture & Home Furnishings Stores

Electronics & Appliance Stores
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Food & Beverage Stores

Health & Personal Care Stores
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Table 11 – Sample Inventory of Available Retail Properties for Lease 

Danvers, MA
120 Andover St 3,100      25.00$           NNN 2020

30 - 36 Maple St 2,475      22.00$           NNN 1900
29 Andover St 3,245      15.00$           NNN 1965
139 Endicott St 19,500    19.95$           Mod Gross 1977

7 - 10 Hutchinson Dr 25,000    12.00$           NNN 1975
Total or average 53,320    16.31$          1967

Peabody, MA
2 Bourbon St 3,945      12.00$           na 1978

532 Lowell St 1,850      19.86$           na 1988
1 Sylvan St 3,000      35.00$           NNN 1950

215 Newbury St 2,755      15.24$           Full Survive 1962
194 Newbury St 10,778    na na 2009

9 Sylvan St 2,450      na na 1998
253 - 255 Andover St 3,200      28.00$           na 2015

Total or average 27,978    21.74$          1986

Middleton, MA
206 main St 3,150      16.67$           NNN 2013

Route 114 W 8,250      20.50$           NNN 2006
215 S Main St 2,744      na na 1998

Total or average 14,144    19.44$          2006

TOTAL or AVERAGE 95,442    17.77$          na 1984
Source: LoopNet and RKG (2021)

(1) for those reporting an asking lease rate - only

Year Built or 
Remodeled

Retail Space Available for Lease -
Danvers, MA and Area SF

Asking $ / SF 
(1)

Lease 
Terms

NNN - tenant is financially responsible for real estate taxes and assessments, repairs and maintenance, 
insurance premiums, and other expenses relating to the operation of such property.
Modified Gross - tenant to pays basic rent that contains estimates of some expenses while paying a 
portion of other expenses to the landlord as well. typically, the tenant takes the responsibility of all 
expenses that directly relate to the property, while the landlord takes care of other operating expenses
Full Service - typically the landlord is responsible for paying all of the property’s operating expenses 
including maintenance, taxes and insurance. In this type of lease the landlord typically provides utilities 
including water, electricity, heat and air, janitorial services, and maintenance services.  
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RESIDENTIAL SECTOR 

The following first summarizes residential sales volumes and transactions, year-by-year (2010 to 2020) for 
the Town of Danvers, for single family and condominium units as well as housing projections through 
the year 2030. 

SINGLE FAMILY TREND ACTIVITY 
From 2010 through 2020 there was an annual average of 239 single family transactions in Danvers, with a 
peak of 300 units in 2018 and a low of 175 units in 2010. The average selling price was approximately 
$405,920 over this time frame, with a peak of $536,250 in 2020 and a low of $322,500 in 2011, from which 
point the average annual selling price has continued to increase year-over-year. Over this period, the 
increase in average selling price was nearly 64%, well ahead of the estimated 19% rate of inflation. In 2020, 
likely reflecting the economic impacts of COVID-19 on consumer preferences for space, the average selling 
price for a single family unit increased by 9.5% over 2019 while the average number of transactions 
increased nominally. Much like the rest of the Greater Boston housing market, the rapid rise in sale prices 
over the prior year is reflective of very low inventory and a strong desire by some to seek larger homes 
and lots in suburban locations. The extremely low interest rates are also supporting inflated home prices 
since buyers with down payment funds can afford higher prices. 
 
Figure 46 – Trends in Single Family Residential Activity – Danvers, MA 

 

CONDOMINIUM TREND ACTIVITY 
From 2010 through 2020 there was an annual average of 105 condominium transactions in Danvers, with 
a peak of 166 units in 2014 and a low of 56 units in 2011. Annual condominium transactions averaged 44% 
of the single family transactions over the decade. The average selling price was nearly $301,915 (averaging 
74% of the single family price over the decade), with a peak of $373,450 in 2020 and a low of $123,000 in 
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2012. Over the last ten years, the increase in average selling price was 55%, well ahead of the 19% rate of 
inflation. 
 
