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1. EXECUTIVE SUMMARY

INTRODUCTION AND PURPOSE 

RKG Associates, Inc. (RKG), serving as a 
sub-consultant to Utile on behalf of the City 
of Salem, Massachusetts, has been tasked 
with providing an economic and market 
overview of prevailing trends and real 
estate conditions, to assist in the analysis of 
reuse options for an approximate 44-acre 
site located near to the Footprint Power 
Plant.  RKG is also tasked with offering 
market expertise in analyzing the current 
and prospective development projects in the Revised Harbor Plan (from 2008).  Finally, RKG will 
assist Utile and the project team in developing an Action Plan to identify next steps and 
responsibilities arising from the findings of the overall analysis. 

SITE AND LOCATION 

The Footprint Power Plant and overall 
study area encompasses approximately 44-
acres.  Access and frontage is via Derby 
Street to Fort Avenue with possible 
waterfront access to the east.1  Surrounding 
and nearby uses include primarily single-
family residential, the Collins Cove 
apartment complex, the Bentley Charter 
(school) Academy and the Salem Early 
Childhood Center.  The property is situated 
to the south of the South Essex Sewer 
District facility.  Traveling north(east) 
along Fort Avenue offers access to the Winter Island Maritime Park (seasonal camping and harbor 
access), the Salem Willows Amusement Park (seasonal amusement and recreation), Willows Park 
and the Salem Neck neighborhood.  

1 The waterfront bounding the Footprint Power Plant is in active use for boating and sailing enthusiasts, possibly 
impacting access for some maritime industrial use(s). 
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SUMMARY FINDINGS 

The key findings from this analysis are summarized in the following bullet points and are 
discussed in greater detail throughout the remainder of this analysis.2 

• Population – The population of the City of Salem is projected to increase by 2.8 percent
from 2019 to 2024, comparable to the growth rate projected for Essex County.  The
projected population for Salem is approximately 45,130 persons with a declines predicted
for those aged 20 or younger and for those aged 55 to 64 (pre-retirement years),  The
population aged 65 and older, often retirees or empty nesters, is projected to increase by
13.2 percent and account for 18.2 percent of the population.

• Housing and Households - By 2024 the number of housing units in the City of Salem is
projected at nearly 20,470-units or a 2.4 percent increase over 2019, a rate that compares
well with the county and actually exceeds several sister communities.3  Salem households
are (2019) and are projected (2024) to be about evenly split between owners and renters.

o In terms of householder income, by 2024 the number of households earning
$100,000 or more is projected at 44.6 percent for the county and 36.9 percent for
Salem.

o Despite a projected near 19.0 percent increase in median household income, by
2024 the median household income in Salem, at nearly $77,700, falls short of that
for the county and all sister communities except for Lynn.

o The median value of an owner-occupied housing unit in Salem is projected to
increase 14.4 percent by 2024 to approximately $443,760 per home.  This percent
increase exceeds that for several sister communities, but is somewhat less when
compared to Essex County, with an increase of 17.1 percent to a median value of
$527,610 per home.

• Current Employment Indicators - Between 2Q 2016 and 2Q 2019 employment in the City
of Salem declined by approximately 640 positions or by 3.2 percent, ending 2Q 2019 with
19,140 employees.  This compares to an 0.4 percent decline in the North Shore WDA.

o Both areas suffered declines in employment in the wholesale and retail trade
sectors, as well as many professional services such as information, finance, and

2 Throughout much of this narrative data is presented as rounded for ease to the reader.  The unrounded data 
appears in tables where appropriate. 
3 Nearby coastal (sister) communities of Beverly, Gloucester, Lynn, Manchester-by-the-Sea, Marblehead, 
Rockport, and Swampscott – also all part of the North Shore WDA (workforce development area). 

RKG Associates, Inc. 
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real estate (sectors often equated with small office users).  Both areas also realized 
a decline in employment in health care services, atypical of national trends. 

o Employment gains were observed for construction, the manufacturing sector, and
the arts/entertainment industries.

o For the City of Salem (2Q 2019) approximately 48.1 percent of the employment
was concentrated in health care, accommodations and food services, and the retail
trade sectors – all sectors experiencing adverse economic impacts as a result of the
Covid-19 pandemic.

• Projected Employment Indicators - RKG considered the projected employment growth,
by selected industry sector, as presented for 2026.4  The projected change in employment,
from 2016 to 2026, was than annualized and converted into estimates of space or SF needs
utilizing industry standards for the average SF per employee by specific industry sector.

o Across all industry sectors considered there is a projected annual demand for
166,765 SF.5  This potential demand is led by estimated needs for additional health
related space although recent trends indicate some decline in health sector
employment.  While these measures indicate some demand, a portion of which
might be realized in Salem, they are considered as “suggestive only”.

o That stated, annual demand for office space is estimated at 26,250 SF; for other
commercial uses at 37,980 SF; and, for industrial uses at 18,165 SF.

• Residential Sector – Single family home sales in Salem averaged 210-units annually (2010
to 2019) accounting for 3.5 percent of the sales activity countywide.   Salem single family
pricing averaged $334,825 per unit compared to $375,050 per unit in the county (or at 89.0
percent of the county).  Over the same period Salem condominium sales averaged 341-
units annually, representing about 13.7 percent of the sales activity countywide.  The
average selling price of condominium unit in Salem was around $264,870, exceeding the
Essex County average of $240,150 per unit.

o Conversations with area brokers indicated that housing is in high demand in
Salem, as “flight” continues from more dense and expensive locations.  Brokers
suggested that owner units in the $400,000 to $600,000 range are appropriately
priced for Salem and that given demand relative to supply would occur relatively
quickly – especially given a waterfront or water view location that is walkable to
the city center.

Since 2010 there nearly 1,300 multifamily housing units that have been built or are 
otherwise in the development pipeline, with slightly less than 17.0 percent of the 

4 RKG cautions that these projections were developed in a pre Covid-19 economy with 2016 as the base year.  
Additionally, these projections are for the North Shore WDA and are not Salem specific. 
5 RKG further cautions that the projected demand for additional SF does not necessarily equate to a demand for 
newly built SF.  Typically, much of the demand may be accommodated by existing vacancies in the market area 
or by a better utilization of existing space. 

RKG Associates, Inc. 
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multifamily units deemed affordable.  Conversations with City of Salem representatives 
indicated an additional need for affordable housing as well as for housing for the 55+ 
cohort.  This was reinforced in interviews with area brokers who suggested that that two-
bedroom, two-bath units could realize monthly lease rates in the $1,800 to $2,200 range 
and realize a timely absorption. 

Brokers also commented that residential development at the power plant site would be 
appropriate, helping to meet demand and in offering a diversity of price points.  RKG 
notes that any additional residential development would also add to the area’s consumer 
spending demand and thereby benefit existing businesses and possibly encourage 
additional retail development (discussed next). 

• Retail Sector - The estimated 2019 household demand for a broad variety of retail goods
from households in the City of Salem total approximately $493.18 million ($26,355 per
household) while sales total approximately $472.21 million, indicating sales leakage of
$20.96 million.

o A re-capture of this sales leakage could offer some potential for additional retail
development, as could the development of new households equating to new
consumer spending power (perhaps 3,000 to 3,500 SF per 100 households).

o However, as indicated in a prior study6 and as reinforced through interviews with
local commercial brokers, the Salem retail market is heavily influenced by season
and tourist retail components which are constantly in flux.  While some retail at a
mixed-use project at the power plant may be an option, it is considered risky in
light of prevailing economic conditions and subject to turnover and volatility,

o An exception may include some development focused on dining and drinking
venues with waterfront seating and/or views.

