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I. ECONOMIC DEVELOPMENT STRATEGY 
RKG Associates, Inc. (RKG) was retained on behalf of the City of Lynn, Massachusetts (City) and the 
Lynn Economic Development & Industrial Corporation (EDIC) to update the City’s economic 
development strategy, which RKG completed in 2005.  The objective was to reflect the socioeconomic 
and market changes that have occurred since 2005 and recommend any revisions to the City’s strategy.  
The methodology used in this report is similar to that used in 2005, which included an evaluation of 
market trends and economic indicators (the quantitative data) coupled with business, employer and 
stakeholder input (the qualitative data).  This report also offers a summary overview of the City’s 
progress in realizing the strategies put forth in the 2005 plan. 

For this analysis, RKG reviewed and updated tax base and land use characteristics in the previously 
identified eight Economic Opportunity Zones (EOZ) and worked with the City and EDIC to identify a 
ninth EOZ, referred to as the Route 129 Corridor, which includes land parcels along Route 129 from 
Wyoma Square to the intersection of Franklin and Boston Streets. 

The 2005 report found that the City, since the 1980’s, had witnessed a major economic shift led by a 
significant decline in employment, particularly in manufacturing.  The City’s population continued to 
rise, albeit slowly, along with increases in the number of households and average income.  The number 
of business establishments also climbed, indicative of the shift away from primary industries to a more 
service-oriented economy.  The data at the time indicated that the economy had stabilized and was 
beginning to strengthen.  Then, starting in late 2005 and 2006, the national and regional economy 
entered what was to be known as the “Great Recession”, lasting roughly through 2009.  Job losses in 
Lynn continued and employment did not begin to recover until 2010.  Since then, employment growth 
has risen by 5.6 percent from 22,530 to 23,790. 

Based in part on the findings of the 2005 report, the City developed an Economic Development Strategy 
that focused on establishing both a political and physical climate that encourages and facilitates 
development of projects which are contributory to the City and which addressed previously identified 
shortfalls or inadequacies.  This strategy, carried out by the EDIC and others, played a key role in 
setting the stage for the growth that is now beginning to occur.  It identified the need for additional 
studies such as the Lynn Waterfront Master Plan Report (September 2007); the Washington Street 
Gateway Plan (Spring 2008); the Downtown Market Street Vision Plan (August 2009); and the 
Redevelopment Options for Central Square and Downtown Lynn, MA (December 2014); all of which 
have helped to spur both commercial and residential development projects that have positively 
contributed to the City’s assessed values and tax base.  In addition, the City has been selected under 
MassDevelopment’s Transformational Development Initiative (TDI) program for priority support 
services in its downtown core.  This program makes available a range of state-funded services and 
funding. 

MAJOR FINDINGS 

The major findings of this research are summarized next and the more detailed analyses which forms 
their basis are presented in the Market Analytics section.  Comparisons of the changes in each EOZ 
(from the prior study to the current study) are presented in greater detail later in this chapter.  Key 
findings are summarized as follows: 
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Socio-Economics 

 In 2014, the City had an employment base of approximately 23,800 persons, about 900 fewer than 
the prior study (2004 data), representing a decline of 3.5 percent.  Recent trends since 2010 have 
shown a gradual uptick in employment as the economy continues to recover from the last 
recession. 

 Since 2004 the City has realized employment growth in administration, education, health services, 
and dining/drinking establishments.  While employment remains below 2004 levels, there has been 
some recovery since 2009 in construction, transportation/warehousing and professional services.  
More recently (since 2009), the City has seen strong employment growth in the health and 
administrative sectors, likely reflecting the increase in social service organizations, particularly in 
the downtown. 

 When compared with the North Shore Workforce Investment Area (WIA)1 of which the City is a 
part, the City’s economy continues to out-perform the WIA in the manufacturing sector, despite 
local employment losses, likely reflecting the strength of firms such as General Electric and a wide 
variety of smaller companies. 

 In general, employment in office using sectors in the City compares poorly with the WIA, with the 
exception of the finance/insurance sector, which likely reflects the presence of Eastern Bank’s 
headquarters in the City. 

 The retail, food, entertainment and hospitality sectors in Lynn continue to under-perform the WIA, 
but have remained relatively stable. 

 Average weekly wage in the City across all industry sectors increased from $855 (in 2004) to $999 
(in 2014), representing a 16.8 percent increase (less than inflation at 25.3 percent).  Real wage 
growth occurred in the finance/insurance, professional/management services and education 
sectors. 

BUSINESS ESTABLISHMENTS 
 In 1985 there were 1,450 businesses in the City and by 2014 there were 1,590 businesses, a growth 

of nine percent accounting for the net addition of 135 businesses over a 30-year period.  Since 2004, 
growth has notably occurred in the retail, transportation/warehousing and management sectors, 
along with the health sector (due in part to a re-classification of NAICS codes 8141 and 6241)2, 

                                                           
1 The North Shore WIA includes the following communities: Beverly, Danvers, Essex, Gloucester, Hamilton, Ipswich, Lynn, 
Lynnfield, Manchester-by-the-Sea, Marblehead, Middleton, Nahant, Peabody, Rockport, Salem, Saugus, Swampscott, 
Topsfield and Wenham. 
2 As discussed in the Market Analytics section (page 25). 
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which added over 400 new establishments since 2009.  
The total net change from 2004 is slightly more than 190 
businesses, or nearly a 14 percent change. 

 Since 2004, the change in industry sectors requiring 
office/flex type space has declined from 307 
establishments to 278 establishments in 2014 (a decline 
of less than 10 percent), however many of the businesses 
in the health sector are office users.  Similar to the 
office/flex category, the change in establishments in the 
industrial sector has been continuous and gradual, 
falling from 280 establishments in 2004 to 225 in 2014. 

 Estimates of future development potential based on employment projections3, indicate that 
summary total demand by 2022 is estimated to be nearly 478,400 SF. However, accounting for the 
projected oversupply of building inventory this nets to a projected demand of 188,200 SF.  As such, 
much of the total demand would likely be accommodated by existing vacancies in the market, 
projects under development and/or increased utilization of existing space, although some demand 
would be reflected in a desire for new development, particularly for owner-occupants, tenants with 
specialized needs or retailers seeking specific sites/location amenities. 

TAX BASE  
 In 2015, Lynn’s assessed values were $6.5 billion, reflecting a 

$4.3 billion increase since 1985 and “re-growth” since the 
economic downturn of the last decade, although they are still 
not above the pre-recession levels prior to 2008, which in turn 
represented growth and recovery from the downturn of the 
early 1990s.  Specifically, since 2005 the City of Lynn’s taxable 
assessed value has declined by seven percent. 

 The City’s assessed value was $1.5 billion in 1985 with 75 
percent residential and 25 percent non-residential. The value 
peaked at $7 billion in 2008 (pre-recession) with 88 percent 
residential and 12 percent non-residential.  The current 
distribution is similar, with 86 percent residential and 14 
percent non-residential. 

 The slow-to-recover economy, coupled with the City’s 
comparative dependence on residential property taxes, 
necessitates a continued focus on increasing home ownership and market rate housing 
opportunities throughout the City as well as on expanding commercial and industrial 
development. 

                                                           
3 As discussed in the Market Analytics section. 

What a Difference a Decade Makes 
• Lynn was on the right path, but 

the Great Recession in this last 10 
years put the brakes on much of 
the City’s economic momentum, 
but not everywhere. 

• While citywide assessments 
declined 8% since 2005, values 
in the EOZs increased by 4%. 

• Much of the EOZ increase was 
realized among tax-exempt 
properties. 

• Though not paying property 
taxes, these entities added 
employment, provided services, 
and as importantly, occupied 
what might otherwise be vacant 
properties. 
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 The growth in the number of tax-exempt health and social service agencies in the past few years 
have added employment and have resulted in redevelopment of several formerly vacant 
properties, particularly in the downtown. 

DEMOGRAPHICS  
 Like most of the Commonwealth’s “gateway cities,” Lynn experienced a significant loss of 

population during the last half of the twentieth century. However, the population is slowly 
growing again. The estimated number of people living in Lynn today, 90,788, is about 89 percent 
of the City’s peak population of 102,320 in 1930, but about 2 percent higher than its Census 2000 
population of 89,050.   

 Compared with surrounding communities and the Greater Boston area as a whole, Lynn has a 
remarkably young population. Under-20-year olds comprise 24 percent of the state’s population 
and over 28 percent of the City’s population, a condition that contributes to Lynn’s median age of 
34.2 years. In some Lynn neighborhoods, the median age falls well into the twenties – due, in part, 
to the presence of many dependent children and in part to the City’s affordability to young adult 
households.  

 Nearly half of Lynn’s 21,734 families have children under 18 years. Lynn has a larger percentage 
of family households with dependents than any of the surrounding communities. Lynn also has 
many single-parent families, including 34 percent headed by a single woman. There is no other 
community in the immediate region with such a large percentage of female-headed family 
households, though similar household characteristics can be found in Salem and Revere. 

 Lynn is home to a far more diverse population than that of Greater Boston or the state. Sixty-seven 
percent of the City’s residents are non-Hispanic and approximately 13 percent are African 
American. By contrast, non-Hispanics make up 90 percent of the state’s population and African 
Americans, less than 4 percent.  

 Immigrants also make up a much larger share of the population in Lynn than the state, Greater 
Boston, or any of the surrounding communities. Today, approximately 30 percent of the people 
living in Lynn were born in another country: double the state average.  While Lynn has foreign-
born residents from all over the globe, most of the Hispanic or Latino population hails from the 
Dominican Republic or Guatemala, and most of the City’s Southeast Asian residents came here 
from Cambodia or Vietnam. Similar statistics can be found in the demographic profile of many of 
the City’s elementary schools.  

 Lynn is a city of renters. Over half of the City’s households rent the housing unit they live in, which 
is a much larger renter population than the Greater Boston area. Salem also has a large percentage 
of renters, but Salem hosts a state university and many students live off campus.  

 Lynn’s median household income is quite low. In 2013, the Census Bureau estimated the median 
household income in Lynn at $44,849: 67 percent of the median for all of Massachusetts.  
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 In 2010, there were 41,400 workers residing in the City, nearly 30 percent of whom also worked in 
Lynn.  Put another way, nearly 70 percent of the Lynn residents who worked, did so outside of 
Lynn, indicating a daily exodus of nearly 29,200 resident workers from the City. 

 Conversely, there were 25,000 jobs in Lynn in 2010 with just less than one-half held by Lynn 
residents, suggesting that a Lynn address may be an option for some of these workers, providing 
that housing were available and desirable, at competitive price points and with quality-of-life 
amenities in close proximity. 

RETAIL SALES  
 The City of Lynn provides a wide array of retail opportunities, providing for both local needs as 

well as more regional demand.  New larger retailers such as WalMart and Market Basket have or 
are planning large stores in the City.  At the same time, small independent retailers appear to be 
doing well although the total number of establishments have remained relatively stable. 

 In 2004 the adjusted retail sales leakage from Lynn was $160.3 million, or approximately 37 percent 
of local demand.  Current (2014) estimates indicate an overall leakage of $189.7 million, or about 
38 percent of local demand, a nominal change considering inflation.    As examples, sales leakage 
has remained flat for groceries (food at home); lessened for apparel and accessories; and worsened 
for food away from home (dine and drink).  As a result, the estimated supportable demand 
(through a recapture of sales leakage) in 2004 of 185,500 SF to 238,500 SF does not differ 
significantly from the 2014 estimate of 177,000 SF to 237,500 SF. 

 In downtown Lynn, three new restaurants have opened that cater to local as well as more regional 
customers.  These businesses, along with the growing number of arts and cultural events, are 
bringing people into the core downtown in the evenings, providing additional potential demand 
for other goods and services. 

HOUSING 
 Between 2000 and 2010, the number of housing units in Lynn 

increased by 1,140, with most of this increase coming from 
condominium development and conversion, as the supply of 
multi-unit rental properties decreased. 

 The residential market appears to be strengthening, as vacancy 
rates have decreased below seven percent and are as low as 
two percent for owner occupied housing. 

 Nearly 50 percent of the City’s households are cost burdened, 
or paying more than 30 percent of their household income 
towards housing costs.  The age groups most affected by 
housing cost are owners and renters age 35 to 64 and renters 
age 25 to 34. 

A City of Neighborhoods 
• Residential properties are the 

backbone of the City’s tax base. 

• Since 2005 citywide residential 
values have declined 10%, but 
values in the EOZs increased 2%. 

• Specifically in Downtown Lynn 
the residential values increased 
by more than 65% since 2005. 

• This increase reflects the City’s 
continuing efforts to re-energize 
its urban core and waterfront, in 
part, through pro-active zoning 
initiatives. 
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 Sales activity of residential properties over the last five years has shifted to a higher percentage of 
market-based, qualified sales and a much lower percentage of foreclosure activity and other bank-
owned sales.  Single-family sales accounted for about 55 percent of total activity, followed by 
condominiums and two-family sales at 18 and 17 percent respectively, and the remaining 10 
percent for three-family properties.   

 The overall average sales activity for each sector over the last five years represented between five 
percent (single-family) and seven percent (condominium) of their respective supply in FY-2015.  
For two-and three-family properties, the overall average sales activity accounted for about six 
percent of their respective supply.  These factors suggest an active market with a fair amount of 
annual turnover, and positive trends in the past couple of years. 

 When compared with regional trends in housing sales, Lynn saw more sales activity but maintains 
a lower price point. The City has generally followed the same cyclical real estate pattern of 
neighboring communities and comparative geographies (e.g. Essex County, Massachusetts), but 
its recovery has been slower, resulting in a larger discrepancy from peak sales price for both single-
family and condominiums. While median sales prices for both housing types are expected to 
continue to rise with inflation and the continued real estate recovery, Lynn is expected to remain 
more affordable than its neighboring communities. 

 Median pricing of qualified sales of two- and three-family properties increased between 22 and 
36 percent from 2010 to 2014, indicating a much higher increase than for single-family sales 
(6 percent) and condominiums (less than 1 percent). 

 Households (i.e., occupied housing units) in Lynn, over the next five years, are forecast to increase 
to 34,550 units in 2019, a net gain of 390 households over 2014.  Similar to trends indicated over the 
last decade, owner households are anticipated to increase by 180 units while renter households are 
forecasted to increase by nearly 210 units. 

 Based on historic trend data, annual housing demand is estimated to average about 2,200± 
households per year, divided between owner (700±) and renter (1,500±) households; however, 
nearly all the demand will be a result of turnover. 

 RKG estimates annual new construction would range between 80 and 110 units per year over the 
next five years to support the growth.  As a result annual demand for new owner units may range 
from 35 to 50 units, while new renter unit demand may average between 45 and 60 units per year, 
targeted to middle and upper income households. 

 Several large proposed projects may dramatically shift the supply/demand equation by bringing 
hundreds of new rental apartments or condominiums to the market.  These projects, located along 
the Lynnway, will bring new residents and their spending to the City. 

 With respect to low income households (80 percent of the annual renter demand, or 1,160± 
households) there still exists a demand and need for continual upgrading or delivery of new 
housing supply, especially as one-third of this group earn less than $20,000. 
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 In order to meet the coming demand for housing, and continue to meet the needs of current 
residents looking to relocate, the City will need to enact policy, programs, and/or incentives that 
will encourage development in the City. Likewise, the City will also need to undertake projects 
itself to create housing units to meet the projected demand. 

COMMUNITY INPUT  
As part of the local stakeholder and community outreach process, RKG met with and/or interviewed 
numerous businesses, organizations and individuals in the City of Lynn in order to garner their 
opinions on enhancing economic development activities across the City.  These efforts included a street 
walk within the Downtown EOZ to meet and speak with business and property owners; an informal 
roundtable discussion with local developers active in the market; a similar roundtable discussion with 
a select group of business representatives, as well as interviews with a sample of major employers in 
the City; a presentation to the Lynn Business Partnership; and a survey of the membership of the Lynn 
Area Chamber of Commerce membership administered in co-operation with that organization.  The 
feedback from these efforts are summarized in the Market Analytics chapter of this report. 

RECOMMENDED OVERALL FRAMEWORK FOR ECONOMIC 
DEVELOPMENT 

Business Retention and Expansion 

 Continue outreach to existing businesses and establish ongoing dialogue or relationships with local 
businesses that are growing and/or may require relocation to elsewhere in the City. 

 Consider creating a new business/industrial park in the City, on land where appropriate, in order 
to facilitate the relocation and retention of these businesses and for new development. 

New Business Development 

 Review, update and streamline zoning regulations in order to make the process more transparent.  
A formal “zoning diagnosis” may be one approach to follow. 

 Establish a centralized point of contact in order to streamline the process for developers in order 
to encourage projects throughout the City and within each EOZ.  Have available in print and on 
the EDIC’s website key data regarding each EOZ. 

 Identify key development opportunities where the City has (or can easily acquire) site control in 
order to make property available for transformative designated redevelopment projects. 

 Similarly, work in partnership with private developers in marketing Lynn to potential outside 
entities. 

 Work to develop a “brand” and image for the City that will serve to attract businesses, developers 
and new residents. 
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 Explore the opportunities to partner with 
North Shore Community College (NSCC) 
in offering low-cost enrollment for area 
businesses and entrepreneurs to hone 
their skills in business start-ups, 
marketing and management efforts.  
Work with NSCC to develop public-
private partnerships for meeting growing 
space needs and providing services for 
students and the general public at its 
downtown campus.  

 Work with state and federal regulatory 
agencies, including the EPA and 
MassDEP, to enhance waterfront development opportunities by allowing increased acreage and 
density, as well as the range of allowed uses under Chapter 91.4 

 Include representatives of the City’s Inspectional Services Department (ISD) in all strategic and 
site-specific economic development planning activities. 

Target development opportunities that are EOZ specific and parcel specific 
 Consider establishing one or more district improvement 

financing (DIF) districts under M.G.L.c. 40Q to assist in 
infrastructure and other development costs as may be 
required to facilitate private sector investment in 
redevelopment projects as determined appropriate within the 
context of each EOZ. 

 Establish a zoning overlay for “fast tracking” development 
opportunities in the Route 129 Corridor EOZ.  Considerations 
should include a streamlined application and review process, 
bonus and build-out densities, relaxed parking requirements 
and desired design standards, to name a few. 

 Continue to work with existing development interests on 
proposed projects to facilitate planning and permitting, as well 
as integration of new projects with this long-term economic 
development strategy. 

                                                           
4 Chapter 91 refers to the state’s Public Waterfront Act.  See: 
http://www.mass.gov/eea/agencies/massdep/water/watersheds/chapter-91-the-massachusetts-public-waterfront-act.html 

NSCC Expansion - $21 million on campus, to add 37,000 SF and 
10 classrooms, with a targeted opening spring semester of 2017. 

 

TIFs and DIFs 

• A TIF (tax increment financing) is 
a tool whereby municipalities 
may offer tax exemptions or 
deferments to developers in 
order to assist in financing the 
development, or redevelopment, 
of a specific project or parcel.  
Terms of a TIF often vary but are 
generally linked to economic 
benefits (jobs) and may result in 
longer term fiscal benefits. 

• A DIF (district improvement 
financing) is a financing tool that 
channels a stream of new, 
incremental tax revenue to pay 
for infrastructure and other 
improvements required to 
facilitate the redevelopment of a 
defined district. 
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CONDITIONS & OPPORTUNITIES - ECONOMIC OPPORTUNITY ZONES 

Similar to the prior study, RKG identified eight Economic Opportunity Zones (EOZ) within Lynn (refer 
to Map 1) where the focus of future economic development would likely be concentrated.  Within these 
zones nearly all of Lynn’s commercial and industrial properties exist.  These zones encompass about 
1,740 acres representing 27 percent of the City’s assessed land area, or 38 percent of the taxable land 
area in the City.  As shown in Table 1, the Downtown has 3 percent of the acres in the city and accounts 
for 6 percent of the citywide assessment, which increased by 30 percent since the prior study as 
compared to an 8 percent decline citywide.  The Downtown has the largest concentration of buildings 
targeted for redevelopment.  The Lynnway contains 7 percent of the land area in the City, but only 4 
percent of the assessment, which increased by 13 percent since 2005.  Over 92 acres of target properties 
exist in the Lynnway and would provide long-term opportunities to expand Lynn’s economic base.   
All EOZs experienced increase in assessment since 2005, except for Central Lynn and the Broad 
Street/MBTA Corridor.  Based on developments since the 2005 study and reflecting the current analysis 
and findings, RKG offers the following general recommendations which are considered applicable 
citywide and within each EOZ. 

Table 1 – Economic Opportunity Zones: Conditions & Characteristics 

 

 While residential uses account for about one-third of the acreage throughout the various Economic 
Opportunity Zones (EOZ), the density of such development in some EOZ’s is much higher, with 
limited green space or recreational amenities that is easily accessible.  Establishing pocket parks or 
community gardens throughout the City, and in some EOZ neighborhoods in particular, would 
uplift quality-of-life amenities and could serve (if required) as an alternative use for vacant, 
blighting and under-performing properties otherwise detracting from investment potential.  Such 
pocket parks may also double as a “land-banking” option. 

 Consider the adoption of form-based-code zoning guidelines that provide a means for regulating 
land development in order to achieve a desired standard that fosters predictable built results and 

Acres Bldg SF
Downtown 181 2.8% 6.26 7.3% 5.9% 30% 20 301,687
Central Lynn 374 5.8% 11.43 13.3% 11.2% -7% 17 70,336
Lynnway 420 6.6% 2.86 3.3% 3.7% 13% 92 131,962
GE/Western Ave 259 4.1% 5.13 6.0% 2.8% 2% 11 22,742
Boston/Western 206 3.2% 5.30 6.2% 6.3% 3% 3 36,443
Broad St MBTA 161 2.5% 5.94 6.9% 6.4% -1%
Lower Broadway 80 1.2% 1.73 2.0% 2.3% 4%
Hospital 55 0.9% 0.63 0.7% 1.0% 1%

EOZ Totals 1,736 27.1% 39.27 45.8% 39.5% 4% 142 563,170
City of Lynn [1] 6,395 100% 85.81 100% $6,215 -8%
[1] FY-2015 assessment in bi l l ions

Source: City of Lynn & RKG Associates, Inc.

Acres
Economic 
Opportunity Zones

Target Properties% of 
City

% of City 
Asm't

Bldg SF 
(mil)

% of 
City

% Δ from 
2005 AV$
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incorporates the human-scale as a key component.  In short, form-based codes addresses the 
broader look, feel and compatibility of development as opposed to focusing on land uses. 

A more detailed analysis of each of the Economic Opportunity Zones is presented in the Market 
Analytics chapter of this report while summary findings, along with general considerations and 
recommendation for each EOZ are presented next. 
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Map 1 – Citywide EOZ’s and Land Uses 
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Downtown EOZ 

The Downtown EOZ contains 180 acres, or three percent of the City’s acreage.  It is improved with 6.3 
million SF (m SF) of building area or seven percent of the City’s building supply.  The total assessed 
value per SF ($59/SF) in the Downtown EOZ is 19 percent lower than the citywide average, while the 
total assessed value per acre, at $2.0 million per acre (m/acre), is twice that of the City standard. 

 Since the 2005 study, 
the taxable assessment 
and total assessment in 
the Downtown EOZ 
have increased by 25 
and 30 percent, 
respectively.  Both of 
these are greater than 
the estimated inflation 
during this time (21 
percent), indicating that 
in total there was real 
growth in assessment 
value.  This growth was 
led by the increase in 
residential assessment, 
offsetting declines in 
industrial and 
commercial assessment. 