Figure 47 - Trends in Condominium Residential Activity – Danvers, MA 

 

MULTI-FAMILY BASELINES 
Multi-family housing, whether owned or rented, is a key component of mixed-use development, as 
further described in the section on rental housing demand. With near-term prospects for office and retail 
development uncertain, however, multi-family housing development in the study area offers potential for 
development due to easy access to shopping, amenities, major highways, and proximity to Boston. Given 
the housing shortage in the Greater Boston area and the concomitant high costs, multi-family housing 
development could be a very attractive investment if carefully planned in context with surrounding uses. 
In Danvers, the supply of such housing has remained relatively unchanged since 2009, which has been 
parallel to the relatively flat trend in multifamily housing inventory in the NECTA.  
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Figure 48 – Multi-Family Inventory for Danvers, MA and NECTA 

 
Source: CoStar, 2021 and RKG 

 
The multi-family units in both areas are not large, although they have increased somewhat in size since 
2000. These average sizes would correspond approximately to one- and two-bedroom units.  

 
Figure 49 – Multi-Family Average Unit Size (SF) for Danvers, MA and NECTA 

 
  Source: CoStar, 2021 and RKG 
 
Vacancy rates have been relatively stable since 2000, with a big spike in Danvers in 2006. At 4.5%, Danvers’ 
vacancy rate is comparable to that of Massachusetts, which is just over 3% (US Census). The overall trend 
has remained relatively flat 2000. The NECTA, at 3.3%, is lower and reflects a similar rate of vacancy as 
the state average.  
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Figure 50 – Multi-Family Vacancy Rates for Danvers, MA and NECTA 

 
  Source: CoStar, 2021 and RKG 
 
The final piece of the multi-family picture is rents. With low vacancy rates, rents have been consistently 
rising in both Danvers and the NECTA suggesting increased demand for multifamily housing. The rents 
in the NECTA have paralleled those in Danvers, although at a lower level. Vacancy rates, of course, are 
only one factor in rent levels. Quality of units, amenities, and community characteristics such as quality 
of schools all affect rents, and Danvers is in a competitive position in the NECTA for attracting new 
residents due to its proximity to major highways and distance to Boston. Whether they are high enough 
to support the construction of new housing will depend on the specifics of the development. 
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Figure 51 – Multi-Family Rents for Danvers, MA and NECTA 

 
Source: CoStar, 2021 and RKG 

HOUSING DEMAND  
To project housing demand for Danvers, population and household projections from the Metropolitan 
Area Planning Council (MAPC) were used which cover the timeframe from 2020 to 2030. These ten year 
projections show Danvers could add another 894 households and 920 units through 2030. Much of the 
housing unit demand, particularly for multi-family rental housing could come from households headed 
by a person under the age of 35. These represent our region’s younger workforce, those who may be 
looking for a home closer to work and certainly closer to walkable amenities like retail, restaurants, and 
entertainment uses. 
 
The population of Danvers is also projected to continue to age with a growing share of the population 
over the age of 65, a common trend across Massachusetts and the United States as Baby Boomers continue 
to age in place. Many of our senior households are also looking for smaller units, maintenance free or 
maintenance light in managed buildings, and within a reasonable and safe walk to amenities and public 
transportation. The alignment of housing preferences for the younger and older generations are creating 
a strong and sustained demand for housing in the Boston region, and Danvers’ proximity to major 
employment centers and transportation options makes it a desirable location for housing. 
 