• Office Sector – There is a good deal of available office space for lease in the City of Salem
and in neighboring communities.  Interviews with brokers suggested that the prevailing
lease rates in Salem, at less than $20.00 per SF, would not generally warrant new
construction unless for specific end-users or owner occupants.  Without either of these,
considering the new normal in work-at-home capacities, speculative office development
uses for the site are considered to be low.

o Counter to this is the possibility that office users may seek relocation from Boston
properties to smaller cities and suburban locations, such as Salem.  However, as
opined by broker interviews the power plant location may be considered too
removed from public rail transport to be considered viable unless some sort of
shuttle service for commuters were to be offered.

• Industrial Sector – Similar to the office sector, the insularity of the power plant site is
considered, among brokers interviewed, to detract from its attractiveness and capacity to
accommodate truck traffic.

6 The Salem Downtown Retail Action Plan prepared by Karl F. Siedman Consulting Services (December 2017). 
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2. BASELINE CONDITIONS

INTRODUCTION AND PURPOSE 

Selected socio-economic metrics for the City of Salem, selected surrounding sister communities 
and Essex County are presented to provide an overview of existing and projected characteristics 
to assist in understanding the market (and comparative) opportunities for a re-positioned Salem 
Harbor and specifically for an available 44-acre tract of land near the Power Plant.  As importantly 
these metrics will offer a current baseline for updating the prior Salem Harbor Plan (dated January 
2008) as prepared for the City of Salem, Massachusetts by Fort Point Associates, Inc. 

DEMOGRAPHIC PROFILE 

Selected socio-economic trends for the City of Salem, selected surrounding sister communities and 
Essex County, and where applicable for the North Shore WDA are presented next. 

POPULATION 
The total population of the City of Salem is projected to increase by 2.8 percent (2019 to 2024) 
comparable to the growth rate projected for Essex County (Table 1) and several sister 
communities.  The greatest projected population growth, at 3.2 percent is Manchester-by-the-Sea, 
while the least, at 1.5 percent, is projected for Gloucester. 

Similar to Essex County and several other communities Salem is projected to decline in population 
among the cohort of those aged under 20 years and among those in their pre=retirement years 
(cohort of 55 to 64 years).  The City of Salem is projected to experience a 13.2 percent growth in 
those aged 65 and older, often households that downsize, which is rate less than the county and 
all other sister communities.  The median age of the population in the City of Salem is projected 
to increase from 38.5 years to 39.0 years, indicating a median age in 2024 below that for the sister 
communities with the exception Lynn, 

Despite the projected increase of 18.6 percent in per capita income for the City of Salem, the 
projected 2024 per capita income, at $43,212, lags that for the county and all sister communities 
with the exception Lynn. 
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Table 1 – Selected Population Metrics 

HOUSING AND HOUSEHOLDS 
By 2024 the number of housing units in the City of Salem is projected at nearly 20,470-units or a 
2.4 percent increase over 2019, a rate that compares well with the county and actually exceeds 
several sister communities (Table 2).  All areas are projected to experience growth in the number 
of owner-occupied households and in the number of renter-occupied households, excepting 
Marblehead and Rockport from the latter.  That stated, Salem is (2019) and is projected (2024) to 
be about evenly split between owners and renters, Lynn is marginally more of a renter community 
and all others predominantly owner-occupied communities, as is the county. 

The average household size for all communities and the county are projected to remain either the 
same or to experience a nominal increase with Salem increasing from 2.23 persons per household 
to 2.24 persons per household. 

In terms of the income among householders, there is a projected decline among those earning 
$75,000 or less and a projected increase among those earning $100,000 or more.  By 2024 the 
number of households earning $100,000 or more is projected at 44.6 percent for the county and 
ranges from a low of 29.1 percent in Lynn to a high of 61.2 percent in Marblehead.  Salem is 
projected to increase from 29.4 percent of the households to 36.9 percent of the households.  
Despite a projected near 19.0 percent increase in median household income, by 2024 the median 
household income in Salem, at nearly $77,700, falls short of that for the county and all sister 
communities except for Lynn ($59,800).  Comparatively, the projected 2024 median household 
income for Salem represents a low of 55.0 percent relative to Manchester-by-the -Sea to a high of 
nearly 130.0 percent when compared to Lynn, the comparison to the county is 88.7 percent. 

2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ

783,994 806,093 2.8% 43,897 45,131 2.8% 42,039 43,219 2.8% 29,506 29,960 1.5% 93,622 95,503 2.0%
185,326 182,599 -1.5% 9,626 9,559 -0.7% 7,390 9,434 27.7% 5,317 5,146 -3.2% 24,232 23,852 -1.6%
144,529 147,237 1.9% 10,164 10,364 2.0% 8,475 8,583 1.3% 4,733 4,758 0.5% 21,564 21,329 -1.1%
198,889 200,894 1.0% 11,268 11,621 3.1% 10,259 10,377 1.2% 7,219 7,069 -2.1% 23,337 24,166 3.6%
113,726 110,745 -2.6% 5,605 5,395 -3.7% 6,058 5,797 -4.3% 5,367 5,018 -6.5% 11,179 10,900 -2.5%
141,524 164,618 16.3% 7,234 8,192 13.2% 7,781 9,028 16.0% 6,870 7,969 16.0% 13,310 15,256 14.6%

41.7 42.2 1.2% 38.5 39.0 1.3% 41.2 41.6 1.0% 49.1 50.0 1.8% 35.8 36.9 3.1%
41,148$   47,200$   14.7% 36,430$   43,212$   18.6% 43,969$    51,176$    16.4% 41,495$     48,217$     16.2% 26,340$   30,437$   15.6%

Source: ESRI and RKG Associates, Inc. (2020)

Comparative Metrics
Essex County, MA Salem. MA Lynn, MA

Per Capita Income
Median Age

Population
aged under 20
aged 20 to 34
aged 35 to 54
aged 55 to 64

aged 65 and older

Beverly, MA Gloucester, MA

2019 2024 %Δ

783,994 806,093 2.8%
185,326 182,599 -1.5%
144,529 147,237 1.9%
198,889 200,894 1.0%
113,726 110,745 -2.6%
141,524 164,618 16.3%

41.7 42.2 1.2%
41,148$   47,200$   14.7%

Comparative Metrics
Essex County, MA

Per Capita Income
Median Age

Population
aged under 20
aged 20 to 34
aged 35 to 54
aged 55 to 64

aged 65 and older

2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ

5,435 5,608 3.2% 20,549 20,995 2.2% 7,266 7,445 2.5% 14,583 14,988 2.8%
1,226 1,208 -1.5% 5,025 4,869 -3.1% 1,198 1,181 -1.4% 3,280 3,209 -2.2%

626 661 5.6% 2,294 2,561 11.6% 871 836 -4.0% 2,006 2,145 6.9%
1,313 1,325 0.9% 5,031 4,882 -3.0% 1,536 1,539 0.2% 3,599 3,521 -2.2%

949 891 -6.1% 3,541 3,365 -5.0% 1,472 1,297 -11.9% 2,396 2,314 -3.4%
1,321 1,523 15.3% 4,658 5,318 14.2% 2,189 2,592 18.4% 3,302 3,799 15.1%
49.6 50.3 1.4% 48.3 48.7 0.8% 55.2 56.5 2.4% 47.6 48.0 0.8%

75,158$    82,179$     9.3% 68,230$    75,955$    11.3% 47,205$   54,239$   14.9% 60,688$   67,240$   10.8%

Rockport, MA Swampscott, MAMarblehead, MAManchester-by-the-Sea, MA



Salem Municipal Harbor Plan Update 2020 – Market Study – September 2020 

8 
RKG Associates, Inc.  

The median value of an owner-occupied housing unit in Salem is projected to increase 14.4 percent 
by 2024 to approximately $443,760 per home.  This percent increase exceeds that for several sister 
communities, but is somewhat less when compared to Essex County, with an increase of 17.1 
percent to a median value of $527,610 per home.  Comparatively, the projected 2024 median owner 
home value for Salem represents a low of 47.1 percent relative to Manchester-by-the -Sea to a high 
of 123.0 percent when compared to Lynn, the comparison to the county is 84.1 percent. 