 In 2015, tax-exempt properties utilized 40 percent of the land area in the Downtown EOZ, and they 
are improved with 32 percent of the building area.  The assessment value of these tax-exempt 
properties, at $110.7 million, is 30 percent of the assessment value in the Downtown EOZ.  By 
comparison, residential uses account for 18 percent of the land area and represent 39 percent of the 
assessment value. 

 In 2015, MassDevelopment instituted its Transformational Development Initiatives (TDI) program, 
choosing Lynn’s downtown as one of ten Gateway city pilot sites.  The TDI program brings focused 
resources to the downtown, including appointment of a full-time ‘TDI Fellow to assist the City 
enhance local public-private engagement and community identity; stimulate an improved quality 
of life for local residents; and spur increased investment and economic activity. 

Map 2 – Land Uses in the Downtown EOZ 
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 Since the 2005 study, there has been 
approximately 65,600 SF of “new” 
development activity in the Downtown 
EOZ with a value of $5.9 million in 2015.  
Of this, 75 percent or $4.4 million, was in 
tax-exempt properties.  The average 
assessed value per SF, at $90/SF, is nearly 
double the average across the entire EOZ. 

 Since 2010, investment in the Downtown 
EOZ, measured in terms of the dollar 
amount of building permit activity, has 
averaged nearly $8.5 million annually.  
This represents 19 percent of the annual 
citywide average of $44 million.  Of the $8.5 million, almost 32 percent ($2.7 million) were permits 
for interior renovations, followed by $2.2 million (26 percent) for “new” development. 

 Currently, there are approximately 15 parcels of land in the Downtown EOZ that have been 
targeted for redevelopment, accounting for about 20 acres in total with a current assessment value 
of $25.4 million.  These targeted parcels represent 11 percent of the Downtown EOZ acreage and 
slightly less than seven percent of the Downtown EOZ assessment value.  Some of these parcels 
are actively being developed (e.g. Artist’s Lofts) while others are being actively marketed and 
promoted by the EDIC. 

RECOMMENDATIONS  
Based on developments since the 2005 study and reflecting the current analysis and findings, RKG 
offers the following recommendations for the Downtown EOZ: 

 To the extent possible, continue to reduce 
and reposition the inventory of industrial 
and auto-related uses from the Downtown 
EOZ, as these present a disincentive to 
longer-term residential and commercial 
development. 

 The real growth in assessment values in 
the Downtown EOZ was mostly the result 
of residential development, suggesting 
that initiatives undertaken by the City and 
others are paying off in terms of increased 
residential and owner-housing. However, 
opportunities remain for additional 
residential units as well as supporting 
retail and service uses. 

North Harbor – The former Beacon Chevrolet site (vacant for 30 
years) is in the process of becoming a 270-unit residential 
complex with some associated retail/commercial space. 

The Lynn Item – The former Lynn location of local newspaper 
was recently purchased at $800,000 for a new mixed-use 
redevelopment. 
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 The increase in the number of social and medical service organizations in the Downtown, many of 
which are non-profit and exempt from property taxes, has spurred building occupancy and 
brought increased employment.  However, this growth needs to be balanced with additional 
growth in private sector commercial and retail activities. 

 The introduction/improvement of signage and way-finding elements throughout the Downtown 
EOZ could assist in navigating the urban core for vehicles and pedestrians, while also introducing 
a cohesive “brand” throughout the Downtown EOZ. 

 The burgeoning cultural and arts cluster in the Downtown EOZ has brought new people and 
energy to the district.  Continue to build on this trend by organizing and expanding events, street 
fairs and other activities as appropriate.  Perhaps the aforementioned signage and way-finding 
treatments could be spearheaded by local arts institutions. 

 The concentration of Chapter 40B and other transitional housing in the EOZ has impacted the retail 
viability downtown by limiting consumer purchasing power.  Repositioning, where possible, some 
of this stock with more market rate housing would lead to increases in discretionary and disposable 
income for many consumer purchases.  Typically, retail development follows rooftops and a higher 
scale of retail, with evening activity, follows market rate rooftops. 

 Realize that the parcels positioned under the viaduct development (Assessment Parcel 082-624-
013) has limited, if any, viability as is.  As such, consider reuse as a farmer’s market or similar uses 
which would benefit both from its accessibility to public transit and the surrounding pedestrian 
open space. 

 MassDevelopment’s Transformational Development Initiatives (TDI) program is bringing a 
variety of resources to bear that can facilitate more rapid change in the downtown.  Continue to 
support and utilize this program, and the full-time TDI Fellow, to achieve the objectives described 
here. 

 Continue to work with LHAND and the North Shore Community College, as their projects move 
forward, to further define and develop the Washington Street Gateway into the City of Lynn. 

 Continue to work with the North Shore Community College at their culinary classroom in the 
downtown (Scholar’s Den Restaurant), perhaps to offer more space and seating capacity.  
Encourage outreach to other restaurateurs for training and management programs.   

 Also, explore the potential for incubator space for graduates of the culinary program by offering 
grants or low-interest loan assistance for start-ups.  Look into creating a commercial grade licensed 
“shared” kitchen where small-lot food producers can create marketable products for sale. 

Central Lynn EOZ 
The Central Lynn EOZ contains 6 percent of the City’s assessed land area; 13 percent of the building 
area, and 11 percent of the citywide assessment.  The average assessed value per SF ($61/SF) is 17 
percent lower than the citywide average. 
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 Since the 2005 study, total assessment (inclusive of tax-exempt properties) in the Central Lynn 
EOZ declined by seven percent, similar to the overall decline in assessment citywide.  Commercial 
properties were the only group in the Central Lynn EOZ to experience an increase in assessment 
over the last 10 years, at 23 percent which was slightly ahead of the 21 percent inflation during the 
same period. 

 In 2015, commercial properties in the Central Lynn EOZ accounted for 838,600 SF, or seven percent 
of the 11.4m SF of build out in the EOZ.  Their assessment, at $51.9 million, also represented seven 
percent of the total EOZ assessment $693.9 million.  The assessment value of tax-exempt properties, 
at $127.9 million, is 18 percent of the assessment value in the Central Lynn EOZ. 

 Since the 2005 study, 
there has been 
approximately 116,600 
SF of “new” 
development activity in 
the Central Lynn EOZ 
with a value of $12.2 
million in 2015 with 67 
percent as residential 
and 33 percent as 
commercial. 

 Since 2010, investment 
in the Central Lynn 
EOZ, measured in terms 
of the dollar amount of 
building permit activity, 
has averaged nearly $5.6 
million annually.  This 
represents almost 13 percent of the annual citywide average of $44 million.  Of the $5.6 million in 
the Central Lynn EOZ, almost 36 percent ($2 million) were permits for interior renovations, 
followed by 29 percent ($1.6 million) for repairs, both indicating reinvestment in existing 
properties.  Approximately $385,000 was spent annually for “new” development. 

 Currently, there are two parcels of land in the Central Lynn EOZ that have been targeted for 
redevelopment, accounting for 16.5 acres in total with a current assessment value of $2.6 million.  
These targeted parcels represent 4.4 percent of the Central Lynn EOZ acreage and slightly less than 
0.4 percent of the Central Lynn EOZ assessment value. 

Map 3 – Land Uses in the Central Lynn EOZ 
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RECOMMENDATIONS  
Based on developments since the 2005 study and 
reflecting the current analysis and findings, RKG offers 
the following recommendations for the Central Lynn 
EOZ: 

 Continue to capitalize on the proposed retail/grocery 
development of the former General Electric property 
(parcel 037-267-042) via zoning and density initiatives 
to reposition adjoining parcels for complimentary and 
mixed-use development. 

 This mixed-use development, if designed as a “town-
center concept” could provide alternative, yet 
transitional links, to the Downtown EOZ and other EOZs along Western Avenue. 

 Consistent with the prior study, work to improve the internal residential blocks by providing off-
street parking where needed, by eliminating blighted properties where evident, and by 
encouraging unit consolidation, where practical, and by creating more neighborhood amenities. 

Lynnway EOZ 
The Lynnway EOZ contains about seven percent of the City’s assessed land area and three percent of 
the building area; the overall density as indicated by a 0.2 FAR is almost half the citywide standard.  
Total assessment in the Lynnway EOZ equates to $540,000 per acre, or about 44 percent below the 
overall citywide standard.  The FAR in the Lynnway EOZ is the lowest among the eight Economic 
Opportunity Zones, indicating that the Lynnway EOZ is the most under-developed in comparison to 
the others, therefore representing continued opportunity for infill development and/or transition uses. 

 In 2015, commercial properties in the Lynnway EOZ accounted for 1.8m SF, or 63 percent of the 
2.9m SF of build out in the EOZ.  Their assessment, at $124.3 million also represented 55 percent of 
the total EOZ assessment $227 million.  The assessment value of the tax-exempt properties, at $15.6 
million, is less than seven percent of the assessment value in the Lynnway EOZ. 

 Since the 2005 study, there has been 63,100 SF of “new” development activity in the Lynnway 
EOZ, all in the commercial sector, representing less than four percent of the 1.8m SF of commercial 
uses in the EOZ.  The assessment value, in 2015, of this “new” commercial development was $8.5 
million or 39 percent of the citywide assessment value for “new” commercial development. 

 Since 2010, investment in the Lynnway EOZ, measured in terms of the dollar amount of building 
permit activity, has averaged $2.6 million annually, although the 2012 permit activity totaled $7.3 
million.  The $2.6 million average represents about six percent of the annual citywide average of 
$44 million.  Of the $2.6 million in the Lynnway EOZ, 44 percent ($1.1 million) were permits for 
“new” development, followed by $631,000 (25 percent) for interior renovations.  Some of this new 
investment may be directly attributable to the City’s removal of overhead power lines, thereby 
enhancing the development potential of particular sites and properties. 
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 Since the 2005 study, 
total assessment in the 
Lynnway EOZ 
increased by 13 percent, 
with all sectors 
exhibiting an increase 
except for a 12 percent 
decline in residential, 
but residential uses only 
account for two percent 
of the land area in the 
Lynnway EOZ.  The 
overall taxable growth 
in assessment was led 
by a 14 and 15 percent 
increases in industrial 
and commercial 
assessments, 
respectively.  Even the assessment of tax-exempt properties increased by 19 percent (which was 
the highest percent increase).  No sector was on par with inflation, at 21 percent. 

 Currently, there are four parcels of land in the Lynnway EOZ that have been targeted for re-
development, accounting for nearly 92 acres in total with a current assessment value of $13.8 
million.  These targeted parcels represent 22 percent of the Lynnway EOZ acreage and slightly 
more than six percent of the Lynnway EOZ assessment value. 

 In 2007, the City commissioned Sasaki Associates to undertake a Waterfront Master Plan, which 
laid out a long-term vision for the redevelopment of this 305 acre resource.  The Plan envisions a 
mixed-use scenario with new residential, retail, office and light industrial uses that tie together 
Lynn’s downtown with its active but underutilized waterfront. 

RECOMMENDATIONS  
Based on developments since the 2005 study and reflecting the current analysis and findings, RKG 
offers the following recommendations for the Lynnway EOZ: 

 The City needs to continue to adhere to the vision that came out of the Sasaki report and work 
towards redeveloping underutilized properties while preserving and enhancing employment 
opportunities throughout the waterfront. 

 In the short-term, continue to explore the opportunities for partnering with a utility in developing 
solar power arrays on land parcels with brownfields or other regulatory development challenges. 

 Consider that any partnership with a utility for such development may be constructed to 
incorporate financial partnering for the desired ferry terminal building. 

Map 4 – Land Uses in the Lynnway EOZ 
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 A long desired hotel development in Lynn, if within this EOZ and with waterfront views, could be 
tied into realizing a ferry terminal, too.  This would require identifying an appropriate site along 
the Lynnway and cognizant of safety concerns for development near the LNG tank.  However, if 
feasible, a combined project may be a candidate for seeking I-Cubed funding from the 
Commonwealth. 

 Investigate opportunities to introduce aqua-cultural uses along the waterfront, which in turn could 
have spinoff for landside development opportunities on under-utilized parcels in the EOZ. 

 This EOZ represents the best long-term opportunity for renewed, and continued, economic activity 
in the City, as it contains the largest amount of under-utilized land in the City, with access and 
high traffic counts for commercial appeal and waterfront/mass transit for residential appeal. 

  Several significant projects have occurred in this EOZ, since the prior study (2005) including the 
adoption of a Waterfront Master Plan; overlay zoning, relocation of power lines; the introduction 
of the Lynn to Boston ferry service; and, proposals for new mixed-use projects. 

 Continue to support and work with the private development interests in the former General 
Electric site (parcel 035-796-082), with its potential access and service by the MBTA commuter line 
and nearly 80-acres.  The site is presently being cleared and offers an opportunity for dense, 
market-rate residential and mixed-use development as part of a TOD (transit-oriented 
development).  This type development, if feasible, may also be an appropriate candidate for 
seeking I-Cubed funding from the Commonwealth and/or the establishment of a TIF or DIF district 
to help fund public infrastructure. 

 Work with the Commonwealth’s Executive Office of Energy and Environmental Affairs, as well as 
DHCD, MassDevelopment and the federal Environmental Protection Agency, to reduce or modify 
the restrictions imposed by Chapter 91, the Massachusetts Public Waterfront act, to allow increased 
acreage and density for economic development activities. 

 District Improvement Financing (DIF) would be another financial resource to consider for public 
infrastructure investment that could foster private initiatives. 

GE Riverworks/Western Avenue EOZ 
The GE Riverworks/Western Avenue EOZ consists of 259 acres or four percent of the City’s assessed 
acreage.  This EOZ is improved with more than 5.1m SF of building area, or 6 percent of the building 
area in the City.  The average assessed values per SF ($34/SF) are 54 percent lower than the citywide 
standard. 
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 Since the 2005 study, 
taxable assessment in 
the GE 
Riverworks/Western 
Avenue EOZ increased 
by four percent, while 
industrial assessment 
decreased by 24 percent.  
This was offset by a 29 
percent increase (greater 
than the 21 percent 
inflation) in commercial 
assessment, however, 
this is from base of 
211,600 SF of building 
area or four percent of 
the EOZ; and, an eight 
percent increase in 
residential assessment over the last 10 years. 

 In 2015, the near 3.2m SF of industrial uses in this EOZ (primarily GE Aviation) accounted for 63 
percent of the taxable building area in the GE Riverworks/Western Avenue EOZ, but the $32.2 
million in assessment represents 19 percent of the taxable assessment ($168.9 million) in this EOZ. 

 Since the 2005 study, there has been approximately 35,500 SF of “new” development activity in 
the GE Riverworks/Western Avenue EOZ, with nearly all of it (31,100 SF) as residential, the 
remainder commercial.  The 2015 assessment of the “new” development was $3.8 million or less 
than three percent of the citywide “new” development assessment of $141.8 million. 

 Since 2010, investment in the GE Riverworks/Western Avenue EOZ, measured in terms of the 
dollar amount of building permit activity, has averaged nearly $3.2 million annually, although the 
2014 permit activity was nearly $7.6 million.  This represents seven percent of the annual citywide 
average of $44 million.  Of the $3.2 million in this EOZ, about 41 percent ($1.3 million) were permits 
for interior renovations, followed by $1 million (31 percent) for “new” development. 

 Currently, there are 11 acres of land identified and targeted for redevelopment in this EOZ, with 
an assessment value of slightly more than $1 million. 

RECOMMENDATIONS  
Based on developments since the 2005 study and reflecting the current analysis and findings, RKG 
offers the following recommendations for the GE Riverworks/Western Avenue EOZ. 

 Continue to support the presence of General Electric and work with them to develop a plan for the 
disposition of potential excess land, as it may become available. 

Map 5 – Land Uses in the GE Riverworks / Western Avenue EOZ 
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 In the short-term, consider acquisition of the portion of the General Electric parking lot (parcel 018-
796-085) at the corner of West Neptune Street/Elmwood Avenue, for a neighborhood park/green 
space. 

 In the short-term, also consider the acquisition (if available) and conversion of the neighboring 23 
Elmwood Avenue (parcels 036-784-015 and 036-74-043) for use as neighborhood recreational or 
service facilities. 

 In the longer-term, and if available/feasible, consider the conversion of 1147R Western Avenue 
(parcel 002-306-001) from independent contractor yards to more modern light industrial/flex space 
use for new development or for relocation of existing Lynn-based businesses as well as those 
displaced from other urban locations in the metro Boston area such as Cambridge and Somerville. 

 Such an action may also serve to make the former parcels available and more viable for alternative 
development elsewhere in the City and its urban core neighborhoods. 

Broad Street/MBTA Corridor EOZ 
The Broad Street/MBTA Corridor EOZ contains 160 acres, or three percent of the City, which are 
improved with 5.9 million SF or seven percent of the City’s building area.  The assessment generated 
from this EOZ represent six percent of the citywide total.  This EOZ has the highest FAR (0.85 percent) 
and the average assessed value per SF is eight percent lower than the citywide standard, however, the 
average per acre value is 150 percent greater. 

 Since the 2005 study, total assessment in this EOZ declined by one percent, due primarily to a 
decline in industrial (a loss of 41 percent) and residential values (a loss of 1 percent).  The increase 
in commercial values, at 12 percent, was not enough to offset the other declines.  The assessment 
of tax-exempt properties also increased by ten percent. 

 In 2015, the nearly 5m SF of residential uses in this EOZ accounted for 84 percent of the building 
area (at 5.9m SF) in the EOZ and the $343.8 million in assessment represented 95 percent of the 
taxable assessment ($361.5 million). 

 Since the 2005 study, there has been approximately 65,000 SF of “new” development activity in 
this EOZ, with most of it as residential (45,800 SF) and the remainder as tax-exempt, except for 
3,000 SF as commercial/industrial.  The 2015 assessment of the “new” development was $7.2 
million or about five percent of the citywide “new” development assessment of $141.8 million. 
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 Since 2010, investment 
in the Broad 
Street/MBTA Corridor 
EOZ, measured in terms 
of the dollar amount of 
building permit activity, 
has averaged $5.3 
million annually, 
although the 2014 
permit activity was 
nearly $19.9 million 
(likely reflecting the 
new middle school).  
The $5.3 million 
represents seven percent 
of the annual citywide 
average of $44 million.  
Of the $5.3 million in 
this EOZ, more than $4 million (about 75 percent) were permits for “new” development. 

RECOMMENDATIONS  
Based on developments since the 2005 study and reflecting the current analysis and findings, RKG 
offers the following recommendations for the Broad Street/MBTA Corridor EOZ: 

 This is a highly dense and predominantly residential EOZ, with a good deal of older and lesser 
valued housing stock.  In the short-term, and in order to improve existing quality-of-life amenities, 
consider the introduction of interior shared parking lots, pocket parks/green space and other 
neighborhood amenities where possible.  This would require a thinning of any blighted, vacant 
buildings. 

 This resulting inventory reduction should be considered for both residential properties and under-
performing non-residential properties. 

 Work with existing industrial users, where possible, to re-locate elsewhere in the City to sites that 
would be less encumbered by surrounding conflicting uses.  This would likely require a “financial” 
partnership on the part of the City which could be in the form land acquisition and infrastructure 
improvements. 

Boston Street/Western Avenue EOZ 

The Boston Street/Western Avenue EOZ contains over 200 acres, or three percent of the City, and it is 
improved with 5.3m SF of building area.  The predominant development in this EOZ is residential, 
accounting for 4.2m SF and nearly 80 percent of the taxable assessment value. 

Map 6 – Land Uses in the Broad Street / MBTA Corridor EOZ 
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 Since the 2005 study, 
the assessed value in the 
Boston Street/Western 
Avenue EOZ increased 
by three percent (both 
for taxable properties 
and in total) due in part 
to a four percent 
increase in residential 
and a 20 plus percent 
increase in industrial 
and tax-exempt 
assessment.  Industrial 
uses account for less 
than five percent of the 
built SF and tax-exempt 
uses slightly more than 
three percent. 

 In 2015, the nearly 5.3m SF in this EOZ was slightly less than 80 percent residential which 
represented 76 percent of the EOZ’s assessment value.  The next highest contributor, at 17 percent, 
was the $63.9 million from commercial properties. 

 Since the 2005 study, there has been approximately 116,200 SF of “new” development activity in 
the Boston Street/Western Avenue EOZ, with 45,000 SF as residential uses and 41,300 SF as tax-
exempt uses.  However, the 29,900 SF of commercial/industrial uses realized the greatest 
assessment value in 2015, at $3.8 million or 41 percent of the 2015 assessment of the “new” 
development.  The total EOZ “new” development assessment of $9.3 million accounted for 19 
percent of the citywide taxable “new” development assessment in 2015. 

 Since 2010, investment in the Boston Street/Western Avenue EOZ, measured in terms of the dollar 
amount of building permit activity, has averaged just under $2 million annually, representing 
almost five percent of the annual citywide average of $44 million.  Of the $2 million in this EOZ, 
about 35 percent ($706,800) were permits for interior renovations, followed by $445,700 (22 percent) 
for “new” development. 

 Currently, there are four parcels totaling approximately three acres of land identified and targeted 
for redevelopment in this EOZ, with an assessment value of slightly more than $4.2 million.  This 
includes the proposed Birchwood Estates, 27 townhomes (2-bedroom units) on North Bend Street. 

RECOMMENDATIONS  
Based on developments since the 2005 study and reflecting the current analysis and findings, RKG 
offers the following recommendations for the Boston Street/Western Avenue EOZ: 

Map 7 – Land Uses in the Boston Street / Western Avenue EOZ 



Economic Development Strategy – City of Lynn, MA September 2015 

RKG Associates, Inc. Page 23 

 Realize that the Route 129 Corridor EOZ is, in part, a subset of the Boston Street/Western Avenue 
EOZ.  As a result, any assemblage, repositioning or redevelopment of “frontage parcels” along 
Route 129 should require adequate landscaping and buffering to interior residential parcels. 

 Multiple curb-cuts and access off of Route 129 should be discouraged as redevelopment occurs.  
Rather, an emphasis should be placed on shared access points and rear parking with any new 
buildings flush to the roadway. 

 Excluding parcels with frontage to Route 129, overall short-term economic opportunities elsewhere 
in this EOZ may be limited at this time, although steps/actions may be taken that could improve 
the redevelopment opportunities over time, including traffic improvements and increasing off-
street parking capacities. 

 An opportunity also exists for an improved gateway treatment into the Downtown EOZ from 
Western Avenue along Washington Street. 

Lower Broadway EOZ 
The Lower Broadway EOZ consists of 80 acres, or less than one percent of the City, which is improved 
with 1.7m SF of building area, or two percent of the City’s building area.  Total assessment in this EOZ 
represents two percent of that citywide.  The average assessed value per SF is 15 percent higher in this 
zone than the citywide standard, and the average assessed value per acre is almost twice that citywide. 

 Since the 2005 study, taxable assessment in the Lower Broadway EOZ increased by five percent 
while the assessment of tax-exempt properties declined by two percent.  Both residential and 
commercial/industrial properties experienced an increase of four and nine percent, respectively. 

 In 2015, the 1.7m SF in this EOZ was almost 80 percent residential, at slightly less than 1.4m SF.  
The assessment of this residential in 2015 was $115.9 million or just more than 90 percent of the 
taxable assessment in this EOZ of $127.7 million. 

 Since the 2005 study, there has been a nominal 12,700 SF of “new” development activity in the 
Lower Broadway EOZ, more or less evenly split between residential and commercial/industrial.  
The assessment value of the “new” development in 2015 was almost $1.5 million, about one percent 
of the $141.8 million invested citywide. 