Given the location of the study area, proximity to major travel routes, parcel sizes, and surrounding use 
mix, it is very likely future demand for residential will take the form of multi-family rental units or if 
zoning allows it, mixed-use with residential and commercial components. While there may be some 
reinvestment in the owner-occupied housing stock along Sylvan and Ash Streets, much of the demand for 
residential will continue to be on the rental side. That is not to say some parcels could not create options 
for ownership, but those are more likely to be single-family attached structures (townhomes) or maybe 
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multi-family condominiums and could serve as a transitional use between the more intensely developed 
core of the study area and the neighborhoods on the periphery. 
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5. SWOT FINDINGS 
 
Based on the findings of the existing conditions and market analysis and field visits a SWOT analysis was 
prepared for the study area. This SWOT analysis is meant highlight the qualities within the study area 
that make it uniquely competitive to sustain or attract customers, businesses, or development 
opportunities. The analysis also considers the potential drawbacks of the area, or challenges that could 
pose as a threat to future investment. This tool is useful in identifying the metrics that create market 
competitiveness (strengths), immediate market challenges (weaknesses), future direction for growth and 
economic sustainability (opportunities), and long-term challenges from the local market and beyond 
(threats). 

STRENGTHS 
• Existing strong anchor retail 
• Regional access 
• Roadway capacity/right of way that could be used differently in the future 
• Limited number of site owners 
• Proximity to existing downtown district 
• Large unbuilt areas. 
• Property owners that own large tracts of land 

WEAKNESSES 
• Immediate adjacency to highway limits connections to the east and creates environmental 

externalities 
• Weak existing non-anchor retail 
• Area is not walkable or pedestrian friendly 
• Limited access to transit and bicycle infrastructure 

OPPORTUNITIES 
• Pedestrian and bicycle connections to surrounding green areas and neighborhoods 
• Improved diversity of land uses 
• Transformation of Endicott St as a corridor 
• Roadway capacity/right of way that could be used differently in the future 
• Ready development pads on existing underused parking 
• Opportunity to integrate other non-retail uses in the study area, particularly mixed-use, 

residential, and office/lab/R&D space 

THREATS 
• Ongoing Northshore Mall redevelopment 
• Climate change-related flood events and heat island impacts 
• Ongoing impacts of the pandemic which has accelerated e-commerce trends and threatens brick 

and mortar retailers 
• Use limitation in the current zoning bylaw 
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6. URBAN DESIGN & ZONING ANALYSIS 

EXISTING PHYSICAL CONDITIONS 

This section provides context to both the physical and regulatory environment that has shaped 
development in the study area. This serves as a lead-in to the urban design, redevelopment, and zoning 
recommendations discussed in Chapter 7.  

SITE DESCRIPTION AND SURROUNDING CONTEXT 

The area of focus for the urban design analysis is the core of the study area that includes the Liberty Tree 
Mall, its surrounding outparcels, and connections to major thoroughfares.  
 
 

 

Figure 52 – Existing Development Context Map 
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ANCHORS 

In these circumstances, an anchor tenant is defined as a national chain retailer with a significant footprint 
and an exterior entrance or signage. Existing retail anchors are critical stakeholders and profit-drivers for 
landowners, so any potential reimagining of the site must take the operations of those anchors into 
consideration in the near term. The anchors currently in the study area include: 
 Kohl’s 

 AMC Theatres 

 Marshall’s 

 Old Navy 

 Best Buy 

 Target 

 Staples Connect 

 

Figure 53 – Anchor Tenants Map 
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ENVIRONMENTAL CONSIDERATIONS 

The site is currently dominated by enormous swaths of impervious surface in the form of parking, 
roadway, and structure. However, there may be opportunities to connect to or better support existing 
green space, wetlands, and waterways, given the site’s proximity to undevelopable land along the Waters 
and Crane Rivers which stretch from Danversport to the northeast and south of the site, respectively. 
 

 
 
The site lies in a depression immediately to the west of Endicott Hill, which is the most prominent geologic 
feature and site of the strip mall that includes Ocean State Job Lot and Market Basket. The site itself is 
relatively flat, with elevations ranging only from 9 ft to 29 ft, moving from south to north. 
 