The disparity in the average value of an owner home is similar with Salem ranging from 46.7 
percent when compared to Manchester-by-the-Sea for 2024 to 119.2 percent compared to Lynn. 
The projected growth for Salem 20.5 percent increase to an average value of $531,775 by 2024.  The 
projected average value for Essex County $617,265 a 15.3 percent increase.  The least projected 
growth, at 7.3 percent is Manchester-by-the-Sea but the 2024 average value is nearly $1.4 million. 

Table 2 – Selected Housing and Household Metrics 

2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ

319,101   326,273   2.2% 19,996     20,467     2.4% 17,449      17,898       2.6% 14,802       14,962       1.1% 36,540     37,038     1.4%
187,874   194,090   3.3% 9,269   9,641   4.0% 9,833    10,158   3.3% 7,749      7,876     1.6% 15,857     16,335     3.0%
110,129   111,530   1.3% 9,445   9,573   1.4% 6,830    6,987     2.3% 4,919      4,953     0.7% 18,118     18,165     0.3%
21,098     20,653     -2.1% 1,282   1,253   -2.3% 786       753        -4.2% 2,134      2,133     0.0% 2,565   2,538   -1.1%

2.57 2.57 0.0% 2.23 2.24 0.4% 2.34 2.35 0.4% 2.29 2.29 0.0% 2.73 2.74 0.4%
298,003 305,620 2.6% 18,714 19,214 2.7% 16,663 17,145 2.9% 12,668 12,829 1.3% 33,975 34,500 1.5%
71,758 63,874 -11.0% 5,286 4,559 -13.8% 3,918 3,352 -14.4% 3,291 2,857 -13.2% 11,527 10,435 -9.5%
30,715 27,949 -9.0% 1,842 1,656 -10.1% 1,532 1,342 -12.4% 1,605 1,449 -9.7% 4,654 4,417 -5.1%
41,630 38,950 -6.4% 3,200 2,974 -7.1% 2,220 2,043 -8.0% 1,886 1,791 -5.0% 5,130 5,017 -2.2%
39,375 38,602 -2.0% 2,876 2,936 2.1% 2,216 2,194 -1.0% 1,656 1,659 0.2% 4,517 4,594 1.7%

114,525 136,245 19.0% 5,510 7,089 28.7% 6,777 8,214 21.2% 4,230 5,073 19.9% 8,147 10,037 23.2%
77,399$   87,606$   13.2% 65,369$   77,699$   18.9% 81,059$    94,941$    17.1% 67,389$     78,776$     16.9% 52,843$   59,801$   13.2%

450,450$ 527,612$ 17.1% 387,752$ 443,761$ 14.4% 463,294$  532,427$  14.9% 488,885$   630,924$   29.1% 317,207$ 360,793$ 13.7%
535,190$ 617,266$ 15.3% 441,237$ 531,776$ 20.5% 575,165$  662,685$  15.2% 653,178$   788,798$   20.8% 366,465$ 446,252$ 21.8%

Source: ESRI and RKG (2020)

Comparative Metrics
Essex County, MA Salem. MA Beverly, MA Gloucester, MA Lynn, MA

Households by Income

Housing
Total Units

Owner-Occupied
Renter-Occupied

Vacant or Seasonal
Average Household Size

Median Household Income
Owner Median Value

Owner Average Value

< $35,000
$35,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999

$100,000 and >

2019 2024 %Δ

319,101   326,273   2.2%
187,874   194,090   3.3%
110,129   111,530   1.3%

21,098     20,653     -2.1%
2.57 2.57 0.0%

298,003 305,620 2.6%
71,758 63,874 -11.0%
30,715 27,949 -9.0%
41,630 38,950 -6.4%
39,375 38,602 -2.0%

114,525 136,245 19.0%
77,399$   87,606$   13.2%

450,450$ 527,612$ 17.1%
535,190$ 617,266$ 15.3%

Comparative Metrics
Essex County, MA

Households by Income

Housing
Total Units

Owner-Occupied
Renter-Occupied

Vacant or Seasonal
Average Household Size

Median Household Income
Owner Median Value

Owner Average Value

< $35,000
$35,000 to $49,999
$50,000 to $74,999
$75,000 to $99,999

$100,000 and >

2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ 2019 2024 %Δ

2,493          2,553   2.4% 9,057        9,198        1.6% 4,340       4,419       1.8% 6,178       6,336       2.6%
1,622     1,678       3.5% 6,449    6,610    2.5% 2,200  2,303   4.7% 4,290  4,447  3.7%

637         645          1.3% 1,919    1,915   -0.2% 1,133  1,107   -2.3% 1,534   1,544   0.7%
234         230          -1.7% 689       673       -2.3% 1,007   1,009   0.2% 354     345      -2.5%
2.40 2.41 0.4% 2.44 2.45 0.4% 2.44 2.45 0.4% 2.47 2.47 0.0%

2,259 2,323 2.8% 8,368 8,525 1.9% 3,333 3,410 2.3% 5,824 5,991 2.9%
396 376 -5.1% 1,166 1,065 -8.7% 773 682 -11.8% 1,014 931 -8.2%
133 120 -9.8% 644 568 -11.8% 359 324 -9.7% 291 267 -8.2%
222 205 -7.7% 840 755 -10.1% 496 468 -5.6% 692 638 -7.8%
247 233 -5.7% 1,005 918 -8.7% 506 506 0.0% 719 682 -5.1%

1,261 1,389 10.2% 4,713 5,219 10.7% 1,199 1,430 19.3% 3,108 3,473 11.7%
121,234$    141,271$     16.5% 114,598$  130,089$  13.5% 76,413$   84,618$   10.7% 105,593$ 114,559$ 8.5%
885,686$    941,972$     6.4% 696,389$  764,542$  9.8% 599,624$ 680,307$ 13.5% 512,346$ 589,458$ 15.1%

1,061,899$ 1,139,601$  7.3% 849,217$  920,900$  8.4% 722,773$ 824,012$ 14.0% 600,233$ 662,700$ 10.4%

Manchester-by-the-Sea, MA Marblehead, MA Rockport, MA Swampscott, MA
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ECONOMIC CONDITIONS 

This section presents a discussion of economic indicators including recent trends in the labor force 
and unemployment, as well as in employment by industry sector, a discussion of location quotient 
(LQ) for Salem relative to the WDA and an estimate or projected employment growth and 
potential demands for additional space (SF). 7   Finally, commuting patterns, for Salem are 
presented as is a retail supply/demand (gap) analysis for the City of Salem. 

LABOR FORCE AND UNEMPLOYMENT 
Economies have suffered in terms of both a declining labor force and rising unemployment over 
the last several months as a result of the shutdowns and depressed economic activity arising from 
the impacts of the Covid-19 pandemic (Table 3).  By way of example, the Massachusetts labor force 
declined by more than was 393,000 persons, employment by more than 795,700 persons and 
unemployment increased by more than 402,000.  The metrics are similar for the North Shore WDA 
communities and for the City of Salem, with unemployment increasing by more than 525.0 percent 
in the City of Salem.  While it is reasonable to anticipate some improvement in these metrics as 
the economies begin to recover, as best they can, from the impacts wrought by the Covid-19 
pandemic, it is uncertain to what level and to whether they will outperform the April 2019 
benchmarks in the near-term future. 