 Since 2010, investment in the Lower Broadway EOZ, measured in terms of the dollar amount of 
building permit activity, has averaged just under $695,900 annually, accounting for less than two 
percent of the annual citywide average of $44 million.  Of this amount, about 43 percent ($299,000) 
were permits for interior renovations, followed by $128,200 (18 percent) for exterior renovations. 

RECOMMENDATIONS  
Based on developments since the 2005 study and reflecting the current analysis and findings, RKG 
offers the following recommendations for the Lower Broadway EOZ: 
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 Consider Wyoma 
Square as a gateway 
entrance to Lynn, 
recognizing that 
extensive traffic and 
streetscape (widening, 
signage, pedestrian 
amenities, etc.) 
investments will be 
required to impact the 
“economic snarl”. 

 Realize that the Route 
129 Corridor EOZ is, in 
part, a subset of the 
Lower Broadway EOZ.  
As a result, any 
assemblage, 
repositioning or 
redevelopment of “frontage parcels” along Route 129 should require adequate landscaping and 
buffering to interior residential parcels. 

 Multiple curb-cuts and access off of 
Route 129 should be discouraged as 
redevelopment occurs.  Rather, an 
emphasis should be placed on shared 
access points and rear parking with 
buildings flush to the roadway. 

 In the long-term, to best effectuate the 
recommended changes, as above, a 
gradual replacement of single-family 
residential with frontage on Lynnfield 
Street, should be encouraged in favor 
of greater densities and upper-story 
residential development. 

Hospital EOZ 
The Hospital EOZ contains 55 acres and 0.6m SF of building area, including 54 percent of the SF as 
residential uses 45 percent as tax-exempt (North Shore Medical Center – Union Hospital). 

 In July 2105, Partners Healthcare announced that it would phase out and close Union Hospital 
over a 3 year period.  Such an action will impact the potential for additional non-residential 
development in the EOZ. 

Wyoma Square - $4 million in safety improvements and 
renovations currently underway at this heavily traveled intersection 
of Lynnfield, Broadway and Parkland. 

Map 8 – Land Uses in the Lower Broadway EOZ 
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 Since the 2005 study, taxable assessment increased by five percent in the Hospital EOZ, led by the 
five percent increase in residential assessments in this EOZ. 

 In 2015, the 339,700 SF of residential uses accounted for nearly all of the taxable uses, at 348,200 SF.  
The tax-exempt uses accounted for another 283,800 SF or 45 percent of the total 632,000 SF.  The 
tax-exempt assessment of $27.1 million represented 45 percent of the EOZ total of $60.5 million, 
with nearly all of the rest as the $32.2 million in residential. 

 Since the 2005 study, 
there has been less than 
4,000 SF (all residential) 
of “new” development 
activity in the Hospital 
EOZ, although field 
observations suggest a 
recent resumption of site 
work for a small 
residential cul-de-sac. 

 Since 2010, investment 
in the Hospital EOZ, 
measured in terms of the 
dollar amount of 
building permit activity, 
has averaged just over 
$634,000 annually, with 
nearly $497,100 (or 78 
percent) for interior renovations. 

RECOMMENDATIONS  
Based on developments since the 2005 study and reflecting the current analysis and findings, RKG 
offers the following recommendations for the Hospital EOZ: 

 While the closing of Union Hospital will result in estimated loss of 100 jobs in the City, it will also 
introduce a nearly 4-acre parcel for redevelopment in one of the City’s residential districts. 

 Nonetheless, the closing of Union Hospital will also leave a vacant 253,400 SF facility that may 
have nominal reuse opportunities in the near term.  As a result, the City of Lynn should considering 
exploring the possibilities of Partner’s financial participation in demolition costs, if no alternative 
uses are presented. 

Map 9 – Land Uses in the Hospital EOZ 
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 In the long-term, consider widening, with 
turning lanes of Route 129 in selected 
areas.  This would serve to improve access 
for surrounding residential development, 
particularly as the Union Hospital site may 
transition to other uses. 

 

 

 

 

 

Route 129 Corridor Overlay EOZ 
As an adjunct to this Economic 
Development Strategy, RKG 
engaged the transportation 
planning and engineering firm of 
VHB Inc. to undertake an analysis 
of the so-called Route 129 
Corridor, shown in Map 10.  This 
analysis looked at existing 
conditions of the streets and 
intersections within the corridor, 
noting deficiencies as well as on-
going work to improve traffic 
throughput and access to the 
many commercial and residential 
developments along it.  As a 
critical component of the City’s 
infrastructure which serves as the 
primary “gateway” to the 
downtown from the north, the 
Route 129 Corridor has been, and will continue to be, a focus of interest for both new development and 
redevelop of existing parcels.   A copy of VHB’s report is included in the Appendix. 

RECOMMENDATIONS  
 General recommendation is to establish an overlay zoning district that encourages commercial and 

mixed-use repositioning of parcels with immediate frontage and/or access to Route 129. 

Union Hospital – In late June of 2015, Partner’s North Shore 
Medical Center announced a phased closing of Union Hospital, 
with relocation of all services to their Salem, MA campus. 

Map 10 – Land Uses in the Route 129 Corridor Overlay EOZ 
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 Realize that this Route 129 Corridor EOZ, as a subset of other EOZs, would require that any 
assemblage, repositioning or redevelopment of “frontage parcels” provide for adequate 
landscaping and buffering to interior residential parcels within the other EOZs. 

 Multiple curb-cuts and access off of Route 129 should be discouraged as redevelopment occurs.  
Rather, an emphasis should be placed on shared access points and rear parking with buildings 
flush to the roadway. 

 Incorporate streetscape and pedestrian amenities as part of the redevelopment of parcels. 

 Encourage upper-story residential development in order to defray associated assemblage and 
building costs for mixed-use projects. 

 The VHB corridor transportation study reviewed and summarized the existing traffic volumes and 
safety statistics along the Route 129 corridor. A snapshot of the conditions noted that there are 
several locations that exhibit excessive vehicle delays and are statistically shown to be unsafe. From 
this, a series of immediate-, short-, and long-term transportation infrastructure and policy concepts 
were suggested to address the existing deficiencies noted and to plan for the long-term needs of 
this corridor. 

 Primarily, the implementation and follow-through of the MassDOT and City-sponsored projects 
within the corridor will have the most significant immediate benefit to operations and safety along 
the corridor. 

 Addressing the other conditions (access management recommendations and the Stetson Street 
intersection) will serve to provide long-term safety and growth opportunities along the corridor. 
Actions aimed at addressing the transportation impacts and design of future development projects 
in and around the corridor study area will only serve to enhance the goals of providing well 
planned roadway infrastructure well into the future. 
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II. MARKET ANALYTICS 
The Market Analytics chapter presents the more detailed research and analysis that are the basis of the 
overall key findings and recommendations presented in the prior section. 

ECONOMIC CONDITIONS & TRENDS 

Employment and business trends for the City of Lynn, the North Shore Workforce Investment Area 
(WIA) of which the City is a part, and where applicable, Massachusetts, are presented next. 

Employment & Business Trends 

In 1985, employment in Lynn, at 35,800 persons, accounted for approximately 24 percent of the 
employment in the broader North Shore WIA.  Employment in the WIA in 1985, at 151,000 persons, 
represented five percent of the 2.87 million employed in Massachusetts.  Since 1985, employment in 
Lynn has declined by more than 10,000 (at 23,800 persons in 2014) and currently represents 14 percent 
of the 171,900 persons employed in the North Shore WIA.  Over the 1985 to 2014 period, overall 
employment in Lynn declined by nearly 34 percent, or by one in three jobs.  Employment in Lynn has 
more or less declined steadily since 1985, most notably in the recessionary times of the early to mid-
1990s, as it did in the WIA and Massachusetts.  However, since that time the latter two geographies 
have recovered employment levels and shown growth, despite occasional bumps such as the recession 
of the late 2000s.  The path to recovery for Lynn has not proven to be as positive, although recent trends 
(refer to Graph 1) have shown an uptick since the last recession. 

 

Graph 1 – Comparative Change in Employment 1985-2014 

 Since the 2005 study, total employment in Lynn has continued to decline by 3.5 percent, or 
approximately 900 persons, from 24,700 in 2004 to 23,800 in 2014.  However, moderate growth in 
employment has occurred since 2011 as the economy is emerging from the last recession. 
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In 1992 employment in the North Shore WIA bottomed out at 143,300 persons, down from 151,000 in 
1985.  In 1992 employment in Lynn had declined from 35,800 (in 1985) to 26,400, but had not yet reached 
its low point.  Over the time period measured, employment in Lynn was at its lowest in 2010, at 22,500 
persons.  Employment in the North Shore WIA also declined to 164,400 persons in 2010 (refer to Graph 
2).  Since 2010 employment in Lynn and the WIA have recovered, albeit in very dissimilar fashion. 

 

Graph 2 – Employment in Lynn & North Shore WIA 1985-2014 

 Since the 2005 study, employment in the North Shore WIA increased from 164,800 in 2004 to 
171,900 in 2014, representing slightly more than four percent or 7,100 persons.  During the same 
period, employment in Massachusetts increased by nearly six percent or 178,800 persons. 

In 1985 there was just over 1,450 businesses in the City of Lynn, and by 2014 this had increased to nearly 
1,590 business, a growth of nine percent over the period (refer to Graph 3).  In contrast, the growth in 
establishments in the WIA exceeded 37 percent, increasing from 9,100 in 1985 to nearly 12,500 in 2014.  
As such, over the last 30 years Lynn has effectively added 135 businesses to its economic base compared 
with 3,400 in the WIA.  However, since the last recession (2009) Lynn has rebounded and added almost 
240 businesses, a growth of 18 percent, while the WIA has grown by less than five percent. 
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Graph 3 – Establishments in Lynn & North Shore WIA 1985-2014 

 Since the 2005 study, the number of establishments in Lynn has increased since 2004, reversing the 
prior loss of businesses in the City and is now well above the bottoming out in the late 1990s, 
realizing an increase in every year post-recession (2009).  This is somewhat dissimilar to the WIA, 
which despite overall growth post-recession, has seen some years reflecting a loss of businesses. 

Transition in the Employment Base 

Employment in Lynn in 1985 was evenly distributed between the goods-producing sector and the 
service providing sector, at 45 percent and 46 percent, respectively.  The government sector accounted 
for nine percent of the employment (refer to Graph 4).  By 2014, the distribution of employment in Lynn 
shifted with the goods-producing sector declining to 20 percent, the service proving sector increasing 
to 63 percent and government employment representing 17 percent.  Employment in the goods-
producing sector in Lynn declined by nearly one-half with the 1990’s recession and has continued to 
decline through 2014, although showing some growth over the 2011 to 2013 period.  Overall, 
employment in the goods-providing sector declined from 16,300 in 1985 to 4,700 in 2014. 

Employment among service providers also declined since 1985, when it represented 16,300 persons, to 
14,900 persons in 2014.  By comparison, employment in the service providing sector declined by about 
nine percent as compared with a 71 percent decline in the goods-producing sector.  Conversely, 
employment in the government sector has increased by almost 30 percent, from 3,200 persons in 1985 
to a little more than 4,100 persons in 2014. 
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Graph 4 – Employment Trends in Lynn by Selected Sector 

 Since the 2005 study, employment in Lynn has declined in the goods-producing sector by 1,400 
persons; declined by 260 persons in the government sector; and increased by 800 persons in the 
service providing sector. 

As noted, employment in the goods-producing sector has declined by nearly 71 percent in the City of 
Lynn over the 1985 to 2014 period, or by about 11,500 positions, accounting for more than 90 percent 
of the City employment decline.  This decline also accounts for 55 percent of the overall decline in 
goods-producing employment in the WIA, losing 21,000 positions, from 43,600 in 1985 to 22,500 in 2014 
(refer to Graph 5).  Overall, Lynn accounted for 37 percent of the WIA employment in goods-producing 
sector and this declined to a 21 percent share by 2014. 

 

Graph 5 – Change in Employment in the Goods-Producing Sector 

By comparison, employment in the service-providing sector declined by nearly nine percent in the City 
of Lynn over the 1985 to 2014 period, or by slightly more than 1,400 persons.  This is dissimilar to the 
increase in service-providing sector employment in the WIA (refer to Graph 6) which increased by 
more than 40 percent, or by 36,200 persons.  Employment in the service sector was 89,200 in the WIA 
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(accounting for 59 percent of WIA total employment).  By 20124, employment in this sector in the WIA 
had increased to 125,400 persons and represented 73 percent of all WIA employment. 

 

Graph 6 – Change in Employment in the Service Providing Sector 

Economic Changes by Selected Industry Sectors 
Annual changes in the number of business establishments in the City of Lynn, along with changes in 
employment by industry sector, are tabulated next, along with annual average wage data.  The period 
measured in this analysis is from 2004 through the second quarter of 2014, in this manner overlapping 
marginally with the previous study. 

 Since the 2005 study, the following Table 2 presents a ranking of the absolute change (with percent 
change) for selected economic indicators including establishments, employment and average 
wages.  Since 2004, nearly all industry sectors experienced an increase in average weekly wages, 
less so with changes in employment and establishments.  In fact, only four industry sectors realized 
growth among all three measures - health, dine/drink, transportation/warehousing and 
management. 

Table 2 – City of Lynn – 2004-2014 
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ESTABLISHMENTS 
Over the 2004 to 2014 period, the total number of businesses in Lynn increased by nearly 14 percent, or 
190 establishments (refer to Table 3).  However, several industry sectors realized a decline in the 
number of establishments, notably the construction, manufacturing and professional services.  A 
limited number of industry sectors have exhibited nominal growth in establishments over the 2004 to 
2014 period, including wholesale, retail and transportation/warehousing.  Another growth sector is the 
health sector, however, much of this growth could reflect a change in the NAICS5 classification from 
“other” (NAICS 8141 – services to private households) to the “health” (NAICS 6241 – individual family 
services) appearing in the data in 2013.  RKG compared the change in establishments in Lynn, by type 
of building or facility use, for 2004 (start date), 2007 (a pre-recession year), 2009 (the bottom of the last 
recession), and 2014 (current and post-recession year), as presented in Graph 7.  The building use 
categories include the following: 

 Industrial – construction, manufacturing, transportation/warehousing and wholesale sectors. 

 Commercial – retail, arts/entertainment, other and dine/drink sectors. 

 Institutional – the education sector and the health care sector. 

 Office/Flex – information, finance/insurance, real estate, professional and administrative service 
and the management sectors. 

Table 3 – Changes in Establishments by Industry Sector – City of Lynn – 2004-2014 

 

 Since the 2005 study, Lynn has realized a 15 percent growth (nearly 30 businesses) in the retail 
sector and a net gain of three restaurants (in the dine/drink sector). 

For the time-period measured (2004 – 2014), the change in industry sectors requiring office/flex type 
space has declined in each year prior to the last.  While the decline has been steady, it has also been 
nominal, declining from 307 establishments in 2004 to 278 establishments in 2014 (a decline of less 
than 10 percent).  By comparison, the commercial sectors realized growth through 2009, but coming 

                                                           
5 The North American Industry Classification System (NAICS) which is standard used classifying business establishments for the 
purpose of collecting, analyzing, and publishing statistical data.  This statistical classification system replaced the former SIC 
codes (Standard Industrial Classification). 
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out of the recession a decline falling from 655 establishments in 2009 to 489 establishments in 20146.  
Similar to the office/flex category, the change in establishments in the industrial sector has been 
continuous and gradual, falling from 280 establishments in 2004 to 225 in 2014.  The institutional uses 
realized growth in the post-recession year, in part reflecting the inclusion of individual family 
services (NAICS 6241) and rising from 152 in 2009 to more than 560 in 2014. 

 

Graph 7 – Comparison of Establishments by Building Use 

EMPLOYMENT 
Over the 2004 to 2014 period the overall employment in the City of Lynn declined by nearly 860 persons 
(or 3.5 percent).  Nearly all industry sectors lost employment (refer to Table 4), excluding for example, 
dining/drinking establishments; the health sector; education; and administrative services.  While 
employment declined overall, in many sectors since 2004 there has been some recovery since the last 
recession (2009), most notably in construction, professional services and transportation/warehousing.  
In general, while employment has fluctuated, and increased since the recession, in the other and health 
sectors, some of this may be attributable to statistical classification change noted previously. 

                                                           
6 A portion of this decline may be accounted for by the previously discussed re-classification of NAICS as the “other” sector 
had 259 establishments in 2004 and 124 establishments in 2014. 
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Table 4 – Changes in Employment by Industry Sector – City of Lynn – 2004-2014 

 

Employment in the industrial building use sectors has continually declined (refer to Graph 8) from 
6,960 employees in 2004 to 5,450 in 2014; while commercial uses employment declined since 2004, 
recent trends since indicate some recovery coming out of the last recession (4,032 employees in 2009 
to 4,137 employees in 2014).  Employment in the office/flex uses, in 2014, surpasses that for 2004 but 
has not yet returned to other pre-recession levels (2007 and 2009). 

 

Graph 8 – Comparison of Employment by Building Use 

Action - Employment in retail declined despite an increase in the number of retail establishments, suggesting a 
resurgence of smaller, entrepreneurial shops with fewer employees on average.  If so, this is a trend that could 
bode well for greater utilization of downtown storefronts, provided population and consumer spending grow 
accordingly. 

LOCATION QUOTIENT 
A reasonable reflection of how a local economy is performing is measured by comparing the change 
and concentration of employment by industry sector to a larger economy (refer to Table 5), such as 
Lynn to the North Shore WIA.  If the ratio (or location quotient) is near 1.0 (typically with a variation 
of 20± basis points), this indicates similar economic performance in the sector; if less than 0.8, then the 
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smaller geography is under-performing; and if greater than 1.2, then the smaller economy out-performs 
the WIA.  Most industry sectors in Lynn currently under-perform relative to the WIA and have done 
so since 2001. 

 Despite a decline in manufacturing establishments and employment, the City continues to out-
perform the WIA in this sector, indicating the strength of those firms still operating in the City 
(such as General Electric). 

 The finance/insurance sector has declined somewhat since the start of the last recession, but 
remains strong compared to the WIA, likely reflecting the presence Eastern Bank, one of the City’s 
major employers. 

 The commercial sector in Lynn continues to consistently under-perform the WIA with the 
exception of the arts and entertainment sector, which is comprised of a small employment base and 
significantly under-performs relative to the region. 

 The Healthcare and Social Assistance sector out-performed the WIA in 2001 and 2014, while 
Educational Services significantly under-performed.   

Table 5 – Location Quotients Lynn vs North Shore WIA 

 

AVERAGE WAGES 
The average annual weekly wage in the City of Lynn across all industry sectors increased from $855 
(in 2004) to $999 (in 2014), representing a 16.8 percent increase, less than the rate of inflation at 25.3 
percent.  As a result, wages did not experience real growth across all sectors (refer to Table 4). 

C hang es  in E mployment
by Indus try S ec tor 2001 2007 2014
Indus trial

C ons truction 0.87 0.59 0.47           
Manufacturing 1.72 1.81 1.92           

Wholes ale Trade 0.64 0.74 0.63           
T rans portation and Warehous ing 0.55 0.69 0.67           

S ubtotal 1.33 1.29 1.28           
O ffic e/F lex

Information 0.68 0.52 0.28           
F inance and Ins urance 1.08 1.46 1.36           

R eal E s tate 0.62 0.98 0.76           
P rofes s ional and Technical 0.41 0.57 0.61           

Management 1.11 0.37 0.11           
Adminis tration and Was te S ervices 0.61 0.76 0.87           

S ubtotal 0.72 0.83 0.76           
C ommerc ial

R etail T rade 0.55 0.56 0.56           
Arts  and E ntertainment 0.37 0.28 0.16           
D ine, D rink, Hos pitality 0.53 0.53 0.52           

O ther exc luding P ublic  Adminis tration 0.86 0.84 0.83           
S ubtotal 0.57 0.57 0.56           

Ins titutional
E ducational S ervice 0.18 0.05 0.04           

Health C are and S oc ial As s is tance 1.42 1.24 1.40           
S ubtotal 1.30 0.83 0.97           

S ourc e: MA EOL &WD and RK G As s oc iates , Inc . Under Ov er

L oc ation Q uotients
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Table 6 – Changes in Average Weekly Wage by Industry Sector – City of Lynn – 2004-2014 

 

Those sectors where the average wage exceeded inflation (refer to Table 6) include finance/insurance, 
professional and management services as well as the education sector.  All other sectors excepting 
construction; administration; and, arts and entertainment where wages declined, exhibited some 
increase in the average weekly wage, albeit less than the rate of inflation over the 2004 to 2014 period 
(refer to Graph 9). 

 

Graph 9 – Change in Average Weekly Wage 2004-2014 

 Transportation and warehousing – realized a 33 percent increase in establishments; a 52 percent 
increase in employment; and, a 44 percent increase (real growth) in the average wage. 

  

C ity of L ynn, MA 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 Av erag e # Δ %  Δ
WAG E S

$855 $880 $913 $948 $971 $978 $972 $995 $992 $996 $999 $954 $144 16.8%
$1,098 $1,144 $1,183 $1,241 $1,035 $1,064 $1,083 $1,116 $1,167 $1,134 $1,044 $1,119 ($55) -5.0%
$1,409 $1,380 $1,406 $1,426 $1,470 $1,595 $1,571 $1,683 $1,632 $1,654 $1,636 $1,533 $227 16.1%

$882 $891 $931 $1,027 $1,089 $1,097 $1,314 $1,094 $1,226 $1,130 $1,092 $1,070 $210 23.8%
$506 $494 $512 $512 $528 $549 $569 $573 $590 $629 $610 $552 $104 20.6%
$568 $33 $532 $570 $628 $643 $639 $696 $707 $692 $694 $582 $126 22.2%

$1,002 $1,018 $1,133 $1,163 $1,152 $1,161 $1,163 $1,069 $1,112 $1,121 $1,242 $1,121 $240 24.0%
$833 $823 $1,403 $1,273 $1,378 $1,392 $1,451 $1,643 $1,735 $1,757 $1,841 $1,412 $1,008 121.0%
$676 $693 $704 $736 $747 $738 $724 $782 $814 $723 $702 $731 $26 3.8%

$1,143 $1,201 $1,268 $1,322 $1,341 $1,361 $1,343 $1,406 $1,488 $1,496 $1,528 $1,354 $385 33.7%
$875 $732 $701 $1,679 $1,740 $1,795 $1,927 $1,350 $1,927 NA

$564 $598 $571 $637 $634 $610 $616 $645 $621 $665 $550 $610 ($15) -2.6%
$371 $408 $452 $463 $510 $572 $479 $431 $477 $520 $524 $473 $153 41.1%
$658 $675 $692 $748 $758 $770 $744 $743 $764 $743 $746 $731 $88 13.4%
$476 $428 $692 $471 $465 $360 $391 $367 $354 $342 $337 $426 ($139) -29.2%
$278 $282 $279 $284 $285 $297 $301 $302 $314 $314 $314 $295 $36 12.8%
$392 $414 $405 $423 $437 $429 $416 $413 $419 $481 $458 $426 $66 16.7%
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DEMOGRAPHIC & LABOR FORCE CHARACTERISTICS 

Selected population and labor force characteristics for Lynn and surrounding areas are presented next, 
and where applicable, these are contrasted to the findings of the RKG report prepared for the City of 
Lynn in 2005. 

Lynn is a coastal city located ten miles north of Boston, surrounded by the communities of Revere, 
Saugus, Lynnfield, Peabody, Salem, Swampscott, and Nahant. It is home to over 90,000 residents and 
33,000 households, 40 percent of whom are racial or ethnic minorities. Lynn is far more culturally 
diverse than all of the surrounding cities and towns and the balance of Essex County, except for the 
City of Lawrence. It is also a city of renters, for over half of Lynn’s households rent their home or 
apartment. In some neighborhoods, the renter-occupied rate exceeds 80 percent.  