CONNECTIONS TO SITE 

There are four existing roadway connections to the site. The to main vehicular connections are 
Commonwealth Avenue and Independence Way along Endicott Street, which provide easy access to 
Route 114 and Route 128. Additional connections include Federal Street, which links to Sylvan Street and 
the residential neighborhood to the west; and Constitution Lane to the north, which intersects with Ash 
Street and provides the most direct connection to the Maple Street downtown district. It is unlikely that 
these existing roadways would change dramatically, given the needs of existing vehicular volumes and 
distances between intersections. 
 

Figure 54 – Environmental Constraints Map 
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Pedestrian and bicycle connections to the site are extremely limited. The surrounding corridors are hostile 
to both forms of travel, with limited sidewalks, few street trees, no designated bike travel areas, fast-
moving traffic, and frequent curb cuts. Endicott Street in particular poses enormous challenges to those 
traveling via modes other than personal automobile. 
 
Though not within the study area, there may be potential for enhanced connections to existing and 
planned rail trails in Danvers by taking advantage of publicly owned rights-of-way, improved streetscape 
design, and the previously mentioned undevelopable land adjacent to waterways. 

PARCELS & OWNERSHIP 

The parcels that comprise the site are dramatically larger than those of the surrounding districts, meaning 
ownership is less diverse than in many other areas of comparable size throughout the town. However, the 
mix of ownership types suggests a diversity of priorities that could make redevelopment more 
challenging. Larger, national ownership groups may have the capital to undertake large-scale change, but 
more ambitious plans could run up against their established business practices. Smaller private owners 
can be more flexible but may not have the financial resources or sophistication to undertake 
transformative projects. 
 

Figure 55 – Transportation Connections Map 
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  Figure 56 – Ownership Patterns Map 
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EXISTING ZONING 

In addition to the market analysis, RKG also reviewed the existing zoning within the study area to better 
understand the uses that are allowed today as well as the dimensional and parking requirements applied 
to development projects. This allows us to understand the current development patterns in the study area, 
but also restrictions to uses that may prohibit marketable uses or make development more challenging.  

Currently, the study area is composed of four zoning districts which includes:  

• C3 – Commercial III 
• I2 – Industrial II 
• R1 – Residential I 
• R1A – Residential 1A 

Within the C3 districts uses are primarily focused on fast food, retail, and lifestyle amenities such as 
beauty, health, and fitness. With increased vacancy in the Liberty Tree Mall, uses have been pivoting away 
from retail and towards expanding the breadth of recreational activities such as the addition of an indoor 
pool and trampoline park. The periphery of the study area on the west and northwest sides are largely 
comprised of older single family residential (R1) which is separated from the commercial district by 
greenspace and parking lots. South of Endicott Street on the western side of the study area, the C3 district 
includes several fast-food restaurants, retail, beauty, and medical services. 
 
The I2 district is largely composed of an outpatient treatment facility (Mass General/North Shore) and 
senior living facilities. Between the two is a large vacant lot portion owned by Mass General-Brigham that 
is shovel-ready for redevelopment. Across from the I2 district in the Northeast portion of the study area 
is another C3 district bounded by an R1 district. The commercial uses in the C3 district are anchored by 
Market Basket, Ocean State Job Lot, and BJ’s but also include an array of beauty, retail and professional 
service uses. This C3 district also includes the largest vacant building (~25,000 SF) which was previously 
used as movie theater, located across the street from MarineMax Danvers.  
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As the zoning map in Figure 57 shows, the vast majority of land in the study area is governed by 
Commercial III zoning, with a significant portion also in the Industrial II area south of Endicott Street and 
east of Route 128. What is notable about these zones is that they allow only a limited mix of uses; neither 
Commercial III nor Industrial II allow residential uses as of right, with few other uses overlapping 
between the two. This combination reduces the possibility of mixing uses within districts, or of supporting 
activity in the study area throughout the day and evening. 