Table 3 – Labor Force Trends 

From April of 2019 through April of 2020 the unemployment rate for the City of Salem fairly 
mirrored that for the North Shore WDA, the state and nationally, at generally less than four 
percent which is typically considered to be full employment (Figure 1).  By April of 2020, the first 

7 Nearby coastal (sister) communities of Beverly, Gloucester, Lynn, Manchester-by-the-Sea, Marblehead, 
Rockport, and Swampscott – all part of the North Shore WDA (workforce development area). 

RKG Associates, Inc. 

Massachusetts North Shore WDA Salem

Labor Force
Apr-19 3,801,100 236,742         24,490    
Apr-20 3,407,300 215,423        22,729    

# Δ (393,800)        (21,319)          (1,761)      
% Δ -10.4% -9.0% -7.2%

Employment
Apr-19 3,687,300 230,476         23,816     
Apr-20 2,891,600 178,633        18,514    

# Δ (795,700)        (51,843)          (5,302)     
% Δ -21.6% -22.5% -22.3%

Unemployment
Apr-19 113,700         6,266 674 
Apr-20 515,700         36,790           4,215 

# Δ 402,000         30,524           3,541 
% Δ 353.6% 487.1% 525.4%

Source : MA Department of Unemployment and RKG (2020)

Labor Force 
Metrics
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full month reflecting Covid-19 impacts, 
unemployment increased from a “low” 
of 14.7 percent nationally to a “high” of 
18.5 percent for the City of Salem, a 
measure greater than the state (15.9 
percent) and the WDA (17.1 percent).  
Although not presented graphically, 
the City of Salem April 2020 
unemployment was exceeded by 
Gloucester (19.1 percent) and Lynn 
(20.6 percent) among sister 
communities. 

EMPLOYMENT BY INDUSTRY SECTOR 
Between 2Q 2016 and 2Q 2019 (the latest period of data available) employment in the City of Salem 
declined by approximately 640 positions or by 3.2 percent (Table 4) with approximately 19,140 
employees as of 2Q 2019.  This compares to an 0.4 percent decline in the North Shore WDA or 
about 685 positions with a 2Q 2019 ending employment of nearly 178,240 positions.  Both areas 
suffered declines in employment in the wholesale and retail trade sectors, as well as many 
professional services such as information, finance, and real estate (sectors often equated with small 
office users).  Both also realized a decline in employment in health care services, generally atypical 
of national trends.  Notably for Salem and for the North Shore WDA this sector comprises the 
greatest concentration of employment for 2Q 2019.  Employment gains were observed for 
construction, the manufacturing sector, and the arts/entertainment industries.  For the City of 
Salem (2Q 2019) approximately 48.1 percent of the employment was concentrated in health care, 
accommodations and food services, and the retail trade sectors.  These same sectors comprised 
45.6 percent of the North Shore WDA employment base.

LOCATION QUOTIENT 

An accepted metric for measuring 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 city compared 
to the WDA.  An LQ in the range of 0.80 to 1.20 generally indicates that the local economy (the 
city) is performing on par with the larger region (the WDA).  An LQ of less than 0.80 suggests 
under-performance while an LQ greater than 1.20 suggest over-performance.  The LQ’s for the 
City of Salem are also noted in Table 4, indicating the following: 

• Salem has, and continues, to under-perform the WDA across many industry sectors
including manufacturing, wholesale/retail trade, information, and financial services – for
some of these sectors the LQ has declined since 2Q 2016.

 0.0  2.0  4.0  6.0  8.0  10.0  12.0  14.0  16.0  18.0  20.0
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Figure 1 – Comparative Unemployment Rates April 2019 / 2020 
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• Salem has, and continues, to out-perform the WDA in arts/entertainment and in the
education sector and in public administration – although declining for the latter two.

• Two of the largest employment sectors in Salem, retail, and health care, exhibited a
declining LQ relative to the WDA.

Table 4 – Selected Employment Trends and Location Quotients 

PROJECTED EMPLOYMENT AND SPACE NEEDS 
RKG next considered the projected demand for additional development, or more appropriately, 
square footage (SF) needs across the North Shore WDA.  RKG considered the projected 
employment growth, by selected industry sector, as presented for 2026, cautioning that these 
projections were developed in a pre Covid-19 economy with 2016 as the base year.  The projected 
change in employment, from 2016 to 2026, was than annualized and converted into estimates of 
space or SF needs utilizing industry standards for the average SF per employee by specific 
industry sector (Table 5). 

RKG further cautions that the projected demand for additional SF does not necessarily equate to 
a demand for newly built SF.  Typically, much of the demand may be accommodated by existing 
vacancies in the market area or by a better utilization of existing space.  Across all industry sectors 
considered there is a projected annual demand for 166,765 SF.  This potential demand is led by 
estimated needs for additional health related space although recent trends indicate some decline 
in health sector employment.  Further these estimates are spread over a ten-year window and are 
for the North Shore WDA and are not City of Salem specific.  While these measures indicate some 

Total, All Industries 19,778 19,141 (637) -3.2% 100.0% 178,923 178,239 (684) -0.4% 100.0% na na na na
22 - Utilities 83 98 15 18.1% 0.5% 762 944 182 23.9% 0.5% 0.99    0.97     (0.02)    -1.9%
23 - Construction 796 908 112 14.1% 4.7% 7,313 8,368 1,055 14.4% 4.7% 0.98    1.01     0.03     2.6%
31-33 - Manufacturing 731 831 100 13.7% 4.3% 15,064 15,488 424 2.8% 8.7% 0.44    0.50     0.06     13.8%
42 - Wholesale Trade 285 196 (89) -31.2% 1.0% 4,403 4,327 (76) -1.7% 2.4% 0.59    0.42     (0.16)    -28.0%
44-45 - Retail Trade 2,112 1,905 (207) -9.8% 10.0% 26,233 25,141 (1,092) -4.2% 14.1% 0.73    0.71     (0.02)    -3.1%
48-49 - Transportation and Warehousing 212 166 (46) -21.7% 0.9% 3,201 3,423 222 6.9% 1.9% 0.60    0.45     (0.15)    -24.6%
51 - Information 190 188 (2) -1.1% 1.0% 4,051 3,870 (181) -4.5% 2.2% 0.42    0.45     0.03     6.6%
52 - Finance and Insurance 481 397 (84) -17.5% 2.1% 5,486 5,056 (430) -7.8% 2.8% 0.79    0.73     (0.06)    -7.8%
53 - Real Estate and Rental and Leasing 199 157 (42) -21.1% 0.8% 1,913 1,813 (100) -5.2% 1.0% 0.94    0.81     (0.13)    -14.3%
54 - Professional and Technical Services 681 760 79 11.6% 4.0% 8,447 8,049 (398) -4.7% 4.5% 0.73    0.88     0.15     20.6%
56 - Administrative and Waste Services 444 427 (17) -3.8% 2.2% 8,509 8,146 (363) -4.3% 4.6% 0.47    0.49     0.02     3.4%
61 - Education 3,001 2,823 (178) -5.9% 14.7% 17,392 17,605 213 1.2% 9.9% 1.56    1.49     (0.07)    -4.3%
62 - Health Care and Social Assistance 5,210 4,721 (489) -9.4% 24.7% 37,880 37,235 (645) -1.7% 20.9% 1.24    1.18     (0.06)    -5.1%
71 - Arts, Entertainment, and Recreation 626 691 65 10.4% 3.6% 4,127 4,508 381 9.2% 2.5% 1.37    1.43     0.06     4.0%
72 - Accommodation and Food Services 2,454 2,586 132 5.4% 13.5% 19,005 18,981 (24) -0.1% 10.6% 1.17    1.27     0.10     8.6%
81 - Other Services, Ex. Public Admin 934 913 (21) -2.2% 4.8% 7,686 7,860 174 2.3% 4.4% 1.10    1.08     (0.02)    -1.6%
92 - Public Administration 1,133 1,089 (44) -3.9% 5.7% 5,802 5,757 (45) -0.8% 3.2% 1.77    1.76     (0.01)    -0.3%
Unclassified or suppressed 206 285 79 38.3% 1.5% 1,649 1,668 19 1.2% 0.9% 1.13    1.59     0.46     40.8%
Source : US Census Bureau, MA and RKG (2020)
n  = not applicable or otherwise suppressed

under-perform over-perform

Location Quotient (LQ)

2Q 2016 2Q 2019 # Δ % Δ % Δ
2Q 2019 

% of Total

Selected Employment Metrics 
for the City of Salem and the 
North Shore WDA

City of Salem, MA North Shore WDA

2Q 
2016

2Q 
2019 # Δ % Δ

2Q 2019 % 
of Total 2Q 2016 2Q 2019 # Δ
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demand, a portion of which might be realized in Salem, they are considered as “suggestive only” 
pending the ongoing economic recover as a result of the Covid-19 pandemic.  That stated, there 
may be opportunities for development of small office space, such as professional services, as a 
component of any future mixed-use development in the City of Salem. 