Lynn’s young, diverse, working-class population includes many immigrants, many bilingual people 
and people with limited English proficiency, and many with limited incomes. Like other “gateway 
cities” around Boston, Lynn has historically housed an industrial labor force: people with jobs in the 
shoemaking mills and electrical plants, and eventually the facilities for jet engine production and allied 
industries. The City still employs many industrial workers, but its economy is increasingly service-
based. While other inner-core cities have begun to experience an uptick in housing values and new 
residential development, it has been harder for Lynn to compete for a share of the region’s wealth. This 
can be seen in demographic and socioeconomic differences between Lynn and nearby communities. 

Population, Household Trends & Projections 

Following several decades of population decline, including a precipitous drop between 1970 and 1980, 
Lynn has been growing slowly for the past thirty years. Its recent growth rate lags that of some other 
inner-core cities, but Lynn is steadily gaining population even as the number of households remains 
flat. The estimated number of people living in Lynn today, 90,788, is about 89 percent of the City’s peak 
population, 102,320 in 1930.  Available population projections for the Boston metro area call for 
continued growth in Lynn through 2030, reaching anywhere from 94,000 to 99,000 people.7  

Lynn is a highly ethnically diverse community.  Lynn is one of two Essex County cities where white, 
non-Hispanic residents comprise less than half (46 percent) of the total population. Some of Lynn’s 
neighborhoods are overwhelmingly Hispanic or Latino, notably along Boston Street and around 
Downtown Lynn. The Hispanic population in Lynn is broadly representative of the Americas, though 
people from the Dominican Republic, Guatemala, and El Salvador, and to a lesser extent Puerto Rico, 
make up the majority of Hispanic or Latino residents.8 The Census Bureau estimates that today, African 
Americans account for 13 percent of the City’s residents – nearly double the percentage statewide – 
and Asians, almost 7 percent (Figure X). Lynn also has a disproportionately large percentage of 
residents who identify as “some other race,” an unspecified category often selected by Hispanic or 
Latino respondents to the federal census.9 

Immigrants comprise over 30 percent of Lynn’s current population – double the statewide foreign-born 
population rate. With such a large percentage of Hispanic residents in Lynn today, it is not surprising 

                                                           
7 Metropolitan Area Planning Council (MAPC), “Provisional Municipal Forecasts,” January 4, 2014.   
8 2009-2013 ACS, B03001.  
9 U.S. Census Bureau, “Overview of Race and Hispanic Origin,” March 2011, and Pew Research Center, April 4, 2014.  
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to find that almost two-thirds of the foreign-born population moved here from the Caribbean or Central 
America (mainly the Dominican Republic and Guatemala). The Asian immigrants in Lynn hail 
primarily from Cambodia and Vietnam.10 While Lynn was historically a magnet for Russian 
immigrants to the Boston area, its Russian population today is fairly small. People of Irish, Italian, 
German, and French descent remain common in Lynn just as they are throughout the state, yet Lynn 
has significant Polish, Greek, African, Nigerian, and Haitian populations, too.11 Over time, the cities 
and towns in Lynn’s region have developed fairly distinctive immigration patterns, and even within 
broad geographic groupings there are noteworthy differences. For example, the foreign-born Asian 
residents of Lynnfield are more likely to hail from China and India than Cambodia or Vietnam, and 
Eastern European immigrants in Peabody are more likely to come from Albania or Poland than Russia. 

Lynn has more newcomers than many communities in the Boston metro area. Of the current 
population, 15.6 percent moved into their present home less than a year ago, which suggests a higher 
transiency rate than that of Greater Boston (13.8 percent), but Lynn is not all that different from the 
national average for recent moves (15.1 percent). Children under 18 and young adults between 20 and 
29 years make up a plurality of the moves occurring from within Essex County (including in-town 
moves within Lynn) and out of state, while moves from elsewhere in the Commonwealth tend to 
include more people between 30 and 34 years. 

According to the most recent ACS estimates, Lynn’s labor force consists of about 44,000 people, which 
means the City’s labor force participation rate is 67 percent. Lynn’s unemployment rate consistently 
exceeds that of state and the Greater Boston area. The City’s comparatively low educational attainment 
levels play a significant role in the unemployment picture here, as is the case in other cities throughout 
the country with large numbers of people who lack formal education or specialized training. It is also 
not surprising to find noteworthy differences between the types of jobs available in Lynn and the 
industry and occupational characteristics of the City’s labor force.      

HOUSING & HOUSEHOLDS  
In 2010, the housing supply in the City of Lynn totaled 35,780 units representing an increase of 1,140 
units since 2000.  Over the decade, Lynn experienced an increase of 500 owner households; however, 
renter households declined by 700 units.  This shift, coupled with increased housing production, 
caused the number of vacant units to increase (Table 7).  Lynn had almost 2,470 vacant housing units 
in 2010, which was more than twice that in 2000, but remained below the level in 1990, when the region 
was slowly recovering from an earlier recession, other observations include: 

 Housing production in Lynn since 2010 averaged 115 units per year, with 44 percent targeted for 
owners.  However, during the 1990s, Lynn experienced little if any net change in its housing 
supply, since, as reported in the 1998 Lynn Housing Study, the City adopted a demolishing 
strategy aimed at reducing abandoned multi-family structure properties and replacing them with 
single-family, ownership homes. 

                                                           
10 2009-2013 ACS, B05006. 
11 2009-2013 ACS, B04001. 
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 The owner-occupied rate in Lynn increased to 47.4 percent in 2010, the highest rate of the three 
decennial periods.  Conversely, the renter-occupied rate declined below 53 percent, primarily due 
to a loss of renter households. 

 In 2010, approximately half the vacant units were available for rent, while only 12 percent were 
available for sale.  Approximately 30 percent of the vacant units were classified as other, and 
included bank-owned properties as a result of foreclosures. 

 In 2010, Lynn’s year-round housing supply totaled 35,701 units, when seasonal housing is 
excluded. 

 Despite a shift in tenure and loss of renter households since 2000, housing conditions in 2010, 
appear better than in 1990, as reflected by similar if not lower vacancy rates. 

Table 7 – City of Lynn – Housing Supply Statistics & Trends 

 

Households (i.e., occupied housing units) in Lynn, over the next five years, are forecasted12 to increase 
to 34,550 units in 2019, indicating a net gain of 390 households since 2014.  Similar to trends indicated 
over the last decade, owner households are anticipated to increase by 180, while renter households are 
also forecasted to increase by nearly 210 units (Table 8).  Annual housing demand is estimated to 
average about 2,180 households per year, divided between owner (700) and renter (1,480) households, 
and nearly all the demand would be a result of turnover.  RKG estimates annual new construction 
would range between 80 and 110 units per year over the next five years to support the growth. As a 
result annual demand for new owner units may range from 35 to 50 units, while new renter unit 
demand may average between 45 and 60 units per year. 

                                                           
12 Based on household forecasts obtained from Alteryx and key characteristics from US Census data. 

1990 2000 2010 # % # %
Housing Units 34,670 34,637 35,776 (33) -0.1% 1,139 3.3%
Occupied Units 31,554 33,511 33,310 1,957 6.2% (201) -0.6%

Owner Households 14,577 15,277 15,778 700 4.8% 501 3.3%
% Owners [1] 46.2% 45.6% 47.4% -0.6% 1.8%

Renter Households 16,977 18,234 17,532 1,257 7.4% (702) -3.8%
% Renters [1] 53.8% 54.4% 52.6% 0.6% -1.8%

Vacant Units 3,116 1,126 2,466 (1,990) -64% 1,340 119%
For sale, only 288 110 308 (178) -62% 198 180%
For rent, only 2,192 424 1,231 (1,768) -81% 807 190%

Rented or sold 134 108 98 (26) -19% (10) -9.3%
For seasonal use 44 68 75 24 55% 7 10%

For migrant workers 11 0 9 (11) -100% 9
Other vacancy 447 416 745 (31) -6.9% 329 79%

Overall Vacancy Rate 9.0% 3.3% 6.9% -5.7% -10.1%
Owner Vacancy Rate 1.9% 0.7% 1.9% -1.2% -2.6%
Renter Vacancy Rate 11.4% 2.3% 6.5% -9.1% -8.8%

[1] as  a  % of Occupied Units

Source: US Census  and RKG Associates , Inc.

1990-2000 Δ 2000-2010 Δ
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Table 8 – City of Lynn – Annual Demand for Housing (2014 – 2019) 

 

Population by Age 
Compared with the surrounding communities, Lynn has a young population. The median population 
age in Lynn is a strikingly young 34.2 years.13 It has the largest percentage of people between 25 and 
34 years (15.5 percent) and the second-largest percentage of people between 18 and 24 years (10.5 
percent) – second only to Salem (14 percent), which hosts a state university. Lynn also has a much 
larger percentage of school-age children (17.6 percent) than a majority of its neighbors, the exception 
being affluent Lynnfield (20.6 percent). In fact, just over one-fourth of the City’s population consists of 
children under 18, placing Lynn ahead of all adjacent communities and Essex County as a whole.  

According to the Metropolitan Area Planning Council (MAPC), Lynn will remain a haven for 
households with young people in the coming years. Though its under-20 population percent will drop 
somewhat as the “Baby Boom” generation advances toward retirement, Lynn is expected to surpass 
the metropolitan Boston area for proportion of young residents through 2030. This reflects, at least in 
part, Lynn’s affordability for young families priced out of the regional housing market 

Households by Income 
The median owner household income, in Lynn, was approximately $69,340 in 2010, and 25 percent 
higher than in 2000, while the median renter household income of $25,770 was 63 percent lower than 
the owner level, and 40 percent lower than the median household income for Lynn ($43,200) in 2010 
(refer to Table 9).  Comparing the percentage changes for each of these median income levels with that 
of the Consumer Price Index since 2000, indicates that they did not kept pace with inflation. 

As shown in Table 9, a noticeable shift in owner households with incomes below $75,000 to higher 
income levels occurred over the last twenty years, while growth was indicated for owner households 
with incomes of $75,000 or more.  In 2010, owners with incomes of $75,000 or more accounted for 45 
percent of owner households, and 20 percent of total households.  A somewhat similar trend occurred 
with renter households as renters earning less than $35,000 declined over both decades, while growth 
occurred for those earning higher than this level.  In 2010, approximately 62 percent of renters earned 
less than $35,000 as compared to 82 percent in 1990.  Renters earning less than $35,000 in 2010 accounted 

                                                           
13 U.S. Census Bureau, 2009-2013 American Community Survey (ACS) Five-Year Estimates, B01002.  

Household Projections Owner Renter Total
2014 15,336 18,827 34,163
2019 15,516 19,035 34,551

Five-year growth in H'holds 180 208 388
Annual AVG 36 69 105

Annual Turnover 661 1,414 2,075
Total Annual H'hold Demand 697 1,483 2,180
Range in Annual New Construction

Low  [1] 35 45 79
High [2] 49 59 109

[1] 5% of owner & 3% of renter demand for new construction

[2] 7% of owner & 4% of renter demand for new construction

Source: Al teryx, US Census  & RKG Associates , Inc.
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for 33 percent of total households, while owners at this income level represented another 9 percent of 
total households. 

Table 9 - City of Lynn - Households by Tenure and Income 

 

Educational Attainment 
One of the economic hurdles facing Lynn is the limited education of so many of the city’s residents. 
Lack of education is especially challenging for people living in Massachusetts, which has the highest 
educational attainment rank of all fifty states.14 Workers without basic educational credentials find it 
hard to compete for jobs and even harder to find living-wage employment. They are also more 
vulnerable to job loss in an economic downtown. Lynn has a larger percentage of adults without a high 
school diploma (19.7 percent) than all of the surrounding communities, though similar conditions do 
exist in Revere. People moving to Lynn from elsewhere in Massachusetts or outside the country often 
have a low level of educational attainment, too. While newcomers from outside the state tend to have 
higher levels of education, in-migration from other parts of the U.S. accounts for a small fraction of all 
moves into Lynn. As a result, though many parts of the Boston metro area produce and attract well-
educated people, Lynn struggles to cultivate a more balanced population mix. 

Employment in Major Industries 

In both the City of Lynn and in the North Shore WIA, one-half of the top ten employers (measured in 
terms of employment) are in the health services sector (refer to Table 10), while two of the WIA’s major 
employers are situated in Lynn. 

                                                           
14 National Information Center for Higher Education Policymaking and Analysis, “ACS Educational Attainment by Degree-
Level and Age-Group (American Community Survey).” 

Households by Income 1990 2000 2010 # % # % Tenure Total
Owner Households 14,577 15,277 15,778 700 5% 501 3% 100% 47%

Less than $25,000 2,817 2,612 1,815 (206) -7% (796) -30% 12% 5%
$25,000 to $34,999 1,787 1,531 1,276 (256) -14% (255) -17% 8% 4%
$35,000 to $49,999 3,450 2,630 2,191 (819) -24% (439) -17% 14% 7%
$50,000 to $74,999 4,653 3,773 3,445 (880) -19% (328) -9% 22% 10%
$75,000 to $99,999 1,317 2,638 2,807 1,322 100% 169 6% 18% 8%
$100,000 to $149,999 479 1,589 3,163 1,110 231% 1,574 99% 20% 9%
$150,000 or more 74 504 1,080 429 577% 577 114% 7% 3%

Median Owner Income $41,687 $55,344 $69,237 $13,657 33% $13,893 25% 160%
Renter Households 16,977 18,234 17,532 1,257 7% (702) -4% 100% 53%

Less than $25,000 11,269 9,508 8,550 (1,761) -16% (957) -10% 49% 26%
$25,000 to $34,999 2,680 2,550 2,287 (130) -5% (263) -10% 13% 7%
$35,000 to $49,999 2,267 2,694 2,817 427 19% 123 5% 16% 8%
$50,000 to $74,999 507 2,310 2,194 1,803 356% (116) -5% 13% 7%
$75,000 to $99,999 254 634 954 380 150% 321 51% 5% 3%
$100,000 to $149,999 0 410 537 410 127 31% 3% 2%
$150,000 or more 0 129 193 129 64 49% 1% 1%

Median Renter Income $19,416 $23,480 $25,771 $4,064 21% $2,291 10% 60%
Total Households 31,554 33,511 33,310 1,957 6% (201) -1% 100%
Median Household Income $28,553 $36,452 $43,200 $7,899 28% $6,748 19% 100%
Consumer Price Index 136.40 181.80 237.68 45.40 33% 55.88 31%
Source: US Census ; American Community Survey & RKG Associates , Inc.

1990-2000 Δ 2000-2010 Δ % in 2010
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Table 10 – Top Ten Employers in Lynn & the North Shore WIA 

 

PROJECTED GROWTH & SPACE NEEDS 
RKG reviewed the projected change in employment by selected industry sectors for the North Shore 
WIA over a ten-year period, as presented by the Massachusetts Executive Office of Labor and 
Workforce Development (MA EOL&WD).  The projected rates of growth (or loss) by industry sector 
were then applied to the City of Lynn for the same industry sectors, assuming that percentage changes 
in employment in the City mirror those for the broader WIA.  This projected change in employment 
then served as the basis for estimating potential new non-residential development, utilizing industry 
standard estimates of the typical square feet (SF) of development per employee (refer to Table 11). 

Table 11 – City of Lynn Projected Employment & SF Building Needs – 2022 

 

Potential demand for building space, expressed in square feet by industry sectors and type of space, 
varies from a projected oversupply of manufacturing space (180,313 SF) to the potential demand for 
129,000 SF of retail.  Summary total demand by 2022 is estimated at nearly 478,400 SF, however, 
accounting for projected oversupply of building inventory this nets to 188,200 SF.  As such, much of 
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the total demand would likely be accommodated by existing vacancies in the market, projects under 
development and/or increased utilization of existing space, although some demand would be reflected 
in a desire for new development, particularly for owner-occupants, tenants with specialized needs or 
retailers seeking specific sites/location amenities. 

Commuting Patterns 
In 2010 there were nearly 41,400 workers residing in the City of Lynn (Table 12) and nearly 30 percent 
of these, or 12,200, also worked in Lynn.  Another 35 percent worked in six neighboring communities, 
with Boston, Peabody and Salem accounting for the highest concentrations.  Several selected 
communities accounted for nearly 14 percent of the resident workers in the City of Lynn, with only 
Cambridge and Beverly receiving at or near two percent of the Lynn resident workers.  The remaining 
22 percent of the Lynn employment base worked in locales dispersed among more than 100 cities and 
towns across Massachusetts and elsewhere.  Put another way, nearly 70 percent of the Lynn residents 
who worked, worked outside of Lynn, indicating a daily exodus of nearly 16,400 resident workers from 
the City. 

Table 12 – City of Lynn Commuting Patterns - 2010 

 

Conversely, there were approximately 25,000 jobs in Lynn with just less than one-half (49 percent) held 
by Lynn residents.  Only nearby Salem accounted for five percent or more of the employment in Lynn.  
Employment in Lynn is from a diversified area, as nearly 50 percent comes from outside of the City 
(refer to Table 12), suggesting that some of these workers might consider moving to the City, providing 
that housing were available and desirable at competitive price points and with quality-of-life amenities 
in close proximity. 

Nearly 70 percent of the Lynn workforce commutes out of the City for employment, while only one-
half of the employment in Lynn is held by Lynn residents.  In effect, the relative affordability and 
diversity in the housing market makes Lynn an attractive urban bedroom destination.  As employment 
opportunities in Lynn improve, this disparity in commuting patterns may diminish, if coupled with an 
increase in competitively priced market rate housing. 

 Since the 2005 study, the overall 2010 commuting patterns differ little from those in 2000 (as 
reported in the previous study), when 71 percent of the resident workers had jobs outside of the 
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Woburn 761 1.8% D anvers  366 1.5%
R evere 716 1.7% Marblehead 338 1.4%

Wakefield 700 1.7% Nahant 289 1.2%
Malden 642 1.6% Haverhill 243 1.0%

C hels ea 625 1.5% L awrence 242 1.0%
Marblehead 616 1.5% North Andover 229 0.9%

R emainder 9,068 21.9% R emainder 4,930 19.7%
S ourc e: Americ an C ommunity S urvey (2006-2010); & RK G As s oc iates , Inc .

WO R K E R S  IN R E S IDE NC E  & P L AC E  WHE R E  T HE Y  WO R K J O B S  IN P L AC E  & P L AC E  WHE R E  WO R K E R S  R E S IDE
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City of Lynn.  Since 2000, Swampscott has become a top tier community for employment by Lynn 
residents, surpassing Beverly and Cambridge.  The employment in the City of Lynn has shifted 
nominally from a 56 percent representation of in-commuters in 2000 to 51 percent in 2010.  Since 
2000, Salem and Peabody have remained as the top two communities importing workers into Lynn. 

Action – The City of Lynn should continue to encourage investing in housing development while also supporting 
the business community in expanding employment opportunities. 

Unemployment Rate & Labor Force Trends 

Over the 2000 through 2014 period, the average unemployment rate for the City of Lynn was around 
6.8 percent, as compared with an average of 5.39 percent for the Commonwealth (refer to Graph 10).  
During this period the unemployment rate for Lynn residents increased from 3.2 percent (2000) to as 
high as 9.5 percent (2009) before returning to 6.5 percent (2014).  The unemployment rate in 
Massachusetts showed the same volatility as Lynn, but the overall rate and trend line for Lynn has 
remained higher, although only marginally in 2014.  During this period the Lynn labor force has 
increased from 41,900 to its current high of nearly 46,600 persons, exhibiting exceptional growth in 2014 
following the last recession.  The average Lynn labor force over the 2000 to 2014 period was 42,700 
persons.  Despite an increase in the number of unemployed persons in Lynn, from 1,350 in 2000 to a 
little over 3,000 in 2014, the trend is down from the peak unemployment of 4,000 persons in 2010. 

 

Graph 10 – Labor Force & Unemployment Rates 
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DEVELOPMENT POTENTIAL FOR ADDITIONAL RETAIL 

In 2014, the estimated local consumer demand for a selected variety of retail goods and services was 
nearly $503.7 million, or an estimated $5,450± per capita.  The estimated sales totaled slightly more than 
$449.8 million, or about $4,870± per capita (refer to Table 13), suggesting that there is sales leakage from 
the City.  All markets experience some degree of sales leakage, typically measured as the local 
consumer demand not being captured (or spent) at local establishments and thereby leaking to other 
markets.  The reasons for sales leakage are many, including but not limited to, consumers shopping 
while at work or as part of their commute; the perception of a broader selection and pricing at non-
local establishments; or catalog and internet shopping . 

The estimated retail sales leakage from Lynn is nearly $189.8 million once discounted for the “over 
performance” of package stores ($65.3 million in imported sales) and drug stores ($70.5 million in 
imported sales).  When discounting for these two sectors, the estimated retail demand “leaking” from 
the City amounts to $2,050± per capita, representing 38 percent of per capita demand.  Put another way, 
nearly 40 cents on the dollar of local consumer demand for selected retail goods is not being captured 
by local merchants.  Sales leakage is as also noted in Graph 11, reflecting per household metrics. 

Table 13 – Consumer Demand & Sales – Selected Retail – Lynn, MA 2014 

 

Nonetheless, a potential recapture of sales leakage represents an economic opportunity for the City, 
either for existing merchants to improve their sales through marketing, pricing, operations or other 
managerial decisions, or by serving to attract new retailers to the market in an effort to recapture 
leakage or capitalize on existing strengths, or both.  A full recapture of sales leakage in any market is 
unlikely as consumers will continue to shop away from where they live.  However, some recapture is 

P er C apita ($000s ) %

503,681$   5,452$     449,816$ 4,869$   2,053$         189,674$     38%

293,913$   3,181$     275,608$ 2,983$   198$            18,305$       6%
118,494$   1,283$     86,247$   933$       349$            32,247$       27%
131,874$   1,427$     80,470$   871$       556$            51,404$       39%

43,545$     471$        108,891$ 1,179$   (707)$           (65,346)$      -150%

65,881$     713$        127,280$ 1,378$   (665)$           (61,399)$      -93%
54,829$     593$        125,292$ 1,356$   (763)$           (70,462)$      -129%
11,051$     120$        1,988$      22$         98$               9,063$         82%

49,272$     533$        16,449$   178$       355$            32,824$       67%
25,177$     273$        9,615$      104$       168$            15,562$       62%

3,110$        34$          1,364$      15$         19$               1,746$         56%
20,986$     227$        5,470$      59$         168$            15,515$       74%

61,860$     670$        20,589$   223$       447$            41,271$       67%
8,642$        94$          1,769$      19$         74$               6,874$         80%
1,919$        21$          827$         9$           12$               1,092$         57%

24,575$     266$        2,270$      25$         241$            22,304$       91%
21,115$     229$        13,858$   150$       79$               7,258$         34%

5,608$        61$          1,865$      20$         41$               3,743$         67%

32,755$     355$        9,891$      107$       247$            22,864$       70%
12,059$     131$        626$         7$           124$            11,433$       95%

6,129$        66$          1,714$      19$         48$               4,415$         72%
10,293$     111$        5,517$      60$         52$               4,776$         46%

2,979$        32$          1,614$      17$         15$               1,365$         46%
1,295$        14$          419$         5$           9$                 876$             68%

S ourc e  : US  C ensus B urea u, C la rita s, E x peria n Inc . a nd R K G  Assoc ia tes, Inc .

S porting G oods
Hobby, Toys
Arts  & C rafts

B ooks  & Mus ic
F loris ts

J ewelry & Accesss .