 

Figure 57 – Existing Zoning District Map 
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Furthermore, existing zoning districts tend to encourage site planning that does not lead to a walkable 
environment, with limited lot coverage requirements, larger frontage requirements particularly in the 
Commercial III and Industrial II districts, relatively large front setback requirements, and a minimum lot 
requirement of nearly an acre in Commercial III.  
 
Height limits are most permissive in the Industrial II zone at 55 feet or four stories; Commercial III allows 
buildings up to 45 feet, whereas the residential zones I and I-A both have maximum height limits of 30 
feet. With those height requirements, development is likely limited to 3-4 stories across the study area 
under existing zoning. Though FAR maximums are not stipulated for these districts, the combination of 
setbacks and height requirements does limit the potential for density in new development. 

OTHER APPROACHES TO ZONING IN DANVERS 

Though the existing zoning does pose some challenges for redevelopment, there are other zoning schemes 
in Danvers that may provide greater range of opportunities with respect to form and use. One example is 
cluster zoning, which encourages more compact development patterns for single family housing while 
also supporting more effective green space. However, Danvers’ Character-Based Zoning Districts 
(CBZDs) allow for even more flexibility. They were originally created for the more traditional 
neighborhood and commercial districts in town, such as Maple Street and High Street. The CBZDs provide 
significant flexibility when it comes to use and encourage a more compact pattern of development that is 
more common in the older sections of the town, via density bonuses in return for eligible public benefits.
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Table 12 – Use and Dimensional Requirements for Existing Study Area Zoning  
Residential I Residential IA Commercial III Industrial II Notes 

Uses 

1 & 2-family res 
Lodging/tourist (SP) 
Multifamily (SP) 
Nursing home (SP) 
Neighborhood store (SP) 
Educational 
Transportation 

1 & 2-family res 
Multifamily (SP) 
Congregate living (SP) 
Neighborhood store (SP) 

[No residential] 
Athletics/training 
Hotel 
Office 
MOB 
Recreation, entertainment, 
indoor sports 
Retail 
Restaurant 
Shopping center 
Accessory industrial 
Performing/cultural arts 
Accessory institutional 
Structured parking (SP) 

[No residential] 
Athletics/training 
Office 
MOB 
[No retail] 
Self-storage 
Assembly/processing 
Light manufacturing 
R&D 
Warehouse/distribution 
Hospital (SP) 
HC facility/clinic 
Accessory institutional 

 

Min Lot Size 
10,000 sf (1F) 
15,000 sf (2F) 
30,000 sf (MF) - >7,500 sf/DU 

5,000 sf (1F, 2F) 
80,000 sf (MF) 40,000 sf NA  

Lot Coverage NA NA 50% 50%  

Open Space >1,000 sf OS/DU (MF) >1,000 sf OS/DU (MF) NA NA Landscape plan required for projects 
over 20,000 sf 

Max FAR NA NA NA NA  

Max Height 30 ft 30 ft 45 ft 55 ft/4 stories  

Max % Impervious NA NA 80% NA  

Parking 

1F, 2F: 3 or fewer, >3 with SP 
MF: 2/DU min, 3/DU max 
Nursing: 1 /5 DU + 1/EE 
Neighborhood store: 1/250 
GLFA 
Lodging: 1/room + 1/EE 

3 or fewer (1F, 2F), >3 with SP 
2/DU min, 3/DU max (MF) 
1 /5 DU + 1/EE (Congregate) 

Athletics/training: 1/500 GFLA 
Hotel: 1/room + 1/3 seats + 1/EE 
Restaurant: 1/3 seats + 1/EE + 
1/100 sf events 
Retail: 1/250-400 GLFA + 1/EE 
Shopping center: 4/1,000 GLFA 