Table 5 – Projected Employment and Space Needs – North Shore WDA 

COMMUTING PATTERNS 
RKG reviewed commuting data as developed by the American Community Survey (ACS) for the 
2011 to 2015 period (Table 6).  Employment in the City of Salem was measured at nearly 21,490 
positions with a third of Salem’s employment also residing within the City of Salem.  Another 28.3 
percent commuted to Salem from the neighboring sister communities – combined comprising 60.6 
percent of the employment in Salem.  Another 23.4 percent of the employment resided elsewhere 
in Essex County and 16.0 percent elsewhere in Massachusetts or out-of-state. 

Additional residential development in Salem, priced attractively and with desirable urban and 
lifestyle amenities, may offer an alternative residence for some of these commuters particularly 
those residing elsewhere in Massachusetts (non-Essex County) or currently residing out-of-state. 

OFFICE/FLEX

Information 175 3,817 92
Finance/Insurance 200 5,720 247

Real Estate 200 1,880 (29)
Professional/Technical 175 8,637 361

Administration/Waste Services 200 8,962 669
Subtotal 29,016 1,340

INSTITUTIONAL
Health Care/Social Assistance 150 42,680 5,625

Subtotal 42,680 5,625
COMMERCIAL

Arts and Entertainment 150 3,703 138
Retail Trade 175 27,026 669

Accommodations/Food Services 175 19,541 1,058
Other exc. Public Administration 150 7,953 379

Subtotal 58,223 2,244
INDUSTRIAL

Construction 150 7,437      751        
Wholesale Trade 500 4,530 138        

Manufacturing 750 14,525 (556)       0
Subtotal 26,492 333

TOTAL 156,411 9,542 166,765
Source : MA Department of Labor and RKG (2020)

# Δ from 
2016

6,900

18,165

Estimated Employment and SF 
Needs by Selected Industry 
Sector - North Shore WDA 2026

North Shore WDA

26,248

2026 proj.  
employ

Est. Gross 
Annual Demand - 

SF
Avg/SF 

per Emp

1,610
4,940

0
6,318

13,380

37,978

11,265

84,375
84,375

2,070
11,708
18,515

5,685
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Table 6 – Commuting Metrics for the City of Salem, MA 

Employment 21,489 % of Jobs
Salem, MA 6,939    32.3%
Sister Towns 6,083    28.3%

Beverly 1,087 5.1%
Gloucester 416   1.9%

Lynn 2,577 12.0%
Manchester-by-the-Sea 23     0.1%

Marblehead 1,281 6.0%
Rockport 49     0.2%

Swampscott 650   3.0%
Other Essex County, MA 5,032 23.4%
Other MA locations 2,627 12.2%
Out-of-State 808 3.8%
Source: ACS Survey (2011-2015) and RKG (2020)

JOBS IN PLACE & PLACE WHERE WORKERS RESIDE



Salem Municipal Harbor Plan Update 2020 – Market Study – September 2020 

14 
RKG Associates, Inc.  

3. REAL ESTATE METRICS

INTRODUCTION 

This chapter offers trends and comparisons in the residential, office, retail, and industrial real 
estate sectors. 

RESIDENTIAL SECTOR 

Residential metrics include a review of sales activity, price points, the apartment sector, and 
“pipeline” activity. 

ANNUAL SALES ACTIVITY 
The figures and narrative present a comparison of annual sales and annual average values (selling 
prices) for single family and condominium residential units in Salem and Essex County. 

Single Family Sales – Over the 2010 
through 2019 time frame the City of 
Salem realized annual sales activity 
ranging from a low of 133-units 
(2010 and 2011) to a high of 268-units 
(2016) and averaged 210-units 
annually (Figure 2).  Essex County 
averaged nearly 6,050-units annually 
from a low of 4,537-units (2011) to a 
high of 7,066-units (2016).  The 
trendlines for Salem and the county 
are generally similar with the City of 
Salem exhibiting a spike in 2016.  Sales in Salem averaged about 3.5 percent of the sales activity 
countywide. 

Single Family Values – Over the 
2010 through 2019 time frame the 
City of Salem realized an average 
annual selling price of $334,825 per 
unit – increasing by 46.6 percent 
from 2010 to 2019 (Figure 3).  By 
comparison, the average value for 
Essex County was $375,050 per unit 
increasing by 43.4 percent from 2010 
to 2019.  The trend in price points are 
similar (after 2012) albeit with Salem 
typically lagging Essex County. 
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Figure 2 – Single Family Residential Sales – Average Units 
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Figure 3 – Single Family Residential – Average Selling Price 
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Condominium Sales – Over the 2010 
through 2019 time frame the City of 
Salem averaged 341 condominium 
sales annually increasing by nearly 
60.0 percent over the 2010 to 2019 
timeframe.  The percent growth for 
Essex County was somewhat less at 
56.3 percent and averaged nearly 
6,050-units.  Sales in Salem averaged 
about 13.7 percent of the sales activity 
countywide, peaking at a near 16,0 
percent in 2016. 

Condominium Values – Over the 2010 
to 2019 period the average selling price 
of condominium unit in Salem was 
around $264,870 per unit, exceeding 
the Essex County average of $240.150 
per unit or by a little more than ten 
percent.  Overall, the average 
condominium price in Salem averaged 
79.0 percent of that for a single-family 
home while the average countywide.  
was 64.0 percent. 

RENTAL HOUSING 

A sample of available properties in Salem (Table 7), from recent work completed in the City of 
Salem, indicates one-bedroom units average 779 SF with an asking rent of $2.81/SF; two-bedroom 
units at 1,052 SF with an asking rent of $2.57/SF; and, a limited sample of three-bedroom units at 
1,280 SF with an asking rent of $1.98/SF.  The SF range of a one-bedroom unit is nearly 210 SF and 
the asking rents varies by more than $1,160.  Similar metrics for a two-bedroom units indicates a 
variance of more than 770 SF in size and more than $1,100 in asking rents.  These variances likely 
reflect a combination of age, amenities, and locational attributes 

Table 7 – Sample of Available Rental Housing – Salem, MA 

Avg $ Avg SF $/SF

Low High Low High

2,188$       779    2.81$         1,625$       2,788$       650          859        

2,702$       1,052  2.57$         1,925$       3,037$       725          1,496     

2,534$       1,280  1.98$         2,100$       3,087$       1,170       1,340     

Sample of Available 
Rentals in Salem, 
MA

Average Asking $ Average SF

Two Bedroom

Three Bedroom

One Bedroom

Source : ForRent.com and RKG (2020)
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Figure 4 – Condominium Residential Sales – Average Units 
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Prior discussions with representatives of 
the City indicated that there is a citywide 
need for senior housing as well as a 
citywide need for affordable housing.  
Information offered by the City of Salem 
(Figure 6) indicates that 1,539  housing 
units (including single family and 
duplexes) have been built or are otherwise 
in the pipeline, since 2010.  Of these 27.6 
percent have been built, 30.0 percent are 
under construction and 42.4 percent have 
been permitted.  Of these total units, 218 are 
affordable (14.2 percent of the total).  From this data, RKG culled the multifamily housing which 
totals 1,292 units or 84.0 percent of the total (Table 8).  Slightly less than 17.0 percent of the 
multifamily units are affordable.  Of the total affordable units, approximately 26.0 percent have 
been built, 26.0 percent are under construction and 48.0 percent are permitted. 