H ome & E ntertainment

Merc handis e L ine

F ood & G roc ery
G rocery S tores

D ining & D rinking
P ackage S tores

E s timated 
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E s timated L eakag e
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P er 
C apita

P er 
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E s timated 
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possible and RKG estimates that in the City of Lynn this could reflect 35 to 45 percent of sales leakage 
(similar to the previous report).  A sales per square foot (SF) estimate of $375, on average, is used in 
this analysis, indicating an opportunity for 177,000 SF to 237,500 SF of supportable retail (refer to Table 
14).  From this analysis the greatest opportunity for additional retail is grocery related, followed by 
household goods and electronics, and then by apparel and accessories. 

 

Graph 11 – City of Lynn Retail Demand & Spending 

Table 14 – Potential for Additional Retail SF by Selected Merchandise Line 
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From a retailer’s perspective, the opportunity for additional retail development in the City of Lynn 
would also depend on favorable site location criteria, typically including traffic counts, population 
density and access/visibility, to name a few.  While such criteria are not the end all and be all in 
determining new sites, they are important, and some “standard” criteria are presented in Table 15. 

Table 15 – Typical Retail Site Location Criteria for Selected Retail Stores 

 

 Since the 2005 study, the overall estimate of sales leakage from Lynn was $160.3 million (prior 
study and adjusted for “imported” sales) and current estimates indicate an overall leakage of $189.7 
million.  In the 2005 study approximately 37 percent of local demand was leaking compared with 
about 38 percent in the current study.  Over the last ten years inflation is estimated at 25 percent, 
suggesting that the total percentage increase in sales leakage is nominal.  For example, sales leakage 
among grocery stores was estimated to be $30.7 million (2004) and is marginally higher at $32.2 
million (2014).  On a positive note, in 2004 apparel and accessory stores sales leakage was estimated 
to be $47.7 million and less at $41.3 million in 2014.  However, sales leakage for food away from 
home (or dine and drink) has increased by more than $10 million, despite new restaurant options 
in the City.  As a result, the estimated supportable demand (through a recapture of sales leakage) 
in 2004 of 185,500 SF to 238,500 SF does not differ significantly from the 2014 estimate of 177,000 
SF to 237,500 SF. 

Real Estate Indicators - Retail 

RKG obtained a REIS Report for a sample of retail properties and associated real estate 
activity/indicators, which are presented next. 

LEASE COMPARABLES  
From a sample of ten shopping center properties (refer to Table 16) the average asking lease rate for 
the comparable centers was $24/SF for non-anchor space and slightly more than $13/SF for anchor 
tenant space.  On average, the centers in the sample were older, with an average year built in the late 
1960s and an average size of 116,800 SF. 

(examples ) L ow H ig h L ow H ig h

S upermarket K roger 4 60,000 20,000 40,000 D iscounter 50,000 70,000
D rugstore R ite A id 3 25,000 V aries 10,000 15,000
Wholesale C lub C ostco 10 75,000  Major arterial F reestanding 80,000 135,000
D iscounter Target 10 40,000 40,000 135,000 200,000
D epartment S tore Macy's 12 250,000  R egional access  Malls 125,000 260,000
Apparel S pecialty K ohl's 10 125,000  R egional access  V aries 75,000 20,000
Apparel (small) The G ap 8 100,000 Malls 1,500 12,000
L inens B ed, B ath & B eyond 6 125,000 P ower centers 35,000 45,000
Home Improvement Home D epot 7 150,000  Major arterial F reestanding 110,000 135,000
E lectronics B est B uy 8 250,000  Major arterial F reestanding 35,000 45,000
Toys Toys  R  Us 8  Hi-dens ity  Major arterial Malls 35,000 45,000
S porting G oods S ports  Authority 8 400,000  Major arterial S trip centers 40,000 45,000
B ooks B arnes  & Noble 5  Hi-dens ity  Major arterial S trip centers 25,000 45,000
F ast F ood McD onald's 3 25,000 20,000 35,000 F reestanding 2,500 3,000
R estaurant Olive G arden 3 50,000 30,000 V aries 5,700 9,200
S ourc e  : Urba n L a nd Institute  (UL I) a nd R K G  Assoc ia tes, Inc .

S tore S iz e S F
S tore T ype

T ypic al 
Market  
(miles )

D es ired 
P opulation

T raffic  C ounts D es ired C o-
T enant
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Table 16 – Sampled Inventory of Shopping Center Leases 

 

SALES  COMPARABLES  
A sample of shopping center properties for sale (refer to Table 17) indicated an average selling price of 
$233/SF, ranging from a low of $83/SF (in Peabody) to a high of $888/SF (in Saugus).  The average size 
of the shopping center sold was 11,000 SF but ranged from a low of 1,600 SF to a high of 60,000 SF. 

Table 17 – Sampled Inventory of Retail Property Sales 

 

C ity Anc hor Non

L ynn 78,092       0.0% -          10.79$     25.45$   1965

L ynn 65,500       0.0% -          10.08$     20.23$   1965

L ynn 50,294       56.7% 28,517    13.20$     21.10$   1975

S alem 109,411    0.0% -          16.35$     23.35$   1962

S wampscott 21,268       0.0% -          -$         30.00$   1963

S wampscott 150,398    0.0% -          24.75$     35.00$   1966

S wampscott 57,165       4.2% 2,401      16.12$     28.75$   1963

S alem 172,906    0.0% -          14.34$     20.74$   1976

R evere 342,400    4.7% 16,093    10.05$     19.90$   1964

R evere 120,000    0.0% -          14.94$     15.45$   1980

AVE R AG E S 116,743    4.0% 4,701      13.06$     24.00$   1968
S ourc e : REIS  Reports  and RK G As s oc iates , Inc .

V innin S quare P laza 
427 P aradise R oad

Hawthorne S quare 
Mall 277 Highland 

Northgate S hopping 
C enter 255 S quire 

561-655 S quire R oad 
655 S quire R oad

L ynngate P laza 126 
B oston S treet

S ample of Area 
S hopping  C enters

L ynn S hopping C enter 
B oston S treet

Highland P laza 450 
Highland Avenue

Unnamed C enter 505 
P aradise R oad

S wampscott Mall 450 
P aradise R oad

L ynn Marketplace 43 
S tate S treet

As king  R ents  per S F Year 
B uilt

S quare 
F eet (S F )

P erc ent 
Vac ant

Vac ant 
S F

C ity T otal per S F

P eabody 3,780                  0.0% 525,000$           139$       1995 2015

S alem 8,427                  8,427       100.0% 1,400,000$       166$       1979 2014

P eabody 8,000                  8,000       100.0% 963,000$           120$       1970 2014

E ast B oston 2,656                  -           0.0% 630,000$           237$       1940 2014

S augus 12,764               12,764    100.0% 11,340,500$     888$       2008 2014

E ast B oston 4,758                  4,758       100.0% 2,600,000$       546$       1950 2014

S alem 1,610                  1,610       100.0% 785,000$           488$       1969 2014

S alem 2,600                  2,600       100.0% 1,475,000$       567$       1917 2014

S augus 4,743                  4,743       100.0% 790,000$           167$       1925 2014

P eabody 60,000               -           0.0% 4,950,000$       83$         2014

AVE R AGE S 10,934               4,767       43.6% 2,545,850$       233$       1961 2014
S ourc e : REIS  Reports  and RK G As s oc iates , Inc .
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REGIONAL REAL ESTATE MARKET CONDITIONS 

Regional conditions in the office, research and development (R&D) and industrial markets are 
presented next. 

Office Market 

According to CB Richard Ellis (CBRE), the office market in the close-in suburbs north of Boston (a CBRE 
market designation which includes the City of Lynn) increased by 312,000 SF from the 3rd quarter of 
2009 to the 1st quarter of 2104, an increase of eight percent, slightly less than the nine percent increase 
for both Metro North (the broader market which includes the close-in suburbs north) and the overall 
total suburban Boston office markets.  Although the vacancy rate declined for all three areas, the actual 
vacant office SF increased in the close-in suburbs north as well as suburban Boston.  The close-in 
suburbs north also experience a slight decline in average asking lease rate. 

Table 18 – Selected Office Indicators 

 

A REIS sample of office leases in and around Lynn (refer to Table 19) indicates an average asking price 
for office space of $22/SF, noting that for the sample there was more than 50 percent vacancy.  From a 
limited sample, lease rates in Lynn for office space are competitive to peers, however, the one property 
in Lynn (in the sample) is 75 percent vacant.  This vacancy is similar to some of the more modern supply 
in neighboring Peabody.  In RKG’s opinion, the economic recovery is strongest in Boston proper and 
has yet to fully penetrate the surrounding suburbs, although improvement is underway. 

Table 19 – Sampled Inventory of Office Leases 

 

4,090,769          16.4% 13.3% 544,072 3.3% (22,460) 20.78$        
43,737,744        19.7% 16.5% 7,216,728 2.4% (146,446) 19.57$        

115,182,979      20.0% 16.9% 19,465,923 2.4% 116,070 20.90$        

3,778,831          14.7% 13.5% 510,142 1.6% (53,122) 21.26$        
40,091,149        25.1% 19.4% 7,777,683 2.6% (611,609) 19.25$        

105,691,581      23.1% 17.4% 18,390,335 3.6% (1,395,156) 20.29$        

311,938 33,930 (0.48)$         
3,646,595 (560,955) 0.32$          
9,491,398 1,075,588 0.61$          

S ourc e : C B Ric hard Ellis  and RK G As s oc iates , Inc .

C los e-In S uburbs  North (L ynn)
Metro North
All S uburban B os ton

S ubleas e 
R ate

C los e-In S uburbs  North (L ynn)

O ffic e Market Indic ators  and 
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4th Q T R  2014

Metro North
All S uburban B os ton

C hang e

As king  
L eas e R ate

C los e-In S uburbs  North (L ynn)
Metro North
All S uburban B os ton

3rd Q T R  2009

B uilding  S F
Av ailable 

R ate
Vac anc y 

R ate Vac ant S F
Q uarter 

Abs orption

48,000      16.01$     75.1%
100,000    23.81$     48.6%

84,300      29.34$     14.6%
93,000      16.81$     40.6%
48,360      14.25$     86.0%
23,652      16.58$     41.6%
43,000      30.18$     100.0%

T otal 440,312 21.72$     52.0%
S ourc e : REIS  and RK G As s oc iates , Inc .

4 Technology D rive (P eabody)
1 C orporation Way (P eabody)
100-200 C orporate P l (P eabody)
200 C orporate P l (P eabody)
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L eas e
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R & D Market 

RKG obtained a sample of flex and R&D leased properties, accounting for nearly 879,000 SF, in and 
around Lynn (refer to Table 20) indicating an average asking lease of $11.60/SF, ranging from $8.50/SF 
to nearly $16/SF.  The average size of the sampled properties fairly high at almost 89,000 SF and overall 
vacancy in the sample is 15 percent or about 131,800 SF. 

Table 20 – Sampled Inventory of Flex / R&D Leases 

 

Industrial Market 

According to CBRE, there was a near 494,000 SF increase in total industrial space in the close-in suburbs 
north from the 3rd quarter of 2009 to the 1st quarter of 2104 (refer to Table 21).  In comparison there was 
a decline in the metro north industrial SF and in the overall suburban Boston SF of industrial space.  In 
other words, over the time period while other markets were reducing or repositioning inventory, the 
close-in suburb north market was adding industrial inventory.  All markets realized a percent and 
absolute decline in vacancy, as well as a nominal increase in the average asking lease rates. 

Table 21 – Selected Industrial Indicators 

 

The average asking rent for warehouse/industrial type space from a REIS sample of properties in and 
around the City of Lynn was nearly $8.40/SF (refer to Table 22).  The asking leases ranged from just 
over $4/SF to $12/SF.  Much of this sample is influenced by the large properties at Centennial Park in 
neighboring Peabody.  The vacancy rate is near 15 percent representing 160,400 SF. 

12,000      10.76$     100.0%
15,000      15.99$     0.0%
51,900      9.29$       0.0%
60,000      8.50$       16.7%
74,801      10.89$     12.0%

320,439    11.00$     18.1%
48,000      10.00$     6.0%
35,000      10.73$     0.0%

140,000    12.75$     14.3%
121,792    15.25$     16.4%

T otal 878,932 11.60$     15.0%
S ourc e : REIS  and RK G As s oc iates , Inc .
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7 D earborn R oad (P eabody)
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7,593,437          14.8% 13.1% 994,740 2.8% (4,851) 7.61$          
57,787,613        21.0% 17.3% 9,997,257 1.7% (260,502) 8.61$          

143,119,282      18.4% 15.0% 21,467,892 1.4% 492,246 6.82$          

7,099,646          15.8% 14.4% 1,022,349 4.3% 13,700 7.34$          
58,315,868        23.2% 19.1% 11,138,331 2.4% (317,633) 7.67$          

145,383,973      23.6% 17.5% 25,442,195 2.3% (1,720,500) 6.60$          

493,791 (27,609) 0.27$          
(528,255) (1,141,074) 0.94$          

(2,264,691) (3,974,303) 0.22$          
S ourc e : C B Ric hard Ellis  and RK G As s oc iates , Inc .
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Table 22 – Sample Inventory of Industrial Leases 

 

A sample of recent sales activity (refer to Table 23) in Lynn and the surrounding region indicates sales 
of warehouse/industrial properties ranging from $13/SF to more than $130/SF, with an average of 
$38/SF.  Properties ranged in size from less than 4,000 SF to 215,000 SF, averaging about 31,500 Sf per 
property.  The average year built for these transactions was 1955, with only two properties built post-
2000 and none more recent than 2006. 

Table 23 – Sample Inventory of Warehouse / Industrial Sales 

 

AVAILABLE PROPERTIES 

A sampling of available properties, by building type, for Lynn and selected surrounding communities, 
is presented next. 

80,000          4.22$      0.0%
140,063        7.25$      0.0%

15,000          6.69$      0.0%
14,629          10.73$    0.0%
29,960          12.00$    100.0%

157,266        6.00$      0.0%
232,783        10.96$    0.0%
102,400        10.72$    0.0%
300,000        8.06$      42.7%

4,635            10.69$    45.4%
T otal 1,076,736 8.39$      14.9%
S ourc e : REIS  and RK G As s oc iates , Inc .

As king  
L eas e

Vac anc y 
R ate

330 L ynnway B ldg C  (L ynn)
330 L ynnway B ldg B  (L ynn)
161 P leas ant S treet (L ynn)

R E IS  S ample of Warehous e / 
Dis tribution for L eas e Av ailable S F

78 Marine B lvd (L ynne)
23-31 O s prey R oad (S augus )
1 2nd S treet (P eabody)
11 C entennial D rive (P eabody)
7o B roadway (L ynnfield)
175 McC lellan Hwy (E as t B os ton)
172 Williams  S treet (C hels ea)

C ity T otal per S F

Winthrop 15,000    3         820,100$       55$      1900 2014

S alem 11,380    2         1,210,000$    106$   1971 2014

R evere 15,000    1         1,937,500$    129$   1955 2013

L ynn 7,520      2         380,000$       51$      1950 2013

L ynn 5,260      1         250,000$       48$      1915 2013

C helsea 24,550    2         2,065,000$    84$      1955 2013

C helsea 13,500    2         1,739,256$    129$   2006 2012

R evere 4,672      1         500,000$       107$   1950 2012

P eabody 215,000 1         2,736,252$    13$      1906 2012

S alem 3,600      1         470,000$       131$   2003 2011

AVE R AGE S 31,548    2         1,210,811$    38$      1951 2013
S ourc e : REIS  Reports  and RK G As s oc iates , Inc .

370 American L egion Way

58 P ulaski S treet

7 F lorence S treet

44 R ailroad Avenue

50 S ilsbee S treet

19 A llerton S treet

99 C rescent Avenue

111 C rescent Avenue

S elling  P ric e Year 
B uilt

Year 
S old

348-354 Main S treet

63 J efferson Avenue

S ample of Area Indus trial 
P roperty S ales

T otal 
S quare F loors
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Commercial 

A sample of office space available for lease, in the City of Lynn and surrounding communities indicates 
that the average asking lease in Lynn, at $9.37/SF, is very competitive to its neighboring communities, 
at $16.14/SF.  From the sample, the average available office space is Lynn is approximately 2,960 SF 
compared to just over 11,100 SF in the surrounding market. 

Table 24 – Area Office Properties for Lease 

 

Industrial 

Similar to the sample of available office space in Lynn, the average asking lease for industrial space in 
Lynn was about 60 percent that of surrounding communities, at $5.71 compared with $9.61/SF.  From 
the sample, the average advertised available industrial space in Lynn was nearly 7,500 SF compared 
with 19,800 SF in neighboring communities. 

L ynn, MA
850 15.00$      

7,200 16.00$      
584 12.33$      

3,525 8.85$        
294 14.24$      
708 12.71$      
708 12.75$      

3,525 4.75$        
650 14.30$      

1,000 8.40$        
4,500 6.67$        

12,000 6.67$        
s ubtotal 35,544 9.37$        
S urrounding  Area

5,000 21.00$      
30,000 18.00$      

6,828 13.95$      
1,403 18.50$      

24,900    10.00$      
472 15.89$      
900 24.00$      

5,000 12.00$      
2,125 13.00$      
1,000 13.20$      

55,000 18.00$      
800 22.50$      

s ubtotal 133,428 16.14$      
T otal 168,972 14.71$      
S ourc e : L ynn EDIC , L oopnet and RK G As s oc iates , Inc .

10 J effers on Avenue (S alem)
84 Highland Avenue (S alem)
459 B roadway (E verett)
9 P lymouth S treet (E verett)
35 S paulding (E verett)

2 C entennial (P eabody)
100 C orporate P lace (P eabody)

90 L afayette S treet (S alem)
201 Was hington S treet (S alem)

225 B oyls ton S treet
85 E xchange S treet
145 Munroe S treet
L ydia P inkham B uilding

4 Technology Way (S alem)

As king  
L eas e

Area S ample of O ffic e P roperties  
for L eas e

271 Wes tern Avenue

125 C ommerc ial S treet
520 - 530 Was hington S treet
330 L ynway

Av ailable 
S F
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Table 25 – Area Industrial Properties for Lease 

 

COMMUNITY INPUT 

As part of the community input process, RKG reached out to a variety of local stakeholders and 
businesses in order to garner their input on economic development in Lynn and in conducting business 
therein.  The following section summarizes the qualitative input from these groups 

Street Walk Interviews 

During the week ending May 15, 2015, representatives of RKG completed an informal street walk 
inventory and interview of a sampling of businesses and property owners15, primarily (but not 
exclusively) in the Downtown EOZ.  To summarize their input: 

 Dining and drinking establishments are returning to downtown, many are owned-locally and 
much of the business is the lunch crowd. 

 Downtown also has numerous small grocery stores and two (2) independently owned pharmacies. 

                                                           
15 Inclusion of several businesses and participants were recommended to RKG by the Lynn Area Chamber of Commerce. 

L ynn, MA
7,752 7.50$      
6,698 7.50$      
4,437 7.50$      

402 6.00$      
36,000 4.25$      

3,525 8.85$      
294 14.24$    
708 12.71$    

s ubtotal 59,816 5.71$      
S urrounding  Area

18,400 15.00$    
5,000 6.75$      

27,000 11.00$    
23,000 6.95$      

6,500 9.00$      
32,000 8.75$      
20,960 11.00$    
12,480 14.25$    
16,626 12.00$    

3,216 8.02$      
11,153 12.00$    

8,600 15.00$    
4,500 7.00$      

17,270 8.00$      
96,000 7.50$      
14,000 10.80$    

s ubtotal 316,705 9.61$      
T otal 376,521 8.99$      
S ourc e : L ynn EDIC , L oopnet and RK G As s oc iates , Inc .

1936 R evere B ch P ky (E verett)
201 B eachem S treet (E verett)
85 T iles ton S treet (E verett)

63 Groove S treet (S alem)
10 C entennial D rive (P eabody)
65 Walnut S treet (P eabody)

150 E as tern Avenue (C hels ea)
10 Wes ley S treet (C hels ea)

447 E as tern Avenue (C hels ea)
1 Griffin Way (C hels ea)
227 Marginal S treet (C hels ea)
9 C harleton S treet (E verett)

134 C anal S treet (S alem)

1198 F os ter S treet (P eabody)
10 J us tin D rive (C hels ea)
214 Arlington S treet (C hels ea)

S anders on Avenue

271 Wes tern Avenue

Area S ample of Indus trial 
P roperties  for L eas e

Av ailable 
S F

As king  
L eas e

76 Marine B oulevard
20 C ooper S treet
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 Since July of 2014 thee have been six (6) film-shoots in the City of Lynn, but little perceived spin-
off to local businesses. 

 Downtown lease rates are perceived to be reasonable and much has improved over the last ten 
years. 

 Ten years ago many of the “businesses” seeking first floor space in Lynn were storefront churches 
and other entities that did little to generate consumer foot traffic and cross-utilization of businesses.  
This is less so the case today. 

 Nonetheless, vacancies remain and often a businesses is abutted by vacancies and dissimilar (not 
necessarily complementary) businesses. 

 Overall improvement in occupancies and economic activity downtown is fragmented across many 
business types and locations, suggesting that it is difficult to identify a core two-block area or so 
that has improved measurable. 

 Similar to a lack of business density, there is not a critical mass of consumers with discretionary 
disposable incomes in the downtown. 

 Much of the downtown development is spearheaded by Lynn Housing, or the City in general and 
only a handful of local private developers who know how to get projects through the 
administrative process. 

 What can the City do to alleviate chronic long-term downtown vacancies?  While the values of 
these buildings continue to diminish they also bring down property and business values of 
surrounding properties. 

 Downtown parking is often poorly located and/or managed.  A lack of proximate parking takes 
customers elsewhere. 

 Security, or the perception of feeling safe, in the downtown needs addressing. 

 Businesses outside of the Downtown EOZ indicated a concern over the continued encroachment 
of non-industrial uses (and redevelopment) on long standing industrial uses. 

 Perhaps some communicative outreach protocols, by the City or developers, can be established for 
existing and abutting users when a large scale project is undertaken, particularly if there is a change 
in land use. 

 Some businesses indicated a continual problem with litter and trash dumping on their property 
(often citing the recent changes in waste pickup as a contributory factor).  Likewise, graffiti persists 
on many facades, regardless if a vacant property or not. 
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 The firms RKG spoke with had no plans for expansion or downsizing at this time, although there 
is always a level of uncertainty with the future.  Some loss of employment is inevitable with natural 
attrition and diminished market demand for products. 

 These firms saw a general need for a local hotel, with possible meeting and function space facilities, 
but could offer no estimates of “guaranteed room nights” at this time. 

 In general, across most of those businesses interviewed, the City was perceived as a neutral to good 
partner. 

Developer Roundtable 

On May 5th, 2015, RKG with the co-operation of the City of Lynn EDIC, convened an informal 
roundtable discussion with a sampling of local area developers, both residential and non-residential, 
active in the City of Lynn and surrounding communities.  In general, the developers indicated an 
upbeat optimism for future projects in Lynn, often citing the City’s socio-economic diversity as an 
attribute for fostering a variety of projects in type, scale and pricing.   

 Developers who were active in the City indicated that working with the EDIC and the various City 
departments through the permitting process was generally a positive experience. 

 Anecdotal information from developers and real estate brokers who had not worked in Lynn, 
indicated the belief that the approval process was difficult and confusing.  This supports the 
concept of re-branding Lynn as a business and development friendly city and establishing a single 
point of contact for inquiries. 