Assembly/processing: 1/EE, min 
3/1,000 GSF 
Manufacturing: 1/EE, min 
3/1,000 GSF 
R&D: 1/EE 
Warehouse/dist.: 2/3 EE + 
1/1,000 GSF + 1/2,000 sf (above 
20,000) + 1/4,000 sf (above 
40,000) 

PB may allow a decrease in parking 
up to 25% but space must be set 
aside in case those spaces are 
deemed necessary in the future due 
to undersupply or use change (4.13). 
Shared parking agreements do not 
count toward parking counts (4.14) 
Structured parking must be 25 ft or 
less in height (7.2) 

Frontage >80 ft (1F, 2F) 
>125 ft (MF) 

>80 ft (1F, 2F) 
>125 ft (MF) 

>100 ft (shopping center) 
>50 ft (all other uses) >50 ft  

Setbacks (F-S-R) 20 ft - 8 ft - 8 ft (1F, 2F) 
40 ft - 30 ft - 30 ft (MF) 

20 ft - 8 ft - 8 ft (1F, 2F) 
40 ft - 30 ft - 30 ft (MF) 

100 ft (Endicott)/50 ft others  - 
25-100 ft (res) - 25-100 (res) 

50 ft -25 ft - 25 ft 
50 ft from adj res district 
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7. RECOMMENDATIONS 

OVERALL RECOMMENDATIONS 

 
The following recommendations are intended to begin the process of rethinking the study area, 
primarily the central portion of the study area where the Mall is located. This section offers a series 
of design principles that could help guide redevelopment, zoning considerations, and 
infrastructure enhancements that taken together could help transform the study area into a more 
cohesive activity center that incorporates a variety of uses and modes of transportation. 
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DESIGN PRINCIPLES 

If the proper principles are followed, the transformation of the Liberty Tree Mall and adjoining 
properties could provide a number of positive impacts to surrounding uses and the town broadly. 
Considerations of existing land use, desirable scales of development, and existing connections 
build toward a framework that can provide clear guidance while ensuring public benefit and 
flexibility to meet market demands. 

CONNECTIVITY AND NODES: SUPPORT A NETWORK THAT TAKES 
ADVANTAGE OF EXISTING CONNECTIONS, FULFILLS DESIRE LINES, AND 
ENHANCES NODES OF ACTIVITY 

 
  
Figure 58 – Future Connections Map 
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APPROACH TO LAND USE: BUFFER THE MOST ACTIVE USES FROM THE 
EXISTING NEIGHBORHOOD AND FROM THE HIGHWAY 

 

  

Figure 59 – Transition Zones Map 
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SCALE OF DEVELOPMENT: CREATE A GRADIENT IN SCALE THAT 
CONSIDERS EXISTING INFRASTRUCTURE AS WELL AS CONTEXT 

 

 
  

Figure 60 – Development Scale Map 
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DEVELOPMENT FRAMEWORK 

The development framework flows directly from the analysis of existing physical conditions and 
design principles to provide one illustration of a market-influenced, mixed-use, and human scale 
future for the site. 
 
 

 
Taking existing context into consideration, as well as existing and potential vehicular and 
pedestrian connections, will help define character areas in the redevelopment scheme. The 
transformation of Endicott St. into a more balanced corridor will provide a gateway for local and 
regional visitors. Larger office or R&D spaces along that corridor would help mitigate the scale of 
the infrastructure and take advantage of extremely convenient highway access. Buildings with 
larger footprints that may be less conducive to unique character, such as flex spaces or big box 
retail, could help buffer the rest of the site from the negative impacts of Route 128. Taking 
advantage of the many existing front doors along the east-west continuation of Federal St. creates 
a second axis of activity, in addition to Independence Way’s north-south connection. The center 
of the site should have a mix of uses that attract people throughout the day, with some 
combination of retail, office, multifamily residential, and open space. Further to the north, where 
road infrastructure is less conducive to large scale development and there is proximity to more 
traditional neighborhood forms, smaller residential parcels would be more appropriate. 
 