Table 8 – Multifamily Housing – Salem, MA 

PIPELINE PROJECTS 

RKG’s review of the above referenced City of Salem housing inventory is presented specifically 
for multifamily housing next. 

UNDER CONSTRUCTION 
The following multifamily projects have been indicated as under construction: 

• Legacy Park (Harmony Grove and Grove Streets) with 129-units and 13 designated as
affordable.

• 239 Washington Avenue with 56-units (market rate).
• 94 Washington Street with 18-units and two designated as affordable,
• Riverview Place (Flint and Mason Streets) with 113-units and 13 designated as affordable.
• Three lot subdivision at the end of Cleveland Street (submitted May 20, 2020)

PERMITTED 
The following multifamily projects have been indicated as permitted: 

• Gateway Center (Bridge and Boston Streets) with 117-units and 12 designated as
affordable.

• Lighthouse I (34 Peabody Street) with 21-units, all affordable.

Built 334         91 27.2%
Under Construction 333         28 8.4%
Planned 625        97 15.5%
TOTAL 1,292          216   16.7%
Source : City of Salem and RKG (2020)

Multi-Family Housing Status 
for Salem, MA since 2010 Total Units

Affordable 
Units

Percent 
Affordable

0

100

200

300

400

500

600

700

Built Permitted Under Construction

Ax
is

 T
itl

e

New Housing Units Since 2010

Figure 6 – New Housing since 2010 – Salem, MA 



Salem Municipal Harbor Plan Update 2020 – Market Study – September 2020 

17 
RKG Associates, Inc.  

• Lighthouse II (47 Leavitt Street) with 25-units all affordable.
• District Court (65 Washington Street) with 61-units and six designated as affordable.
• University square (132-134 Canal Street) with 50-units and five designated as affordable.

This is part of a larger mixed-use development to include retail and office space – portions
of which have been recently completed.

• Traders Village (Traders Way and First Street) with 212-units and 21 designated as
affordable.

• 84 Congress Street with 12-units and two designated as affordable.
• 129 Lafayette Street with 85-units and one designated as affordable.

OFFICE SECTOR 

RKG developed a sample of available office properties for lease in the City of Salem (Table 9) and 
while this listing is not exhaustive it does offer current and prevailing metrics for available office 
space, noting: 

• The fourteen listings sampled equate to approximately 237,150 SF of available space
reflecting an availability rate of 24.8 percent of the total 956,420 SF of space in these
properties.

o Properties range in size from 311 SF to 86,350 SF and average 16,940 SF.  Properties
are typically Class B8  or Class C space. 9  The average year built for the sampled
properties was 1938.

• Asking lease rates averaged $17.43 per SF ranging from a low of $10.57 per SF to a high of
$27.50 per SF.

8 Class B properties are generally older, tend to have lower income tenants, and may or may not be 
professionally managed.  Rental income is typically lower than Class A, and there may be some deferred 
maintenance issues.  Mostly, these buildings are well maintained, and many investors see these as “value-add” 
investment opportunities because the properties can be upgraded to Class B+ or Class A through renovations 
and improvements to common areas. 
9 Class C properties are typically more than 20 years old and located in less than desirable locations. These 
properties are generally in need of renovation, such as updating the building infrastructure to bring it up to date. 
As a result, Class C buildings tend to have lower rental rates in a market with other Class A or Class B 
properties. 
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Table 9 – Sample of Office Properties for Lease – Salem, MA 

RETAIL SECTOR 

The estimated 2019 household demand for a broad variety of retail goods, from households in the 
City of Salem total approximately $493.18 million (or about $26,355 per household) while sales 
total approximately $472.21 million (Table 10), indicating sales leakage of $20.96 million. 

All markets experience some degree of sales leakage, whereby local spending demand is not met 
by local merchants.  Sales leakage is distributed across multiple retail merchandise lines but not 
all.  Several are actual importers of sales meaning that local establishments are reaching a much 
broader customer base than city households.  Notable among these are beer, wine, and liquor 
stores; book/music stores; department stores; used merchandise stores; restaurants; and drinking 
places.  The later three perhaps reflecting the influx of tourism and seasonal spending in the city. 

RKG also considered the “buying potential” per 100 households at nearly $2.64 million. 
Hypothetically, if 50 percent of the demand of 100 new households were captured locally it could 
support an additional 3,265 SF of retail uses (although distributed across multiple store types). 
More realistically, additional new households to the City of Salem would offer an additional 
customer base to existing merchants.  Further, any re-capture of existing sales leakage ($20.96 
million in total) could also offer opportunities for additional store development or increased sales 
among existing development. 

Market opportunities potentially exist for additional retail development in the City of Salem, 
reflecting a re-capture of sales leakage, sales from new households, or both.  Whether appropriate 
sites with visibility, ease of access, good traffic/vehicle counts are other site selection criteria is 
another consideration.  Nonetheless, any new development within the city, particularly if a mixed-
use residential project, may offer the opportunity (from the perspective of consumer spending) 
for additional retail and other commercial uses on-site. 

OFFICE
2,500   16.50$  5,868  1984

738     10.57$  738      1965
2,861  18.27$  48,500     1900
3,000   15.00$  165,000   2005

16,000     16.00$  2005
720      18.33$  46,925     1914

1,088   27.50$  6,978   1915
800      17.00$  1915
847      21.96$  20,000     1900
400      25.92$  1900

81,419     17.50$  380,000   1916
39,937     17.50$  176,383   1914
86,530     17.50$  86,530     1985

311      22.19$  19,500     1910
237,151   17.43$ 956,422   1938

Source : LoopNet and RKG Associates, Inc. (2020)

Available Properties - Salem, 
MA SF Ask $ Total SF

Center Type or 
Use

Year 
built

262 Essex Street office (c)
10 Colonial Road office (c)

118-128 Washington Street office (c)
10 Federal Street office (b)
10 Federal Street office (b)

70-72 Washington Street office (c)
60 Washington Street office (c)
60 Washington Street office (c)

193-211 Washington Street
193-211 Washington Street

office (b)
office (b)

Total or Average na
50 Grove Street office (c)

45 Congress Street office (b)
27 Congress Street office (b)
35 Congress Street office (b)
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Table 10 – Selected Retail Indicators for the City of Salem, MA 

RKG developed a sample of available retail properties for lease in the City of Salem (Table 11) and 
while this listing is not exhaustive it does offer current and prevailing metrics for available retail 
space, noting: 

• The ten listings sampled equate to approximately 40,810 SF of available space reflecting
an availability rate of 27.5 percent of the total 148,600 SF of space in these properties.

o Properties range in size from 800 SF to 7,900 SF and average 3,980 SF.  Properties
are a mix of storefronts, part of a strip center or mixed-use development.  The
average year built for the sampled properties was 1984.

• Asking lease rates averaged $24.17 per SF ranging from a low of $15.00 per SF to a high of
$35.00 per SF.