Business Roundtable 
On June 2nd, 2015, RKG with the co-operation of the City of Lynn EDIC, and the Lynn Area Chamber 
of Commerce, convened an informal roundtable discussion with a sampling of local area businesses 
and citizens.  This roundtable offered the consultants an opportunity to share preliminary findings to 
date, but more importantly, an opportunity for the consultants to garner questions, concerns and input 
from those in attendance.  While a broad range of topics were discussed the focus from the audience 
was the desire for a continuation of development and property repositioning in the Lynnway EOZ 
along with a concern that Chapter 91 (the Massachusetts Public Waterfront Act) was unduly restrictive 
in furthering opportunities in this EOZ. 

Lynn Area Chamber of Commerce Surveys 
RKG and the City of Lynn EDIC, with the assistance of the Lynn Area Chamber of Commerce, collected 
opinions and input from area businesses and stakeholders, via an in-person and an on-line survey 
instrument (included herein).  While the responses were limited and not necessarily considered 
statistically significant, they nonetheless represent the respondent’s sentiments about the City and 
about conducting business therein.  Results of the survey are summarized next. 
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RESIDENTIAL MARKET INDICATORS 

This section reviews citywide trends and characteristics of the residential market. 

Assessment Characteristics 
The City of Lynn has a diverse housing supply.  Based on a tabulation of the assessor FY-2015 file, 
housing in the City is improved on 2,660 acres containing 68.1m SF of building area and consisting of 
36,550 units.  As shown in Table 26, the total assessment of this supply exceeds $5.1 billion in FY-2015, 
and represents approximately 82 percent of the citywide assessment. 

Table 26 – City of Lynn- Housing Supply Characteristics by Type (2015) 

 

The following are key observations from a review of the data in Table 26 
 
 Single-family homes account for 32 percent of the unit supply and are improved on 64 percent of 

the acreage, and yield 54 percent of the assessment. 

 Condominiums account for 7 percent of the supply, and are developed on 4 percent of the acreage 
and yield 7 percent of the assessment. 

 Two-family homes account for 16 percent of the housing supply, and are improved on 13 percent 
of the acreage and yield 16 percent of the assessment. 

 Three-family homes account for 14 percent of the supply but generate 10 percent of the assessment. 

 Nine-units-or-more account for 14 percent of the unit supply, and yield 6 percent of the assessment. 

 The supply owned by LHAND and the Lynn EDIC represent 3 percent of the housing supply and 
account for two percent of the assessment, although these properties are tax-exempt.  Other tax-
exempt entities own one percent of the unit supply, which yield less than one percent of the 
assessment. 

Residential Type Acres % Units % Bldg SF %
Total 

Assessment % 
Mixed-Use 61 2% 2,176 6% 2,860,044 4% $165,319,200 3%
Single-Family 1,710 64% 11,590 32% 31,689,324 47% $2,709,707,600 53%
Condominiums 106 4% 2,655 7% 2,961,147 4% $376,490,900 7%
Two-Family 344 13% 5,881 16% 12,311,294 18% $808,755,300 16%
Three-Family 183 7% 5,138 14% 8,661,883 13% $521,306,600 10%
4-to-8 units 54 2% 1,682 5% 2,276,529 3% $113,492,200 2%
9 units + 129 5% 5,010 14% 5,122,116 8% $292,383,100 6%
Other 19 1% 125 0% 256,350 0% $17,376,000 0%
LHAND/EDIC 41 2% 1,243 3% 1,248,533 2% $80,159,500 2%
Tax-Exempt Res 5 0% 368 1% 331,984 0% $18,223,000 0%
Boarding House 2 0% 315 1% 145,884 0% $7,294,200 0%
Nrs Hm/Group Qtrs 10 0% 371 1% 274,055 0% $14,346,400 0%

Total 2,663 100% 36,554 100% 68,139,143 100% $5,124,854,000 100%
% of City 42% 100% 79% 82%

Source: Ci ty of Lynn and RKG Associates , Inc.
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 Group quarters and boarding houses account for one percent of the unit supply each, and each 
yield less than one percent of the assessment. 

Table 27 exhibits key assessment characteristics of the residential supply by different types, and key 
observations from a review of the data follow. 

Table 27 – City of Lynn: Assessment Characteristics of Housing by Type 

 

 Single-family homes ($233,800) have the highest average assessed value per unit, while units in 
boarding houses ($23,200) are the lowest.  The average assessed value for condominiums ($141,800) 
is about three percent higher than for two-family units, but 39 percent lower than for single-family 
homes. 

 Single-family homes have an average unit size of over 2,730 SF; while the average unit size at two-
family (2,090 SF) and other (2,050 SF) are about 22 to 25 percent smaller, and at three-family (1,690 
SF) 38 percent smaller.  The average unit size at condominiums (1,115 SF) is between that at 4-to-8 
units (1,350 SF) and 9-units or more (1,020 SF). 

New Housing Production 

Between 1985 and 2014, approximately 2,650 new housing units were developed in the City of Lynn 
indicating an annual average of approximately 90 units per year16.  As shown in Table 28, new 
development of single-family and condominium units averaged at 37 and 38 units per year, 
respectively over the last thirty years, and accounted for 85 percent of new housing production.  The 
post-1985 condominium development represented 43 percent of the citywide condominium supply, 
and the largest amount of new product (900 units) occurred during the l985-1994 period, accounting 
for 59 percent of the new units developed during that period.  In comparison, the supply of single-
family homes developed over the last 30 years, represent nine percent of the citywide single-family 
stock.  New single-family production ranged between 43 and 46 units per year during the first two-10 
year periods, and slowed to 21 units per year in the last 10 years. 

                                                           
16 This figure is based on the “year built” field in the assessor’s file and exclusive of any conversions in older buildings. 

Residential Type
 Asmt $ 

/Unit
AVG 

Unit SF
Unit/ 
Acre FAR

Mixed-Use $75,974 1,314 36 1.08
Single-Family $233,797 2,734 7 0.43
Condominiums $141,804 1,115 25 0.64
Two-Family $137,520 2,093 17 0.82
Three-Family $101,461 1,686 28 1.09
4-to-8 units $67,475 1,353 31 0.98
9 units + $58,360 1,022 39 0.91
Other $139,008 2,051 7 0.31
LHAND/EDIC $64,489 1,004 30 0.70
Tax-Exempt Res $49,519 902 78 1.61
Boarding House $23,156 463 143 1.52
Nrs Hm/Group Qtrs $38,670 739 38 0.65

Total $140,200 1,864 14 0.59
Source: Ci ty of Lynn and RKG Associates , Inc.
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The post-1985 development had an average unit assessment ($218,725) that was 56 percent higher than 
indicated overall, and it was higher for each residential type.  The average units size of the post-1985 
supply was also 18 percent higher than citywide, while the density (units per acre) was almost half that 
indicated citywide.  In other words, the units at the modern supply are larger in size, have a lower 
density, and a higher value. 

Table 28 – City of Lynn: New Housing Unit Production 

 

Median Values 

Figure 1 exhibits the trends in 
median sale values from 1987 
through 2014.  Median values 
peaked when sale volumes were 
their highest.  Single-family values 
and all sales peaked in 2005 at 
$290,000 and $299,900, 
respectively, while condominiums 
at $199,400 in 2006.  Then median 
prices declined precipitously and at 
the end of 2011, median values 
were 40 percent or more below the 
peak.  In 2014, median pricing for 
all types have recovered from 2011, 
but remain 17 to 25 percent below 
the peak levels in 2005.  Preliminary 
data through April 2015, indicate 
continued increases in median 
values for all types, in line with median values in 2002 and 2003.  In other words, median values are 
recovering, but still remain another 15 percent below peaks. 

Chapter 40-B Housing 

According to a March 2015 listing from the Massachusetts Division of Housing and Community 
Development (DHCD), the City of Lynn had 4,451 subsidized housing units.  This equated to 12.5 
percent of the year-round housing (35,701 units) in 2010, and indicated that Lynn exceed the 

Residential 
Type

1985-
1994

1995-
2004

2005-
2014

Total 
Units

Annual 
AVG

% of 
Type

AVG $ / 
Unit

Δ from 
Type 

AVG 
Unit SF

Δ from 
Type 

Units/   
Acre

Δ from 
Type 

Mixed-Use 4 5 5 14 0 1% $149,493 97% 1,854 41% 23 -35%
Single-Family 464 425 212 1,101 37 9% $322,870 38% 3,438 26% 4 -41%
Condominums 904 123 124 1,151 38 43% $158,372 12% 1,285 15% 18 -29%
Two-Family 44 30 24 98 3 2% $164,092 19% 1,941 -7% 12 -28%
Three-Family 9 3 3 15 1 0% $110,887 9% 1,648 -2% 20 -29%
4 to 8 Units 32 13 6 51 2 3% $77,876 15% 1,415 5% 24 -25%
9 units plus 53 15 57 125 4 2% $75,102 29% 1,286 26% 37 -6%
Tax-Exempt 18 38 39 95 3 6% $91,140 84% 1,032 5% 18 -50%
Total 1,528 652 470 2,650 88 7% $218,725 56% 2,202 18% 7 -47%

Annual AVG 153 65 47 88
Source: Ci ty of Lynn & RKG Associates , Inc.

Figure 1 – Trend Median Sale Values 
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Commonwealth’s goal of 10 percent.  In the 2005 study, the Chapter 40B supply in Lynn was reported 
at 4,479 units (or 13 percent of the year round supply in 2000) indicating a small decrease in the number 
of units (-28) and in the percentage (-0.5%).  It was also reported in the prior study that another 2,630 
households in Lynn had Section 8 vouchers representing another 8 percent of the non-seasonal housing 
in Lynn.  Combined, Chapter 40B units coupled with Section 8 vouchers (7,081 units) almost 20 percent 
of Lynn’s housing, or 38 percent of the rental stock.    

RKG was able to match the addresses of 71 Chapter 40B developments in the database that had 4,215 
units, representing about 95 percent of the affordable supply.  Approximately 31 percent was located 
in Central Lynn, while another 23 percent in the Downtown, as shown in Table 29.    

Table 29 – City of Lynn: Chapter 40-B Housing by EOZ 

 
 
Approximately 65 percent of the Chapter 40B supply is categorized as residential, and have an average 
assessed value of $56,400 per unit.  The other 35 percent are considered tax-exempt, and have a higher 
average assessment ($63,850/unit), although these properties don’t generate taxes. 
 
Table 30 – City of Lynn: Chapter 40 B Housing by EOZ and Tax Classification 

 
According to DHCD, the Downtown EOZ has seven Chapter 40B developments whose affordability 
restrictions would expire by the end of 2015.  If by chance, all the units in this group convert to market-
rate housing, the Chapter 40-B percentage citywide would drop to 10 percent.   
 

E O Zs P arc els Units  [1] Ac res B ldg  S F  (G ) T otal As s m't %   Units $/Unit
B os ton S treet/Wes tern Avenue 6 213 2.4 177,089 $8,668,400 5% $40,697

B road S treet/MB TA C orridor 6 387 7.3 427,120 $28,880,500 9% $74,627
C entral L ynn 29 1,289 29.3 1,285,844 $73,274,200 31% $56,846

D owntown 10 976 13.5 995,451 $60,618,500 23% $62,109
L ower B roadway 1 85 3.2 50,563 $5,013,700 2% $58,985

O uts ide of the E O Zs 19 1,265 93.0 1,379,264 $72,132,400 30% $57,022
T otal 71 4,215 148.8 4,315,331 $248,587,700 100% $58,977
[1] E xclude 236 +/- unit at s cattered s ites  (no addres s ); or confidentia l location (D MH  or D D S  G roup H om es )

S ourc e: MA DHC D; C ity of L ynn & RK G As s oc iates , Inc .

Tax Class & EOZ Parcels Units Acres Gross SF Total Asm't %  Units $/Unit
Residential 41 2,750 102.9 2,994,409 $155,049,800 65% $56,382
Boston St./Western Ave. 3 185 1.4 130,395 $5,943,200 4% $32,125
Broad St MBTA Corrridor 4 313 5.9 374,063 $24,444,100 7% $78,096

Central Lynn 17 741 18.2 838,247 $39,162,700 18% $52,851
Downtown 8 618 11.8 593,693 $37,144,700 15% $60,105

Outside EOZ 9 893 65.5 1,058,011 $48,355,100 21% $54,149
Tax Exempt 30 1,465 45.9 1,320,922 $93,537,900 35% $63,848
Boston St./Western Ave. 3 28 1.0 46,694 $2,725,200 1% $97,329
Broad St MBTA Corrridor 2 74 1.4 53,057 $4,436,400 2% $59,951

Central Lynn 12 548 11.1 447,597 $34,111,500 13% $62,247
Downtown 2 358 1.7 401,758 $23,473,800 8% $65,569

Lower Broadway Zone 1 85 3.2 50,563 $5,013,700 2% $58,985
Outside EOZs 10 372 27.5 321,253 $23,777,300 9% $63,917

Total 71 4,215 148.8 4,315,331 $248,587,700 100% $58,977
Source: MA DHCD; Ci ty of Lynn & RKG Associates , Inc.



Economic Development Strategy – City of Lynn, MA September 2015 

RKG Associates, Inc. Page 63 

Table 31 – Downtown Chapter 40-B Projects Affordable Expiring 

 
 
Alternatively, if the affordability restrictions for all these developments renew, the City of Lynn would 
needed an expansion of 8,800 market-rate units to reduce the current percentage to the statewide 10 
percent mandate.  However, Lynn lacks the land area to support an expansion of this magnitude, and 
even if it was available, it would take 100 years for this to occur based on historic trends over the last 
30 years, which averaged at 88 units per year.   
 
A hybrid strategy of allowing certain projects that the City would have some control over such as 
Harbor Loft to expire should be considered as a means to balance low-income housing needs, while 
encouraging new development with perhaps a 10 percent threshold or a similar alternative should be 
considered as a method to balance the City’s concentration of affordable units with more market rate 
housing in order to stimulate increased economic activity in key areas such as the Downtown   

TAX BASE AND TRENDS 

Lynn’s tax base has been adversely impacted by the national recession coupled with the transition in 
its employment base.  In 2015, residential assessment totaled nearly $5.0 billion which was 10 percent 
lower than in 2005 (refer to Table 32).  Commercial properties had an assessed value of $458.9 million 
in 2015, and reflected an increase of four percent since 2005, while the assessed values for industrial 
properties declined by four percent.  Total assessment of personal property more than doubled during 
this time period, while the assessed value of tax-exempt properties declined by two percent. 

Project Address Units
Exp. 
Year

Asmt 
($mil)

Fabens Bldg 312 Union St 37 2013 $2.79
Harbor Loft (EDIC) 7 Liberty & 672 Wash. 358 2015 $23.47
Ocean Shores 50 Lynnway 202 2015 $14.70
Olympia Shores 34-36 Central Ave 44 2015 $2.69
Rolfe House 67-83 Blake St 70 2015 $4.51
Silsbee Tower 67 Silsbee St 146 2015 $6.64
The Ruth 2 Rodgers 32 2015 $1.94

Total 889 $56.74
Source: MA DHCD; Ci ty of Lynn & RKG Associates , Inc.
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Table 32 – City of Lynn’s Tax Base Characteristics and Trends 

 

Commercial properties represented about eight percent of taxable assessment in 2015, while residential 
accounted for 86 percent, and in each case a slight shift in their representation was indicated.  Industrial 
properties contributed another three percent of taxable assessment, while personal property accounted 
for the remaining 4 percent.  Due to the shifts in assessments between 2005 and 2015, the tax rates in 
Lynn increased.  The residential rate increased from $10.18 in 2005 to $16.75 in 2015, a 65 percent 
change.  The rate for commercial, industrial and personal properties increased from $21.68 in 2005 to 
$33.58 in 2015 for a 55 percent change. 

The tax rate in Lynn ranks at the higher end indicated at other select municipalities (refer to Table 33).  
The City of Everett ($39.45) has a higher tax rate for commercial, industrial and personal properties 
than Lynn, while Swampscott has a higher residential tax rate ($17.15) than Lynn. 

Table 33 – Comparative Tax Rates (2015) 

 

As noted, the current distribution of the tax base indicates an increase in the residential contribution to 
86 percent of the total value, somewhat less than the 89 percent contribution in 2005.  Nonetheless, this 
continued disparity in the contributory assessed value by property type imposes continued pressure 
for high(er) value housing within the City of Lynn in order to maintain an essential level of public 
services.  This in turn implies continued growth in home ownership and market rate housing, as well 
as potentially higher value housing that could result from waterfront access and amenities. 

Assessed Value Trends
Tax Class FY-2005 FY-2015 % Δ 2005 2015
Residential $5,550,211,903 $4,991,868,659 -10% 89% 86%
Commercial $440,961,667 $458,931,055 4% 7% 8%
Industrial $156,419,200 $150,076,500 -4% 3% 3%
Personalty $101,672,150 $236,716,510 133% 2% 4%

Taxable $6,249,264,920 $5,837,592,724 -7% 100% 100%
Tax Exempt $624,788,830 $614,437,486 -2% 10% 11%

Total $6,874,053,750 $6,452,030,210 -6% 110% 111%
Tax Rate/1000 FY-2005 FY-2015 % Δ

Residential $10.18 $16.75 65%
Com-Ind-Per $21.68 $33.58 55%

Source: Ci ty of Lynn and RKG Associates , Inc.

% of Taxable

Municipality Residential Com-ind-Per
Everett $14.61 $39.45 
Lynn $16.75 $33.58 
Chelsea $14.40 $33.45 
Swampscott $17.15 $31.73 
Salem $16.41 $30.99 
Revere $14.80 $29.74 
Boston $12.11 $29.52 
Saugus $12.02 $26.74 
Malden $15.73 $24.69 
Peabody $12.30 $24.30 
Lynnfield $14.49 $17.28 
Winthrop $14.34 $14.34 
Nahant $10.92 $10.92 
Source: MA DLS & RKG Associates , Inc.

2015 Tax Rate/$1000
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Graph 12 – City of Lynn Trends in Assessment by Type 

BUILDING DEVELOPMENT & PERMIT ACTIVITY 

This section presents a review and analysis of the “new” building development and permit activity in 
the City of Lynn and within each EOZ over the last 10 years and five years, respectively. 

Development Activity 

In the last 10 years, nearly 75 parcels on 30 acres, across all of the EOZs, have realized some level of 
“new” development activity (Table 34), which represents 26 percent and 29 percent of the citywide 
activity in terms of parcels and acreage, respectively.  The building SF impacted in the EOZs totaled 
nearly 474,500 SF or about one-third of that citywide (of 1.48m SF) that realized development activity. 

In terms of assessment, the value of the impacted EOZ properties was slightly more than $48.8 million, 
also about one-third that for the City, at $141.8 million.  In terms of assessment, 25 percent of the EOZ 
development activity occurred in the Central Lynn EOZ, while another 18 to 19 percent occurred in the 
Lynnway EOZ and the Boston Street/Western Avenue EOZs, respectively.  The increase in assessment 
ranged from less than one percent (Hospital EOZ) to nearly four percent (Lynnway EOZ) of a EOZs’ 
total assessment, while citywide the average increase was just over two percent. 
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Table 34 – Summary “New” Development Activity in EOZs (2005-2014) 

 

Of the approximate 478,500 SF of new development, over the last 10 years, in the EOZs, about 46 
percent of the new building area was residential, and 32 percent commercial/industrial, with the 
remaining 22 percent tax exempt (as indicated in Table 35).  Commercial/industrial development in the 
EOZs account for 86 percent of activity citywide, while the tax-exempt development represented 22 
percent, and the residential approximately 20 percent. 

In terms of assessment, all of the new development activity in the Central Lynn EOZ, the Lynnway 
EOZ, GE Riverworks/Western Avenue EOZ, Lower Broadway EOZ and the Hospital EOZ was taxable, 
while only a portion of the development activity in the other EOZs was taxable. 

 Development activity in tax-exempt properties occurred in three of the EOZs, with 75 percent of 
the new development in the Downtown EOZ as tax-exempt, $4.4 million on $5.9 million. 

 All development activity in the Hospital EOZ was residential while all development activity in the 
Lynnway EOZ was commercial/industrial. 

 In terms of assessment, and relative to “new” development across all of the EOZs, residential 
building activity accounted for 43 percent of new development, collectively, while 40 percent was 
new commercial/industrial activity, and the remaining 17 percent was for tax-exempt entities. 

 Tax-exempt “new” development in the EOZs accounted for 47 percent of the citywide “new” tax-
exempt development. 

EOZs Parcels Acres G-Bldg SF Assessment $/B SF % of A $ % of EOZ
Downtown 5 2 65,605 $5,894,300 $90 1.6% 12%
Central Lynn 20 6 116,610 $12,242,400 $105 1.8% 25%
Lynnway 4 15 63,132 $8,548,300 $135 3.8% 18%
GE/Western Ave 9 1 35,451 $3,822,100 $108 2.2% 8%
Boston/Western 24 4 116,191 $9,281,600 $80 2.4% 19%
Broad St MBTA 7 2 65,012 $7,185,000 $111 1.8% 15%
Lower Broadway 3 1 12,660 $1,469,600 $116 1.0% 3%
Hospital 1 0 3,816 $386,600 $101 0.6% 1%

EOZ Totals 73 30 478,477 $48,829,900 $102 2.0% 100%
City of Lynn 285 103 1,481,031 $141,770,600 $96 2.3%

% of City in EOZ 26% 29% 32% 34%
Source: Ci ty of Lynn & RKG Associates , Inc.
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Table 35 - Assessment of “New” Development Activity in EOZs by Tax Class (2005-2014) 

 

Permit Activity 
Table 36 exhibits total costs from building permit activity for a five year period from 2010 through 2014.  
A total of $220.1 million was invested in the City of Lynn over the five year period including $142.5 
million in the EOZs indicating an average annual amount of $28.5 million per year. 

Table 36 – Permit Costs by Year by EOZs (2010-2014) 

 

 Total investment ($47.9 million) in 2014 in the EOZs was almost twice that in 2013, and similarly, 
citywide investment from permit costs were 75 percent greater in 2014 than in 2013.  For the EOZs 
and citywide, the 2014 investment was well above the five year average suggesting an accelerating 
economic recovery from the last recession. 

 The Downtown EOZ captured about 30 percent of the investment, while the Broad Street/MBTA 
Corridor EOZ17 and the Central Lynn EOZ captured 19 to 20 percent of this activity, respectively. 

 This average annual investment represented just over one percent of the assessed value in the 
EOZs, and less than one percent citywide. 

                                                           
17 Including a cost of $18.5 million in 2014 for a new school in the Broad Street/MBTA Corridor EOZ. 

EOZs Resid Com-Ind Tax-Ext Total Residential Comm-Ind Tax-Exempt Total
Downtown 4,024 13,712 47,869 65,605 $315,400 $1,160,900 $4,418,000 $5,894,300
Central Lynn 83,396 33,214 116,610 $8,210,700 $4,031,700 $12,242,400
Lynnway 63,132 63,132 $8,548,300 $8,548,300
GE/Western Ave 31,095 4,356 35,451 $3,357,600 $464,500 $3,822,100
Boston/Western 44,988 29,893 41,310 116,191 $3,245,500 $3,766,800 $2,269,300 $9,281,600
Broad St MBTA 45,843 3,000 16,169 65,012 $4,977,900 $588,100 $1,619,000 $7,185,000
Lower Broadway 6,108 6,552 12,660 $612,300 $857,300 $1,469,600
Hospital 3,816 3,816 $386,600 $386,600

EOZ Totals 219,270 153,859 105,348 478,477 $21,106,000 $19,417,600 $8,306,300 $48,829,900
% of Total 46% 32% 22% 100% 43% 40% 17% 100%

City of Lynn 1,103,363 179,690 197,978 1,481,031 $102,056,500 $21,956,700 $17,757,400 $141,770,600
% of City in EOZ 20% 86% 53% 32% 21% 88% 47% 34%

Source: Ci ty of Lynn & RKG Associates , Inc.