Figure 61 – Development Framework Map 
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Block size should account for the desired uses in each zone, with larger blocks closer to Route 128 
and Endicott St. supporting the uses appropriate for those areas. The street hierarchy should 
prioritize major entry points to the site as comfortable, accessible paths, creating active frontages 
along those strategic streets. An internal street network based on those connections to surrounding 
areas and desire lines will help define building frontages, service areas, and parking zones. Open 
space is an important factor in local character, and parks and plazas should be sited such that they 
provide a focal point for activity, support ground floor activation such as small-scale retail, and 
enhance pedestrian connections. 
 
 

 

  

Figure 62 – Future Use Map 



Town of Danvers, MA – Real Estate Market Analysis 

73 
RKG Associates, Inc. 

Phasing is a critical consideration for redevelopment and should respect significant ongoing 
commercial operations that allow continuous activity at the site. The wealth of existing but 
underused parking areas provides one opportunity for early development, while the vacancy 
rates within the mall itself suggest that dramatic transformation of the mall core may not be 
unduly disruptive in the short term. More stable anchors and tenants along the Federal St 
extension could easily be accommodated in existing spaces in the short and medium term. 
Structured parking may not economically feasible in the short term, but shared parking 
agreements should be encouraged, and state and federal transportation agencies could be sources 
of funding for structured public parking infrastructure. Easily developable or redevelopable 
parcels to the east of Route 128 should be prioritized, particularly those that could have positive 
impacts on the character of Endicott St. itself. 
 
 

  

Figure 63 – Potential Development Phasing Map 
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ZONING RECOMMENDATIONS 

Specific considerations for new zoning would be dependent on desired uses, which are likely to 
be identified during a dedicated area plan. However, a generalized examination of the existing 
zoning does identify certain requirements or limits that are likely to deter the kinds of 
development – in terms of both use and form – that would improve the area. 
 
As noted above, the existing zoning is not permissive and tends to encourage large-scale 
development that is not walkable. Large setbacks and minimum lot sizes, along with long 
frontages, and limited requirements for building coverage make compact, sustainable, and non-
automobile-oriented development difficult to achieve. Strict limits to height and allowable uses, 
and inflexible parking requirements all contribute to monoculture within the district – large areas 
with single uses that are surrounded by parking, and inactive for large portions of the day. These 
existing zoning requirements suggest that rezoning of the site would be an important step toward 
transformation of the study area. 
 
Future zoning should help establish a built environment that enhances neighborhood access to 
amenities, support sustainable and low-impact development practices, and maximize flexibility 
for redevelopment by providing as-of-right requirements or development incentives for the 
following: 
 
 Smaller block sizes 

 Smaller frontages in residential zones 

 Smaller building front setback requirements 

 Mixed use parcels and blocks 

 Reduced parking provision and shared parking agreements 

Many of these approaches are already present in Danvers’ zoning, but for other areas. Character-
based zoning could help redevelopment of the study area in a form that is more reflective of the 
character of the town and provide flexibility of use, within general constraints. The objectives of 
such zoning, as described in the zoning code are to: 
 

1. Guide the physical character of development with context-based building and site development 
standards that reflect the scale, design characteristics, and settlement patterns existing or 
envisioned for the district. 
 

2. Create a vibrant public realm with high quality streetscape, and active public or publicly-oriented 
open spaces that enhance the pedestrian environment. 
 

3. Encourage high quality housing production for a variety of age groups, household types, and income 
ranges. 
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4. Encourage a range of business development opportunities using the advantages of access and 

visibility along commercial streets but also providing convenient services to surrounding 
neighborhoods. (Zoning Bylaws, Section 18.1) 

 
Realization of these goals in the Endicott Street corridor would lead to a Though character-based 
zoning, as it is applied in the Danvers Town Center – Core District, Danvers Town Center – 
Live/Work District, High Street Mixed Use Corridor District, and Maple Street Traditional 
Neighborhood Development Smart Growth Overlay District tends to reflect traditional 
development patterns in Danvers, CBZDs can be written to create built form that is compact and 
sustainable without being overtly “traditional” and the stated goals of the existing CBZDs do not 
conflict with such flexibility. 