NAICS Code Demand/HH

Estimated Total 
Existing 
Demand

Estimated Total 
Sales

Export or 
Import

Estimated 
Demand per 100 

HH

Supportable SF if 
50% locally 

captured spending
Total $26,353 $493,175,022 $472,214,494 ($20,960,528) $2,635,327 3,263         
Furniture & Home Furnishings Stores 442 $959 $17,947,855 $7,102,905 ($10,844,950) $95,906 199            
   Furniture Stores 4421 $520 $9,737,294 $3,378,488 ($6,358,806) $52,032 87          
   Home Furnishings Stores 4422 $439 $8,210,561 $3,724,417 ($4,486,144) $43,874 112        
Electronics & Appliance Stores 443 $1,406 $26,317,888 $14,590,668 ($11,727,220) $140,632 201              
Bldg Materials, Garden Equip. & Supply Stores 444 $1,935 $36,214,805 $36,200,299 ($14,506) $193,517 258              
   Bldg Material & Supplies Dealers 4441 $1,793 $33,547,247 $34,680,602 $1,133,355 $179,263 224        
   Lawn & Garden Equip & Supply Stores 4442 $143 $2,667,558 $1,519,697 ($1,147,861) $14,254 34          
Food & Beverage Stores 445 $6,744 $126,201,186 $129,359,152 $3,157,966 $674,368 583              
   Grocery Stores 4451 $5,764 $107,871,553 $103,800,427 ($4,071,126) $576,422 524        
   Specialty Food Stores 4452 $254 $4,755,490 $2,029,651 ($2,725,839) $25,411 25          
   Beer, Wine & Liquor Stores 4453 $725 $13,574,143 $23,529,074 $9,954,931 $72,535 34          
Health & Personal Care Stores 446,4461 $2,147 $40,174,819 $40,187,620 $12,801 $214,678 165              
Clothing & Clothing Accessories Stores 448 $2,523 $47,208,218 $15,728,780 ($31,479,438) $252,262 391              
   Clothing Stores 4481 $1,784 $33,386,259 $13,836,130 ($19,550,129) $178,403 324        
   Shoe Stores 4482 $304 $5,680,830 $788,492 ($4,892,338) $30,356 46          
   Jewelry, Luggage & Leather Goods Stores 4483 $435 $8,141,129 $1,104,158 ($7,036,971) $43,503 21         
Sporting Goods, Hobby, Book & Music Stores 451 $1,326 $24,814,557 $28,236,657 $3,422,100 $132,599 286              
   Sporting Goods/Hobby/Musical Instr Stores 4511 $1,160 $21,716,375 $15,626,395 ($6,089,980) $116,043 258       
   Book, Periodical & Music Stores 4512 $166 $3,098,182 $12,610,262 $9,512,080 $16,555 28         
General Merchandise Stores 452 $4,192 $78,443,043 $80,508,598 $2,065,555 $419,168 459            
   Department Stores Excluding Leased Depts. 4521 $2,981 $55,784,306 $73,492,611 $17,708,305 $298,089 295        
   Other General Merchandise Stores 4529 $1,211 $22,658,737 $7,015,987 ($15,642,750) $121,079 164        
Miscellaneous Store Retailers 453 $1,310 $24,507,142 $37,356,937 $12,849,795 $130,956 275            
   Florists 4531 $92 $1,728,313 $1,533,536 ($194,777) $9,235 15          
   Office Supplies, Stationery & Gift Stores 4532 $443 $8,290,028 $8,197,124 ($92,904) $44,299 101        
   Used Merchandise Stores 4533 $106 $1,983,034 $16,361,956 $14,378,922 $10,597 20          
   Other Miscellaneous Store Retailers 4539 $668 $12,505,767 $11,264,321 ($1,241,446) $66,826 139        
Food Services & Drinking Places 722 $3,812 $71,345,509 $82,942,878 $11,597,369 $381,241 446            
   Restaurants 7221 $3,482 $65,166,906 $75,179,505 $10,012,599 $348,225 400        
   Special Food Services 7223 $135 $2,525,937 $1,982,335 ($543,602) $13,498 21          
   Drinking Places - Alcoholic Beverages 7224 $195 $3,652,666 $5,781,038 $2,128,372 $19,518 24          
Source: ESRI, Dun & Bradstreet,  RKG Associates, Inc. (2020)

Household Estimated Retail Demand and Sales, 
by NAICS Sector for the City of Salem, MA

City of Salem, MA
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Table 11 – Sample of Retail Properties for Lease – Salem, MA

INDUSTRIAL SECTOR 

RKG developed a limited sample of available industrial/flex properties for lease in the City of 
Salem (Table 12) and while this listing is not exhaustive it does offer current and prevailing metrics 
for available industrial/flex space, noting: 

• The three listings sampled equate to approximately 16,4050 SF of available space reflecting
an availability rate of 17.5 percent of the total 93,495 SF of space in these properties.

o Properties range in size from 3,200 SF to 7,555 SF and average 5,470 SF.  The
average year built for the sampled properties was 1976.

• Asking lease rates averaged $15.73 per SF but are influenced by one outlier, otherwise the
average asking lease rate is around $9.50 per SF.

Table 12 – Sample of Industrial/Flex Properties for Lease – Salem, MA

WATER-DEPENDENT INDUSTRIAL 
As presented in a handout from the Gloucester Master Harbor (MHP), water-dependent industrial 
(WDI) uses vary in scale and intensity, they all generally share a need for infrastructure with three 
essential components: (1) a waterway and associated waterfront that has been developed for some 
form of commercial navigation or other direct utilization of the water; (2) backland space that is 
conducive in both physical configuration and use character to the siting of industrial facilities and 
operations; and (3) land-based transportation and public utility services appropriate for general 
industrial purposes. 

RETAIL
5,000   17.52$  13,931     1917
4,500  16.00$  13,950     1984

800     15.00$  14,586     1940
2,035   23.50$  10,480     2008
7,900   25.00$  29,100     2020
2,600  35.00$  2020
3,738   27.00$  14,239     1900
4,846  30.00$  11,509     2020
6,988   27.00$  2020
2,400   18.00$  40,800     2014

40,807     24.17$ 148,595   1984
Source : LoopNet and RKG Associates, Inc. (2020)

10 Jefferson Avenue strip center

Available Properties - Salem, 
MA SF Ask $ Total SF

Center Type or 
Use

Year 
built

94 Lafayette Street storefront
57 Loring Avenue storefront

262 Highland Avenue storefront
139 Canal Street Uni Square
146 Canal Street Uni Square

135 Lafayette Street mixed use

72 Loring Avenue freestanding
217-251 Washington Street storefront
217-251 Washington Street storefront

Total or Average na

INDUSTRIAL / FLEX
7,553  23.00$  10,000     2020
3,200  8.00$    69,166     1900
5,650   10.40$  14,328     2009

16,403     15.73$ 93,494     1976
Source : LoopNet and RKG Associates, Inc. (2020)

Total or Average na

1 Jefferson Avenue warehouse
16-18 Proctor Street warehouse

9 Franklin Street flex

Available Properties - Salem, 
MA SF Ask $ Total SF

Center Type or 
Use

Year 
built
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WATER-DEPENDENT INDUSTRIAL USES 

These include uses that are industrial in nature and are determined or presumed to be water 
dependent. These include:10  

1. Marine terminals and related facilities for the transfer between ship and shore, and the
storage of, bulk materials or other goods transported in waterborne commerce;

2. Facilities associated with commercial passenger vessel operations;
3. Manufacturing facilities relying primarily on the bulk receipt or shipment of goods by

waterborne transportation;
4. Commercial fishing and fish processing facilities;
5. Boatyards, dry docks, and other facilities related to the construction, serving, maintenance, 

repair, or storage of vessels or other marine structures;
6. Facilities for tugboats, barges, dredges, or other vessels engaged in port operations or

marine construction;
7. Certain water-dependent projects if they are determined to be associated with the

operation of a Designated Port Area (e.g. dredging, shore protections structures, discharge
pipes, etc.);

8. Hydroelectric power generating facilities; and
9. Other industrial uses or infrastructure facilities that cannot reasonably be located at an

inland site as determined as specified in Chapter 91 regulation;
10. Under certain conditions, industrial or infrastructure facilities that are not listed above but

are dependent on marine transportation or require large volumes of water to be
withdrawn from or discharged to a waterway for cooling, process, or treatment purposes.