Total AssessmentGross Bldg Area

 EOZs 2010 2011 2012 2013 2014 ANN. AVG % % of AV
Downtown $12,157,658 $14,398,594 $3,562,120 $6,367,563 $5,942,574 $8,485,702 30% 2.3%
Central Lynn $2,934,449 $2,533,268 $3,212,311 $9,421,257 $9,738,941 $5,568,045 20% 0.8%
Lynnway $512,745 $2,135,765 $7,287,606 $1,759,500 $1,173,533 $2,573,830 9% 1.5%
GE/Western Ave $1,848,266 $3,934,757 $790,465 $1,903,964 $7,599,338 $3,215,358 11% 1.4%
Boston/Western $1,792,688 $2,570,834 $1,625,970 $1,699,552 $2,292,952 $1,996,399 7% 0.5%
Broad St MBTA $1,826,408 $2,356,925 $1,531,803 $1,133,208 $19,853,499 $5,340,369 19% 1.4%
Lower Broadway $1,047,614 $564,195 $701,207 $733,340 $433,103 $695,892 2% 0.5%
Hospital $1,150,351 $210,562 $383,460 $553,482 $872,203 $634,012 2% 1.0%

EOZ Totals $23,270,179 $28,704,900 $19,094,942 $23,571,866 $47,906,143 $28,509,606 100% 1.2%
City of Lynn $42,670,828 $38,697,352 $34,191,920 $38,063,906 $66,482,785 $44,021,358 0.7%

EOZ as % of Lynn 55% 74% 56% 62% 72% 65%
Source: Ci ty of Lynn & RKG Associates , Inc.
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 The permit activity investment in the Downtown EOZ represented over two percent of total 
assessment in the Downtown EOZ.  On average the EOZs captured about 65 percent of permit 
costs over the last five years, ranging from 55 percent in 2010 to 74 percent in 2011. 

As shown in Table 37, permit costs for “new” development averaged $9.3 million over the last five 
years, and accounted for 33 percent of total permit costs in the EOZs.  Interior renovations accounted 
for another 30 percent. 

 In both cases, they varied between the EOZs, as the Broad Street/MBTA Corridor EOZ captured 
about 43 percent of the “new” development ($4.0 million against $9.3 million), followed by 23 
percent in the Downtown EOZ ($2.2 million against $9.3 million). 

 While 31 percent of the interior renovations occurred in the Downtown EOZ (42.7 million against 
$8.6 million) and another 23 percent occurred in the Central Lynn EOZ (nearly $2.0 million against 
$8.6 million). 

Table 37 – Average Annual Permit Costs by Type and EOZs (2010-2014) 

 
 
As shown in Table 38, approximately 47 percent of permit cost invested in the EOZs over the last five 
years occurred at tax-exempt properties, while 27 percent occurred at commercial/ industrial 
properties, and the remaining 26 percent went to improved residential properties.  The amount of 
permit costs incurred at commercial and industrial properties in the EOZs represented about 97 percent 
of that citywide, while the amount invested in tax exempt parcels in the EOZs represents about 86 
percent of citywide activity. 

Permit 
Description Downtown

Central 
Lynn Lynnway

GE/Wes-
tern Ave

Boston/ 
Western

Broad St 
MBTA

Lower 
Broadway Hospital Total %

NEW $2,174,705 $384,932 $1,132,198 $1,011,925 $445,746 $4,017,080 $62,763 $38,060 $9,267,410 33%
INTER RENOV $2,684,973 $1,982,379 $630,995 $1,320,576 $706,810 $484,409 $298,972 $497,073 $8,606,186 30%
REPAIRS $924,482 $1,598,496 $31,600 $72,373 $118,099 $375,961 $26,242 $18,316 $3,165,568 11%
ADDITION $1,976,173 $140,696 $492,400 $43,850 $203,200 $54,660 $19,800 $3,000 $2,933,779 10%
ROOF $269,882 $943,935 $118,284 $69,514 $214,255 $183,910 $93,041 $31,852 $1,924,673 7%
EXTER RENOV $374,470 $255,894 $120,953 $31,614 $86,093 $91,637 $128,199 $28,291 $1,117,152 4%
DEMO $61,482 $105,671 $42,400 $550,605 $150,479 $43,670 $32,680 $9,480 $996,467 3%
SIDING $13,580 $154,769 $4,500 $113,483 $70,735 $84,792 $31,834 $7,440 $481,134 2%
SIGN $5,955 $60 $500 $0 $647 $100 $60 $0 $7,322 0%
POOL $0 $1,215 $0 $717 $185 $3,040 $1,540 $0 $6,696 0%
FP/WD STOV $0 $0 $0 $700 $150 $1,110 $760 $500 $3,220 0%

EOZ Total $8,485,702 $5,568,045 $2,573,830 $3,215,358 $1,996,399 $5,340,369 $695,892 $634,012 $28,509,606 100%
Source: Ci ty of Lynn & RKG Associates , Inc.
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Table 38 – Average Annual Permit Cost by Tax Class and EOZs (2010-2014) 

 

ECONOMIC OPPORTUNITY ZONES 

A review of current property metrics; property assessments and taxes; and, investment activity, and 
land use type (including maps) and for each of the Economic Opportunity Zones are presented in this 
section and each is compared with similar characteristics/conditions as reported in the prior study. 

There are nearly 6 million square feet (m SF) of commercial building area improved on 355 acres in the 
EOZs, representing 90 percent of the commercial land and buildings in the City.  Assessment of 
commercial property in the EOZ totaled $388.1 million and equates to 89 percent of commercial 
assessment citywide.  The total assessment per acre of commercial property in the EOZs is slightly less 
than $1.1 m/acre, while the total assessed value per SF of building area is $65/SF.  In both cases, these 
figures are just below the citywide standards (Table 39). 

Another 393 acres in the EOZs is classified as industrial and improved with 5.0m SF of industrial 
building area, representing 88 to 99 percent of the supply of each, respectively, citywide.  The 
assessment of industrial properties in the EOZs represents 95 percent of the citywide industrial base.  
The total assessment per acre of industrial properties ($355,150/acre) is about eight percent higher than 
indicated citywide ($328,160); however, on a building basis it is about four percent lower ($28/SF versus 
$29/SF).  The lower per acre value of industrial properties is reflected in a lower density (floor ratio or 
FAR) of 0.29 FAR in comparison to commercial, at 0.39 FAR, or residential, at 0.84 FAR, properties. 

Approximately 625 acres in the EOZs are residential and improved with 22.8m SF of building area, 
which equates to about 35 percent of the total residential building area in the City.  However, the 
assessed values of residential properties in the EOZs represent only 31 percent of the City’s residential 
assessment, and the average residential values ($68/SF) in the EOZs are 11% lower than the citywide 
standard ($76/SF).  This lower value may also be attributed to a higher density (FAR) of residential 
properties in the EOZs (0.84) versus the citywide standard (0.55). 

The EOZs contain more than 360 acres of properties owned by tax-exempt entities including the City 
of Lynn, the Commonwealth, churches/religious organizations and non-profit entities, and account for 
27 percent of the land area for tax-exempt entities citywide.  This land is improved with 5.5m SF of 

EOZs RESIDENTIAL COM-IND TAX EXEMPT TOTAL
Downtown $1,522,006 $2,247,125 $4,716,571 $8,485,702
Central Lynn $1,902,248 $506,743 $3,159,054 $5,568,045
Lynnway $70,902 $2,138,975 $363,952 $2,573,830
GE/Western Ave $1,273,941 $1,941,417 $0 $3,215,358
Boston/Western $1,321,655 $641,123 $33,622 $1,996,399
Broad St MBTA $1,018,805 $95,640 $4,225,923 $5,340,369
Lower Broadway $325,645 $86,254 $283,993 $695,892
Hospital $98,745 $3,840 $531,426 $634,012

EOZ Totals $7,533,946 $7,661,117 $13,314,543 $28,509,606
% of Total 26% 27% 47% 100%

City of Lynn $20,520,002 $7,931,950 $15,563,406 $44,015,358
EOZ as % of Lynn 37% 97% 86% 65%

Source: Ci ty of Lynn & RKG Associates , Inc.
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building area that has an assessed value of $353 million, and represent nearly two-thirds of the tax-
exempt building area in the City.  The FAR (0.4) of the tax-exempt properties in the EOZs is lower than 
the taxable classifications (0.6).  The total assessed value per building SF of the tax-exempt class ($65/SF) 
in the EOZs is higher than any other property classification, and the assessment per acre is more than 
four times greater than that for citywide tax-exempt properties. 

The assessment of residential, commercial and tax-exempt properties in the EOZs increased between 
2005 and 2015, ranging from two to nine percent, unlike changes citywide.  Industrial values in the 
EOZs declined, similar to that citywide.  The increases in assessment was due in part to 
development/conversions of various properties to residential condominiums, while General Electric 
reduced a portion of its building inventory over the last 10 years. 

Table 39 – City of Lynn: Assessment Characteristics of City vs EOZs (2015) 

 

The eight EOZs range in acreage from 55 acres (Hospital EOZ) to 420 acres (Lynnway EOZ) and total 
nearly 1,740 acres (refer to Table 40).  The Lynnway EOZ, the Central Lynn EOZ, and the GE-
Riverworks/Western Avenue EOZ are larger zones in terms of acreage (260+ acres), while the Boston 
Street/Western Avenue EOZ, Downtown EOZ and Lower Broadway EOZ are somewhat smaller with 
160 to 210 acres, and the Lower Broadway EOZ and the Hospital EOZ are the smallest.  With the 
exception of the Hospital EOZ, each of the zones are interconnected with the others. 

As shown in Table 40, building density (FAR) is the highest in the Broad Street/MBTA Corridor EOZ 
(0.85), and almost three times (175 percent) than citywide (0.30).  The assessment per acre ($2.5 

City of Lynn
Class Acres G-Bldg SF Assessment Acre  G-B SF
Residential 2,771 65,919,107 $4,991,868,659 -10% $1,801,248 $76 0.55
Commercial 394 6,625,422 $458,931,055 4% $1,165,647 $69 0.39
Industrial 446 5,072,882 $150,076,500 -4% $336,207 $30 0.26

Taxable 3,611 77,617,411 $5,600,876,214 -9% $1,550,873 $72 0.49
Tax Exempt 2,784 8,195,943 $614,437,486 -2% $220,727 $75 0.07

Total 6,395 85,813,354 $6,215,313,700 -8% $971,882 $72 0.31
Economic Opportunity Zones

Class Acres G-Bldg SF Assessment Acre  G-B SF
Residential 625 22,782,373 $1,548,365,000 2% $2,476,987 $68 0.84
Commercial 355 5,961,593 $388,147,100 7% $1,092,477 $65 0.39
Industrial 393 5,034,443 $139,632,900 -5% $355,149 $28 0.29

Taxable 1,374 33,778,409 $2,076,145,000 2% $1,511,508 $61 0.56
Tax Exempt 362 5,476,203 $353,649,800 9% $976,165 $65 0.35

Total 1,736 39,254,612 $2,454,283,700 4% $1,413,885 $63 0.52
EOZs as % of The City & Difference from Standard
Class Acres G-Bldg SF Assessment Acre  G-B SF
Residential 23% 35% 31% 38% -10% 53%
Commercial 90% 90% 85% -6% -6% 0%
Industrial 88% 99% 93% 6% -6% 13%

Taxable 38% 44% 37% -3% -15% 14%
Tax Exempt 13% 67% 58% 342% -14% 413%

Total 27% 46% 39% 45% -14% 69%
[1] FAR - Floor area  ratio; an indication of dens i ty  

Source: Ci ty of Lynn and RKG Associates , Inc.

% Δ from 
2005 AV$

% Δ from 
2005 AV$

Assessment per
FAR [1]

Assessment per

FAR [1]

FAR [1]
Assessment per
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million/acre) in this EOZ is also the highest, and the building value ($66/SF) is about six percent above 
the average ($62) in comparison to others. 

The Downtown EOZ has a building density of less than 0.8, and a total assessment of over $2 million 
per acre, but total assessment per building area is less than $60/SF.  The Lynnway EOZ has the lowest 
building density at less than 0.2, and the lowest total assessed value per acre ($540,000).  The Hospital 
EOZ has a building density of less than 0.3, while its assessment per building area is the highest 
($96/SF).  Central Lynn EOZ has the most building area (11.4m SF) and a building density of 0.7; its 
assessment per acre is nearly $1.9 million/acre, while it assessment per building area is $61/SF. 

The GE-Riverworks/Western Avenue EOZ has the lowest assessment per building area ($34/SF) and 
its assessment per acre ($680,000/acre) is among the lowest, in spite of a building density of nearly 0.5.  
Assessments in the Lower Broadway EOZ are near the top both on a per-acre and per-building-area 
bases, while its density (0.5) is on par with overall EOZ factor (0.5).  The Boston Street/Western Avenue 
EOZ has a higher building density (0.6) and a higher assessment per acre factor ($1.9m /acre). 

Table 40 – Assessment Characteristics in the EOZs (2015) 

 

 Since the 2005 study, total assessment in the EOZs collectively increased by four percent and fared 
better than the City overall, where total assessment declined by seven percent.  The Downtown 
EOZ experienced a 30 percent increase in assessment, while the Central Lynn EOZ had a seven 
percent decline, and the Broad Street/MBTA EOZ had a one percent loss in value.  The Lynnway 
EOZ had a 13 percent change in assessment, while the gains in the Hospital EOZ, the GE-
Riverworks/Western Avenue EOZ, the Boston Street/Western Avenue EOZ and the Lower 
Broadway EOZs ranged between one and four percent. 

Acres G-Bldg SF Assessment Acre  G-B SF
Downtown 181 6,255,921 $366,150,300 30% $2,017,457 $59 0.79
Central Lynn 374 11,429,169 $693,920,600 -7% $1,857,081 $61 0.70
Lynnway 420 2,855,859 $226,965,500 13% $539,805 $79 0.16
GE/Western Ave 259 5,126,057 $175,174,700 2% $675,978 $34 0.45
Boston/Western 206 5,298,405 $392,443,800 3% $1,907,610 $74 0.59
Broad St MBTA 161 5,942,147 $394,683,000 -1% $2,453,875 $66 0.85
Lower Broadway 80 1,730,292 $144,429,800 4% $1,809,475 $83 0.50
Hospital 55 631,993 $60,516,000 1% $1,106,228 $96 0.27

EOZ TOTAL 1,736 39,269,843 $2,454,283,700 4% $1,413,885 $62 0.52
EOZs as % of The City & Difference from Standard
EOZs Acres G-Bldg SF Assessment Acre  G-B SF
Downtown 3% 7% 6% 108% -19% 157%
Central Lynn 6% 13% 11% 91% -16% 128%
Lynnway 7% 3% 4% -44% 10% -49%
GE/Western Ave 4% 6% 3% -30% -53% 47%
Boston/Western 3% 6% 6% 96% 2% 92%
Broad St MBTA 3% 7% 6% 152% -8% 175%
Lower Broadway 1% 2% 2% 86% 15% 62%
Hospital 1% 1% 1% 14% 32% -14%

EOZ TOTAL 27% 46% 39% 45% -14% 69%
Source: Ci ty of Lynn & RKG Associates , Inc.

% Δ from 
2005 AV$

Economic 
Opportunity Zones

Assessment per FAR 
[1]

Assessment per FAR 
[1]
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Downtown EOZ 

Residential uses are improved on 18 percent of the acreage in the Downtown EOZ (refer to Table 41, 
Table 42 and Map 11), while accounting for 31 percent of the building area, and 39 percent of total 
assessment.  Residential assessment in the Downtown EOZ increased by 66 percent since 2005, 
offsetting the loss in commercial and industrial value during this period.  Total assessment of 
residential properties in the Downtown EOZ equate to nearly $4.3m/acre or $74/SF of building area.  
The former is nearly 140 percent greater than the citywide standard, however the latter is two percent 
less.  Building density of residential properties is greater than a 1.3 FAR in the Downtown EOZ, while 
commercial and tax-exempt range around a 0.65 FAR or half that indicated from residential.  
Commercial uses are improved on 40 percent of the Downtown EOZ acreage, and commercial 
buildings account for 33 percent of the building area in the Downtown EOZ, but assessments equate 
to 29 percent of the total, and equate to a factor of $51/SF of building area, 27 percent lower than the 
citywide standard.  Total assessment of all properties equates to a value of $59/SF, nearly 20 percent 
below the citywide standard. 

Table 41 – Assessment Characteristics of the Downtown EOZ (2015) 

 

Table 42 – Downtown EOZ: Current Land Uses by Type (2015) 

 

Downtown EOZ Acres G-Bldg SF Assessment Acre  G-B SF
Residential 33 1,945,610 $143,843,100 66% $4,296,392 $74 1.33
Commercial 72 2,066,708 $104,737,000 -3% $1,452,823 $51 0.66
Industrial 4 247,112 $6,867,700 -28% $1,829,874 $28 1.51

Taxable 109 4,259,430 $255,447,800 25% $2,336,588 $60 0.89
Tax Exempt 72 1,996,491 $110,702,500 41% $1,534,002 $55 0.64

Total 181 6,255,921 $366,150,300 30% $2,017,457 $59 0.79
Downtown EOZ as % of City & % Δ from Standard

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 1% 3% 3% 139% -2% 144%
Commercial 18% 31% 23% 25% -27% 70%
Industrial 1% 5% 5% 444% -6% 479%

Taxable 3% 5% 5% 51% -17% 81%
Tax Exempt 3% 24% 18% 595% -26% 840%

Total 3% 7% 6% 108% -19% 157%
Source: Ci ty of Lynn & RKG Associates , Inc.

% Δ from 
2005 AV$

Assessment per
FAR

Assessment per
FAR

Downtown
Use Category Acres % G-Bldg SF % Assessed $ % AV/SF(A) FAR % Δ
Residential 35 20% 2,394,783 38% $164,381,300 45% $69 1.55 $106,511,400 54%
Industrial 4 2% 292,295 5% $7,898,700 2% $27 1.52 $10,535,400 -25%
Utilities 1 1% 70,510 1% $2,469,600 1% $35 1.47 $2,219,500 11%
Office, Bank, Medical 18 10% 1,151,756 18% $52,415,000 14% $46 1.46 $47,444,700 10%
Retail/Service 30 17% 979,550 16% $46,836,500 13% $48 0.74 $40,245,400 16%
Auto Sales/Service 4 2% 55,747 1% $4,563,400 1% $82 0.33 $3,809,800 20%
Parking Facilities 15 9% 354,053 6% $12,594,200 3% $36 0.53 $14,493,500 -13%
Undeveloped Land 12 7% 0 0% $4,282,700 1% $357,574 0.00 $9,483,700 -55%
Government 17 9% 340,462 5% $21,124,700 6% $62 0.46 $16,533,500 28%
Church, Schoool, Non-Profit 25 14% 616,765 10% $47,039,000 13% $76 0.56 $31,126,700 51%
Saleable Tax Title 11 6% 0 0% $780,300 0% $68,450 0.00 $547,800 42%
Open Space, Park, Cemetary 7 4% 0 0% $1,764,900 0% $242,581 0.00 $1,914,500 -8%

Total 181 100% 6,255,921 100% $366,150,300 100% $59 0.79 $282,518,400 30%
Source: Ci ty of Lynn & RKG Associates , Inc.

Characteristics in 2015 Assessed $ in 
2005
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Map 11 – Downtown EOZ and Land Uses 
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Central Lynn EOZ 

Residential properties in Central Lynn EOZ (refer to Table 43, Table 44 and Map 12) are improved on 
55 percent of the acreage and residential buildings represent 71 percent of the building area.  
Residential assessment in Central Lynn EOZ accounts for 10 percent of residential assessment citywide, 
although the average residential value ($62/SF) is about 19% lower than the citywide standard.  
Residential density in the Central Lynn EOZ, with an average of 0.9 FAR, is 67 percent higher than the 
citywide standard, resulting in a total assessment $2.4m/acre for residential parcels. 

Tax-exempt uses are developed on 26 percent of the land in Central Lynn EOZ, and have 18 percent of 
the building area, representing 18 percent of total assessment.  Tax-exempt parcels in the Central Lynn 
EOZ account for 21 percent of the assessment of tax exempt parcels citywide, while the building density 
(0.5 FAR) is much lower than the residential class in the EOZ. 

Commercial properties utilize another 10 percent of the land area, and they are improved with seven 
percent of the building area in Central Lynn EOZ, and yield about seven percent of the assessment.  
Assessed values of commercial properties ($62/SF) are about 11 percent lower than the citywide 
standard. 

Industrial properties in the Central Lynn EOZ account for nine percent of the land area in the EOZ (and 
seven percent of the citywide industrial land supply), and four percent of the building area in Central 
Lynn EOZ, but only two percent of total assessment.  Assessment of industrial properties in Central 
Lynn EOZ equate of about $430,000 per acre, and the FAR for this property type is below 0.3 FAR. 

Table 43 – Assessment Characteristics of the Central Lynn EOZ (2015) 

 

Central Lynn EOZ Acres G-Bldg SF Assessment Acre  G-B SF
Residential 204 8,114,556 $499,761,600 -9% $2,447,010 $62 0.91
Commercial 39 838,624 $51,878,300 23% $1,339,954 $62 0.50
Industrial 33 425,425 $14,340,100 -18% $431,728 $34 0.29

Taxable 276 9,378,605 $565,980,000 -7% $2,049,422 $60 0.78
Tax Exempt 97 2,050,564 $127,940,600 -6% $1,312,260 $62 0.48

Total 374 11,429,169 $693,920,600 -7% $1,857,081 $61 0.70
Central Lynn EOZ as % of City & % Δ from Standard

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 7% 12% 10% 36% -19% 67%
Commercial 10% 13% 11% 15% -11% 29%
Industrial 7% 8% 10% 28% 14% 13%

Taxable 8% 12% 10% 2% -16% 58%
Tax Exempt 4% 25% 21% 495% -17% 614%

Total 6% 13% 11% 91% -16% 128%
Source: Ci ty of Lynn & RKG Associates , Inc.

% Δ from 
2005 AV$

Assessment per
FAR

Assessment per
FAR
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Table 44 – Central Lynn EOZ: Current Land Uses by Type (2015) 

 

 

 

 

Central Lynn
Use Category Acres % G-Bldg SF % Assessed $ % AV/SF (A) FAR % Δ
Residential 216 58% 8,635,482 76% $537,438,600 77% $62 0.92 $588,831,800 -9%
Industrial 35 9% 792,334 7% $23,417,700 3% $30 0.52 $22,018,200 6%
Utilities 1 0% 12,939 0% $1,746,600 0% $135 0.24 $39,400 4333%
Office, Bank, Medical 4 1% 82,740 1% $6,404,700 1% $77 0.43 $7,771,300 -18%
Retail/Service 12 3% 361,918 3% $24,173,400 3% $67 0.67 $19,971,000 21%
Auto Sales/Serv. 6 2% 103,847 1% $6,845,700 1% $66 0.41 $5,418,300 26%
Parking Facilities 3 1% 0 0% $1,709,100 0% $547,280 0.00 $2,073,200 -18%
Undeveloped Land 10 3% 0 0% $2,562,100 0% $259,542 0.00 $1,724,400 49%
Government 6 2% 94,638 1% $6,260,400 1% $66 0.36 $8,111,800 -23%
Church, Schoool, Non-Profit 55 15% 1,337,878 12% $77,981,000 11% $58 0.56 $81,698,400 -5%
Saleable Tax Title 0 0% 2,104 0% $142,200 0% $68 0.39 $90,800 57%
Open Space, Park, Cemetary 24 7% 5,289 0% $5,239,100 1% $215,197 0.00 $4,789,100 9%

Total 374 100% 11,429,169 100% $693,920,600 100% $61 0.70 $742,537,700 -7%
Source: Ci ty of Lynn & RKG Associates , Inc.