USES AND ZONING 

The Commercial III zoning district which comprises the vast majority of the study area is limited 
in many ways by current allowable uses, particularly if the goal is to rethink the functionality of 
the study area long-term. Whether the Town decides to create a new zoning district(s) for the 
study area, or attempt to amend current zoning, there are several use categories worth considering 
to create the type of place that will attract investment and produce positive fiscal and economic 
benefits for the Town long-term. Some examples future uses that may locate here include: 

• Multi-Family Residential 
• Mixed-Use 
• R&D/ Flexible Lab Space 
• Light Manufacturing (related to biotech, medical devices, other target industries) 
• Food Halls 
• Craft Breweries 

 
Not all of these uses may be appropriate or desired by the town and its residents, but future 
planning processes the Town may undertake around land use and zoning should begin to ask 
those key questions. 
 
The Town should also consider reviewing and revising dimensional regulations that allow for 
greater heights (possibly up to 70 feet) to encourage mixed-use development and larger scale office 
and lab buildings. To encourage a more walkable environment with buildings that have 
continuous frontage consider higher lot coverage requirements and smaller minimum parcel sizes. 
Lastly, if Endicott Street is transformed into a true multi-modal gateway from Route 128, consider 
lowering the setback requirements from the current 100 feet to something that allows buildings to 
engage the street. It is important to leave some room for public/private realm improvements in 
front of buildings with entryways, plazas, and enhanced landscaping, but that can be 
accomplished in setbacks less than 100 feet. 
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INFRASTRUCTURE IMPROVEMENTS 

While this study did not specifically conduct a transportation or traffic analysis, there are several 
recommendations or conceptual ideas that would great improve the connectivity and multi-modal 
safety aspects of the study area. These considerations include: 
 

1. Consider access management or access consolidation techniques when redevelopment 
projects are brought forward. The south side of Endicott Street between Sylvan Street and 
the Route 128 interchange has over a dozen ingress and egress points, many of which 
service drive-thrus for fast food restaurants. For pedestrians, cyclists, and even motorists, 
these curb cuts create conflict points and multiple turning movements within a relatively 
close distance. Connected parking lots, frontage roads, or rear access driveways 
connecting parcels should be considered as redevelopment takes place along this roadway 
corridor. Access points should also align across Endicott Street as well where possible, 
with an emphasis on aligning them at the signalized intersections that already exist. 
 

2. As funding is available or redevelopment occurs, complete the pedestrian network to 
enable a safer, more efficient, and more pleasant walking environment to the study area 
and within the study area. Sidewalks are limited to one side of most roadways and are not 
currently available once a pedestrian enters some of the larger commercial sites. This 
creates potential conflict points with vehicles and supports an auto-dominated 
environment. As redevelopment takes place, particularly the introduction of higher 
density residential, there will be a higher propensity for residents to walk to nearby 
amenities. 
 

3. Consider looking for opportunities to advance the cycling network within and around the 
study area. This could be a combination of internal shared streets within larger parcels, 
shared lane markings on town-owned roads with limited right of way, wider off-street 
shared use pathways that could be used by both cyclists and pedestrians, and ways to 
create a connection to Downtown and other destinations using rail trails. 
 

4. If the Liberty Tree Mall and adjacent sites are redeveloped over time to include a broader 
mix of uses and a more intense level of development, consider approaching the MBTA 
about route circulation to ensure employees and visitors to newly developed areas have 
easy access to transit service. As part of redevelopment efforts, consider where MBTA bus 
shelters could be located and include those as part of development mitigation efforts or 
transportation improvements the developer/land owner is responsible for contributing. 
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