ACCESSORY USES 

These are uses11 that are customarily associated with and necessary to accommodate a principal 
water-dependent use and are allowed in conjunction with a water-dependent industrial use as 
part of the 75 percent (or in Gloucester, the 50 percent) WDI use coverage requirement. Examples 
of accessory uses may include access roadways, parking facilities serving a WDI use, 
administrative offices serving the WDI use, etc. Typically, an accessory use is integral to the 
function of the WDI use and could not exist on its own without the primary use.  

10 The definition of Water Dependent Industrial Uses may be found at 9.12(2)(b) 
11 The precise Chapter 91 definitions may be found at 310 CMR 9.02 

RKG Associates, Inc. 
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SUPPORTING DPA USE 

These are industrial or commercial uses12 in a DPA that provide water-dependent industrial with 
direct economic or operational support. This support is intended to compensate for the reduced 
area of a site that will be available for WDI use during the term of the license for the site. The type 
and amount of support provided is determined during Chapter 91 licensing. While most industrial 
or commercial uses can be considered a Supporting DPA Use, certain uses are specifically not 
allowed by regulation, including hotels/motels, nursing homes, hospitals, major entertainment or 
sports venues, recreational boating facilities, and new buildings primarily for office use. 

TEMPORARY USE 

This refers to warehousing, trucking, parking, and other industrial and transportation uses13 that 
occupy vacant space or facilities in a DPA, for a maximum term of ten years and without 
significant structural alteration of such space or facilities. 

BROKER INTERVIEWS 

As part of this process, RKG contacted several real estate professionals active in and 
knowledgeable of the Salem market in order to garner their insights into prevailing real estate 
conditions and opportunities, summarizing their comments as follows: 

• Residential development is in high demand as people continue (and perhaps now hasten)
their flight from the bigger metropolitan areas, being priced out of Boston, for example, or
seeking a less dense place of residence.

o This is observed in Salem where owner units in the $400,000 to $600,000 range are
presumed to be in high demand and general absorption would occur relatively
quickly – especially given a waterfront or water view location that is walkable to
the city center.

o RKG notes that these price points exceed those of the average selling price for
Salem single-family units until the uptick in pricing in 2018.

o Renter housing is also in demand and one broker commented that two-bedroom,
two-bath units could realize monthly lease rates in the $1,800 to $2,200 range
(somewhat less than the limited sample offered in (Table 7).

• Office uses, in general, have not had a strong performance in Salem, prior to Covid-19
and the consensus of opinion is that that is not likely to improve post Covid-19.

12 Ibid. 
13 Ibid. 
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o Typical lease rates are in the high teens (as also noted in the sample of properties
presented in Table 9) while lease rates exceeding $20.00 per SF were deemed
necessary to warrant new construction.

o One broker commented on the high availability of space for lease at the 29-acre
Shetland Park (near to downtown Salem on Congress Street).  LoopNet indicated
nearly 207,900 SF advertised as available with an average asking lease rate of
$17.50 per SF.

o Also, it was noted that there is a large variety of space and uses available in the
Cummings Center (an approximate 2.13 million SF office park campus) in nearby
Beverly.  LoopNet indicated nearly 146,250 SF advertised as available.

o Brokers also commented, that in their opinion, the power plant property was just
far enough removed from public rail transit to deter significant office use
development.

• Retail uses, especially in downtown Salem, are heavily influenced by seasonal, tourist 
type venues, as well as entertainment, as opposed to typical shopper goods and are in 
constant flux.14  Any potential retail development at the power plant site might serve the 
resident base (if residential were included as  a component of the development) or could 
serve a larger base if the development focused on dining and drinking venues with 
waterfront seating and views.

• Industrial uses for the power plant site are considered weak unless specifically related to 
marine use.  The site is too insular, removed from highway transportation, and access is 
considered poor along narrow and heavily traveled urban streets.

LAND USES AND METRICS 

Through Utile, RKG received a spreadsheet copy of the City of Salem Assessor database, which is 
summarized in Table 13, which is followed by further detail and thematic analysis for selected 
locations including the study area (proper), the waterfront district and the core downtown.  From 
analysis of the tax base following observations are noted: 

• The total assessed valuation of Salem properties is approximately $6.95 billion with nearly
$1.83 billion (26.3 percent) as land valuation.

14 For example, the Salem Downtown Retail Action Plan, prepared by Karl F. Siedman Consulting Services (dated 
December 2017) reported a net decline of three stores in the downtown although there was a net increase of ten 
restaurants over the 2013 to 2017 period. 
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• Residential uses comprise approximately 35.2 percent of the citywide acreage and 70.0
percent of the citywide property valuation (both excluding any residential component or
portion of the Mixed-Use category).

• Commercial uses comprise approximately 5.9 percent of the citywide acreage and 6.8
percent of the citywide property valuation (both excluding any commercial component or
portion of the Mixed-Use category).

• Tax exempt uses comprise approximately 38.3 percent of the citywide acreage and 13.2
percent of the citywide property valuation – put another way, slightly more than one-third
of the citywide acreage is not contributing property taxes.

• There is slightly more than 437-acres of land (although not all developable) accounting for
9.1 percent of the citywide acreage and 0.5 percent of the citywide property valuation.

• The average citywide value per acre of land is nearly $382,650 with the average value for
a residential acre nearly double that and for an apartment acre nearly three times that.

• The average value per acre for all commercial uses (except land) exceed the average
citywide value per acre of land.  While industrial uses account for a 78.0 percent
representation of the citywide average value.

Table 13 – City of Salem, MA – Assessor Summary Metrics 

Parcel Count Acres Land Value $ per Acre
Gross Building 

SF (1)
Total Value 
per Gross Sf Total Value

Value as 
% of Total

146          74.42         63,939,800$            859,128$            2,146,413  96.98$          208,153,100$      3.0%

Residential (not apts.) 11,582    1,550.40     1,113,931,600$        718,479$            31,757,734     141.98$        4,508,861,200$    64.9%
Apartments 350          130.33      141,947,800$          1,089,115$         4,485,235  109.12$        489,425,700$      7.0%

Commercial (other) 95           84.95         40,768,850$            479,932$            1,563,058  64.08$          100,160,700$      1.4%
Commercial Retail 213          127.73       101,766,400$          796,705$            2,113,009  103.61$        218,919,900$      3.2%
Commercial Office 226          26.09         24,555,100$            941,144$            1,104,269  90.21$          99,618,300$        1.4%
Commercial Auto 114          45.58         39,035,850$            856,479$            328,146      171.65$        56,325,430$        0.8%

Industrial 87           269.07      80,147,100$            297,872$            2,735,979   110.74$        302,991,000$      4.4%

Tax Exempt 514          1,828.98     180,642,000$          98,766$      8,324,300   109.90$        914,854,800$      13.2%

Other 10  204.54       5,187,719$     25,363$      107,659      97.98$          10,548,569$        0.2%

281         302.48       17,607,500.00      58,211$      na na 17,626,800$        0.3%
48  28.76        10,169,700.0$          353,565$            na na 10,183,500$        0.1%
22  105.97       9,118,700$      86,046$     na na 9,127,800$          0.1%

13,688         4,779.31        1,828,818,119$        382,653$            54,665,802     126.40$        6,946,796,799$    100.0%
Source : City of Salem, Utile and RKG (2020)

(1) not reported for some properties

Industrial

TOTAL

City of Salem, MA - 
Assessor Database

Mixed-Use

Land
Residential

Commercial
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