Characteristics in 2015 Assessed $ in 
2005
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Map 12 – Central Lynn EOZ and Land Uses 



Economic Development Strategy – City of Lynn, MA September 2015 

RKG Associates, Inc. Page 77 

Lynnway EOZ 

Nearly 46 percent of the land area in the Lynnway EOZ (refer to Table 45, Table 46 and Map 13) is 
industrial properties and yields about 32 percent of the total assessment in the Lynnway EOZ, and 49 
percent of the industrial assessment citywide.  Total industrial assessment per acre ($383,400/acre) is 
almost 15 percent higher than the citywide average; however, at almost $100/SF of building area it is 
one of the highest.  In comparison, commercial values in the Lynnway EOZ which account for 27 
percent of commercial values citywide are about 20 percent lower on a per acre basis. 

About 21 percent of the land area in the Lynnway EOZ is tax-exempt, and has a density of less than 0.1 
FAR, and a total assessment averaging at less than $200,000 per acre.  However, most of this acreage is 
associated with the City’s Water and Sewer District, and Department of Public Works, as well as a 
parking lot for the commuter ferry services. 

Table 45 – Assessment Characteristics of the Lynnway EOZ (2015) 

 

Table 46 – Lynnway EOZ: Current Land Uses by Type (2015) 

 

 

Lynnway EOZ Acres G-Bldg SF Assessment Acre  G-B SF
Residential 7 199,293 $13,536,600 -12% $1,876,505 $68 0.63
Commercial 135 1,797,258 $124,335,800 15% $919,254 $69 0.31
Industrial 192 759,768 $73,527,500 14% $383,426 $97 0.09

Taxable 334 2,756,319 $211,399,900 13% $632,487 $77 0.19
Tax Exempt 86 99,540 $15,570,800 19% $180,588 $156 0.03

Total 420 2,855,859 $226,965,500 13% $539,805 $79 0.16
Lynnway EOZ as % of City & % Δ from Standard

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 0% 0% 0% 4% -10% 16%
Commercial 34% 27% 27% -21% 0% -21%
Industrial 43% 15% 49% 14% 227% -65%

Taxable 9% 4% 4% -79% 6% -62%
Tax Exempt 3% 1% 3% -18% 109% -61%

Total 7% 3% 4% -44% 10% -49%
Source: Ci ty of Lynn & RKG Associates , Inc.

Assessment per
FAR

Assessment per
FAR

% Δ from 
2005 AV$

Lynnway
Use Category Acres % G-Bldg SF % Assessed $ % AV/SF (A) FAR % Δ
Residential 7 2% 199,293 7% $13,536,600 6% $68 0.63 $15,389,200 -12%
Industrial 57 14% 964,965 34% $43,212,600 19% $45 0.39 $58,497,800 -26%
Utilities 43 10% 50,616 2% $35,987,200 16% $830,922 0.03 $16,558,500 117%
Office, Bank, Medical 30 7% 598,672 21% $23,634,900 10% $39 0.46 $20,026,000 18%
Retail/Service 41 10% 538,035 19% $42,253,200 19% $79 0.30 $29,223,100 45%
Auto Sales/Serv. 41 10% 392,695 14% $40,500,800 18% $103 0.22 $33,134,700 22%
Parking Facilities 10 2% 1,056 0% $3,605,800 2% $352,593 0.00 $4,435,100 -19%
Undeveloped Land 111 27% 12,043 0% $10,660,200 5% $95,611 0.00 $10,598,200 1%
Government 41 10% 88,466 3% $12,501,100 6% $141 0.05 $11,075,900 13%
Church, Schoool, Non-Profit 0 0% 8,218 0% $749,500 0% $91 0.41 $1,484,300 -50%
Saleable Tax Title 38 9% 1,800 0% $328,800 0% $8,735 0.00 $576,800 -43%

Total 420 100% 2,855,859 100% $226,970,700 100% $79 0.16 $200,999,600 13%
Source: Ci ty of Lynn & RKG Associates , Inc.

Characteristics in 2015 Assessed $ in 
2005
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Map 13 – Lynnway EOZ and Land Uses 
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GE Riverworks/Western Avenue EOZ 

Industrial properties represent 57 percent of the land area in this EOZ (refer to Table 47, Table 48 and 
Map 14) and 61 percent of the building area, however, industrial assessment represents 18 percent of 
the total in this EOZ, although it accounts for 21 percent of industrial assessment citywide.  The average 
assessed value per SF for industrial properties of $10/SF is 65 percent lower than the citywide standard, 
while the value per acre of industrial properties ($218,000 per acre) is 35 percent lower than the citywide 
standard.  In spite of these low assessed values factors, the FAR of industrial properties in this EOZ is 
nearly 0.5 FAR, almost twice the citywide standard. 

Table 47 – Assessment Characteristics of the GE-Riverworks/Western Avenue EOZ (2015) 

 

Residential properties represent 21 percent of the land area and 32 percent of the building area; 
residential parcel account for 68 percent of the assessment.  The assessed value per acre of residential 
parcels ($2.2m/acre) is 23 percent higher than the citywide standard, but on a building area basis it is 
four percent lower.  The FAR indicated from residential properties is 0.7 FAR, or 28 percent higher than 
the citywide standard. 

Commercial properties in the GE Riverworks/Western Avenue EOZ accounts for 16 percent of the 
acreage, and represents 10 percent of the citywide supply of commercial properties,  However, the 
assessment of commercial properties in this EOZ accounts for only four percent of citywide commercial 
assessment.  The assessed value per acre ($414,000/acre) is 64 percent below the citywide standard. 

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 54 1,646,168 $119,599,200 8% $2,214,376 $73 0.70
Commercial 41 211,568 $17,100,800 29% $414,137 $81 0.12
Industrial 148 3,149,924 $32,175,000 -24% $217,595 $10 0.49

Taxable 243 5,007,660 $168,875,000 2% $694,474 $34 0.47
Tax Exempt 16 118,397 $6,299,700 -4% $394,398 $53 0.17

Total 259 5,126,057 $175,174,700 2% $675,978 $34 0.45
GE/Western EOZ as percent of City & Difference from Standard

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 2% 2% 2% 23% -4% 28%
Commercial 10% 3% 4% -64% 17% -70%
Industrial 33% 62% 21% -35% -65% 87%

Taxable 7% 6% 3% 10% -53% -4%
Tax Exempt 1% 1% 1% 79% -29% 152%

Total 4% 6% 3% -30% -53% 47%
Source: Ci ty of Lynn & RKG Associates , Inc.

Assessment per
FAR

GE-Riverside/ 
Western Ave EOZ

Assessment per
FAR

% Δ from 
2005 AV$
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Table 48 – GE-Riverworks/Western Avenue EOZ : Current Land Uses by Type (2015) 

 

 

 

 

GE-RiverWorks/Western Ave
Use Category Acres % G-Bldg SF % Assessed $ % AV/SF (A) FAR % Δ
Residential 54.0 21% 1,646,168 32% $119,599,200 68% $73 0.70 $111,086,400 8%
Industrial 158.8 61% 3,195,815 62% $33,823,200 19% $11 0.46 $43,140,700 -22%
Utilities 0.1 0% 0 0% $130,900 0% $2,094,735 0.00 $69,900 87%
Office, Bank, Medical 0.3 0% 13,354 0% $1,082,400 1% $81 1.00 $947,800 14%
Retail/Service 18.9 7% 84,476 2% $6,196,900 4% $73 0.10 $4,330,300 43%
Auto Sales/Serv. 5.6 2% 67,847 1% $6,008,300 3% $89 0.28 $4,405,300 36%
Parking Facilities 3.6 1% 0 0% $1,341,000 1% $367,449 0.00 $724,700 85%
Undeveloped Land 1.8 1% 0 0% $693,100 0% $377,950 0.00 $2,059,900 -66%
Government 5.4 2% 58,829 1% $2,984,100 2% $51 0.25 $2,708,700 10%
Church, Schoool, Non-Profit 1.3 1% 36,084 1% $2,035,000 1% $56 0.64 $2,420,100 -16%
Saleable Tax Title 3.5 1% 23,484 0% $878,500 1% $251,654 0.15 $395,400 122%
Open Space, Park, Cemetary 5.8 2% 0 0% $402,100 0% $69,261 0.00 $294,700 36%

Total 259.1 100% 5,126,057 100% $175,174,700 100% $34 0.45 $172,583,900 2%
Source: Ci ty of Lynn & RKG Associates , Inc.

Characteristics in 2015 Assessed $ in 
2005
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Map 14 – GE Riverworks / Western Avenue EOZ and Land Uses 
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Broad Street/MBTA Corridor EOZ 

Residential properties utilize 73 percent of the land area in this EOZ (refer to Table 49, Table 50 and 
Map 15), containing 84 percent of the building area, and a building density of nearly 1.0 FAR, that is 
almost 80 percent higher than the citywide standard.  Residential parcels contribute 87 percent of the 
assessment in this EOZ, and represents seven percent of citywide residential assessment.  However, 
residential values in this EOZ are nine percent below citywide standards, but on a value per acre basis 
are 62 percent higher.  Commercial properties represent five percent of the EOZ, and account for two 
percent of the citywide supply.  The assessed value per acre for commercial properties in this EOZ is 
34 percent higher than the citywide standard, but nine percent lower on building basis. 

Tax-exempt uses own 18 percent of the land area, and are improved with nine percent of the building 
area.  Industrial uses are contained on three percent of the land area in this EOZ, and contribute less 
than one percent of the assessment.  The industrial assessed value per acre is more than double the 
citywide standard, but on a building basis, it is 33 percent lower.  The build-out of industrial properties 
(0.9 FAR) in this EOZ is among the highest in the City 

Table 49 – Assessment Characteristics of the Broad Street/MBTA Corridor EOZ (2015) 

 

Table 50 – Broad Street/MBTA Corridor EOZ : Current Land Uses by Type (2015) 

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 118 4,999,330 $343,792,700 -1% $2,915,959 $69 0.97
Commercial 9 218,382 $13,723,000 12% $1,556,751 $63 0.57
Industrial 5 202,183 $4,025,800 -41% $775,644 $20 0.89

Taxable 132 5,419,895 $361,541,500 -2% $2,740,907 $67 0.94
Tax Exempt 29 522,252 $33,141,500 10% $1,145,382 $63 0.41

Total 161 5,942,147 $394,683,000 -1% $2,453,875 $66 0.85
Broad St/MBTA EOZ as % of City & % Δ from Standard

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 4% 8% 7% 62% -9% 78%
Commercial 2% 3% 3% 34% -9% 47%
Industrial 1% 4% 3% 131% -33% 243%

Taxable 4% 7% 6% 133% -8% 91%
Tax Exempt 1% 6% 5% 419% -15% 513%

Total 3% 7% 6% 152% -8% 175%
Source: Ci ty of Lynn & RKG Associates , Inc.

Broad St/ MBTA 
Corridor EOZ

Assessment per
FAR

Assessment per
FAR

% Δ from 
2005 AV$

Broad St / MBTA Corrridor
Use Category Acres % G-Bldg SF % Assessed $ % AV/SF (A) FAR % Δ
Residential 120.5 75% 5,124,849 86% $352,167,600 89% $69 0.98 $358,010,700 -2%
Industrial 6.5 4% 257,385 4% $6,107,900 2% $24 0.91 $8,919,000 -32%
Utilities 0.4 0% 0 0% $146,400 0.0% $408,220 0.00 $95,300 54%
Office, Bank, Medical 1.5 1% 46,619 1% $2,951,300 1% $63 0.72 $1,384,700 113%
Retail/Service 4.4 3% 130,205 2% $8,906,000 2% $68 0.68 $7,672,200 16%
Auto Sales/Service 0.8 1% 16,568 0.3% $866,500 0.2% $52 0.46 $732,600 18%
Parking Facilities 2.7 2% 0 0% $888,400 0.2% $325,383 0.00 $905,900 -2%
Undeveloped Land 0.7 0.4% 0 0% $316,600 0.1% $437,643 0.00 $153,800 106%
Government 2.1 1% 17,700 0% $668,000 0.2% $38 0.19 $284,100 135%
Church, Schoool, Non-Profit 14.7 9% 341,565 6% $20,738,400 5% $61 0.53 $18,355,100 13%
Saleable Tax Title 0.3 0.2% 6,172 0.1% $383,800 0.1% $62 0.52 $538,800 -29%
Open Space, Park, Cemetary 6.2 4% 1,084 0.0% $542,100 0.1% $86,792 0.00 $549,800 -1%

Total 160.8 100% 5,942,147 100% $394,683,000 100% $66 0.85 $397,602,000 -1%
Source: Ci ty of Lynn & RKG Associates , Inc.

Characteristics in 2015 Assessed $ in 
2005
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Map 15 – Broad Street / MBTA Corridor EOZ and Land Uses 
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Boston Street/Western Avenue EOZ 

Within the Boston Street/Western Avenue EOZ (refer to Table 51, Table 52 and Map 16), residential 
properties account for 59 percent of the acreage, but 79 percent of the building area, and 76 percent of 
total assessment.  Commercial properties account for 26 percent of the land area in this EOZ and 
represent 13 percent of the commercial land in the City.  The density at commercial properties, at 0.3 
in this EOZ is reflective of suburban-type development, and over 23 percent less dense than indicated 
citywide (0.4 FAR) for commercial properties.  The assessment of commercial properties equate to 
$93/SF on a building area basis, which is 34 percent higher than the citywide standard, and on a per 
acre basis, it is three percent higher.  About 11 percent of the acreage is tax-exempt, accounting for only 
one percent of the supply citywide.  Another three percent of the acreage is classified as industrial, and 
its assessment factors are higher than the citywide standards. 

Table 51 – Assessment Characteristics of the Boston Street/Western Avenue EOZ (2015) 

 

Table 52 – Boston Street/Western Avenue EOZ : Current Land Uses by Type (2015) 

 

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 122 4,171,098 $279,720,700 4% $2,290,190 $67 0.78
Commercial 53 690,282 $63,913,900 -5% $1,204,380 $93 0.30
Industrial 7 249,887 $8,126,000 22% $1,138,188 $33 0.80

Taxable 182 5,111,267 $351,760,600 3% $1,929,084 $69 0.64
Tax Exempt 23 171,907 $16,189,100 21% $692,450 $94 0.17

Total 206 5,283,174 $367,949,700 3% $1,788,548 $70 0.59
Boston/Western EOZ  as % of City & % Δ from Standard

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 4% 6% 6% 27% -11% 44%
Commercial 13% 10% 14% 3% 34% -23%
Industrial 2% 5% 5% 239% 10% 208%

Taxable 5% 7% 6% -34% -5% 30%
Tax Exempt 1% 2% 3% 214% 26% 150%

Total 3% 6% 6% 84% -4% 91%
Source: Ci ty of Lynn & RKG Associates , Inc.

Assessment per
FAR

Assessment per
FAR

Boston Street/ 
Western Ave EOZ

% Δ from 
2005 AV$

Boston St / Western Ave.
Use Category Acres % G-Bldg SF % Assessed $ % AV/SF (A) FAR % Δ
Residential 131.6 64% 4,313,633 82% $289,366,000 79% $67 0.75 $282,748,600 2%
Industrial 8.8 4% 301,073 6% $9,854,200 3% $33 0.79 $7,861,100 25%
Office, Bank, Medical 6.4 3% 112,521 2% $8,470,900 2% $75 0.40 $5,054,700 68%
Retail/Service 30.5 15% 452,808 9% $42,393,600 12% $94 0.34 $39,661,000 7%
Auto Sales/Service 4.5 2% 26,185 0.5% $5,725,200 2% $219 0.13 $5,643,000 1%
Parking Facilities 1.5 1% 17,324 0.3% $1,306,100 0.4% $848,701 0.26 $2,720,100 -52%
Undeveloped Land 2.3 1% $1,256,700 0.3% $544,252 0.00 $465,700 170%
Church, Schoool, Non-Profit 2.4 1% 52,936 1% $3,312,700 1% $63 0.51 $5,570,300 -41%
Saleable Tax Title 0.1 0.0% 0 $6,800 0.0% $96,935 0.00 $49,100 -86%
Open Space, Park, Cemetary 17.7 9% 6,694 0.1% $6,257,500 2% $354,285 0.01 $5,226,200 20%

Total 205.7 100% 5,283,174 100% $367,949,700 100% $70 0.59 $355,740,300 3%
Source: Ci ty of Lynn & RKG Associates , Inc.

Assessed $ in 
2005

Characteristics in 2015
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Map 16 – Boston Street / Western Avenue EOZ and Land Uses 
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Lower Broadway EOZ 

Residential properties utilize about 70 percent of the land area in this EOZ (refer to Table 53, Table 54 
and Map 17), and 79 percent of the building area, while contributing 80 percent of the acreage.  The 
average residential value factors in this EOZ are 12 percent to 16 percent higher than citywide.  
Commercial properties account for seven percent of the land area, and eight percent of the building 
area in this EOZ, and contribute eight percent of the assessment.  The average commercial value factors 
in the Lower Broadway EOZ are higher than the citywide standards.  Tax-exempt properties utilize 23 
percent of the land area in the Lower Broadway EOZ. 

Table 53 – Assessment Characteristics of the Lower Broadway EOZ (2015) 

 

Table 54 – Lower Broadway EOZ : Current Land Uses by Type (2015) 

 

 

 

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 56 1,366,626 $115,902,600 4% $2,084,954 $85 0.56
Commercial 5 130,303 $11,775,900 9% $2,160,212 $90 0.55
Industrial 0 144 $51,100 97% $1,854,809 $355 0.12

Taxable 61 1,497,073 $127,729,600 5% $2,091,568 $85 0.56
Tax Exempt 19 233,219 $16,700,200 -2% $890,687 $72 0.29

Total 80 1,730,292 $144,429,800 4% $1,809,475 $83 0.50
Lower Broadway EOZ as % of City & % Δ from Standard

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 2% 2% 2% 16% 12% 3%
Commercial 1% 2% 3% 85% 30% 42%
Industrial 0% 0% 0% 452% 1100% -54%

Taxable 2% 2% 2% 20% 18% 14%
Tax Exempt 1% 3% 3% 304% -4% 322%

Total 1% 2% 2% 86% 15% 62%
Source: Ci ty of Lynn & RKG Associates , Inc.

Assessment per
FAR

Lower Broadway 
EOZ

Assessment per
FAR

% Δ from 
2005 AV$

Lower Broadway Zone
Use Category Acres % G-Bldg SF % Assessed $ % AV/SF (A) FAR % Δ
Residential 58.8 74% 1,417,189 82% $120,916,300 84% $85 0.55 $116,299,300 4%
Utilities 0.0 0% 144 0% $51,100 0% $355 0.12 $26,000 97%
Office, Bank, Medical 2.1 3% 32,558 2% $4,076,600 3% $125 0.36 $3,058,200 33%
Retail/Service 3.2 4% 96,548 6% $7,433,400 5% $77 0.69 $6,656,500 12%
Auto Sales/Serv. 0.1 0% 1,197 0% $188,800 0% $158 0.26 $894,000 -79%
Parking Facilities 0.6 1% 0 0% $329,100 0% $565,999 0.00 $365,600 -10%
Government 1.5 2% 11,272 1% $1,172,500 1% $104 0.17 $1,660,000 -29%
Church, Schoool, Non-Profit 6.5 8% 171,384 10% $9,596,700 7% $56 0.61 $9,341,000 3%
Open Space, Park, Cemetary 7.0 9% 0 0% $665,300 0% $95,238 0.00 $765,700 -13%

Total 79.8 100% 1,730,292 100% $144,429,800 100% $83 0.50 $139,172,100 4%
Source: Ci ty of Lynn & RKG Associates , Inc.

Characteristics in 2015 Assessed $ in 
2005
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Map 17 – Lower Broadway EOZ and Land Uses 
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Hospital EOZ 

Residential uses account for 56 percent of the land area and 54 percent of the building area, while 
generating 53 percent of the assessment in the Hospital EOZ (refer to Table 55, Table 56 and Map 18).  
Tax-exempt entities (namely North Shore Medical Center – Union Hospital) account for 35 percent of 
the land area in this EOZ, and 45 percent of the building area and total assessment.  The tax-exempt 
properties in this EOZ have a higher assessment factor than indicted citywide and total commercial 
uses in this EOZ are limited to a few properties. 

Field observations appeared to indicate renewed site work and road construction of a residential cul-
de-sac on Kent Road (opposite the hospital).  Conversations with a local real estate professional active 
in the residential market, and familiar with trends in the Hospital EOZ, indicated that the market is 
recovering this Spring with several listings receiving multiple offerings and many at asking prices, 
ranging from the mid-$300,000’s to low $400,000’s. 

Table 55 – Assessment Characteristics of the Hospital EOZ (2015) 

 

Table 56 – Hospital EOZ : Current Land Uses by Type (2015) 

 

A recent announcement was made by Partner’s Healthcare, the parent company of North Shore 
Medical Center, of which Union Hospital is a part, would close over a three year period.  The closing 
of this facility will result in a loss of approximately 100 local nobs but will also introduce a nearly 4-
acre parcel(s) for redevelopment in this heavily residential EOZ.  On the other hand, the closing will 
result in the pending vacancy of a 253,400 SF facility which may have limited re-use opportunities in 
the near term.  As a result, the City may consider working with Partner’s to establish a demolition fund 
for returning the site to a shovel ready state. 

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 31 339,692 $32,208,500 5% $1,054,853 $95 0.26
Commercial 1 8,468 $682,400 -39% $1,140,698 $81 0.32
Industrial 4 0 $519,700 n/a $123,439 0.00

Taxable 35 348,160 $33,410,600 5% $945,350 $96 0.23
Tax Exempt 19 283,833 $27,105,400 -4% $1,399,873 $95 0.34

Total 55 631,993 $60,516,000 1% $1,106,228 $96 0.27
Hospital EOZ as % of City & % Δ from Standard

Acres G-Bldg SF Assessment Acre  G-B SF
Residential 1% 1% 1% -41% 25% -53%
Commercial 0% 0% 0% -2% 16% -16%
Industrial 1% 0% 0% -63% -100% -100%

Taxable 1% 0% 1% -56% 33% -54%
Tax Exempt 1% 3% 4% 534% 27% 398%

Total 1% 1% 1% 14% 32% -14%
Source: Ci ty of Lynn & RKG Associates , Inc.

Assessment per
FAR

Assessment per
FAR

% Δ from 
2005 AV$Hospital EOZ

Hospital
Use Category Acres % G-Bldg SF % Assessed $ % AV/SF (A) FAR % Δ
Residential 30.7 56% 344,052 54% $32,557,700 54% $95 0.26 $31,149,300 5%
Industrial 0.3 1% 4,978 1% $296,900 0% $60 0.41 $237,500 25%
Utilities 4.2 8% 0 0% $519,700 1% $123,439 0.00
Office, Bank, Medical 17.1 31% 279,473 44% $26,739,000 44% $96 0.38 $27,507,000 -3%
Retail/Service 0.3 1% 3,490 1% $385,500 1% $110 0.25 $466,600 -17%
Saleable Tax Title 2.1 4% 0 0% $17,200 0% $8,129 0.00 $763,100 -98%

Total 54.7 100% 631,993 100% $60,516,000 100% $96 0.27 $60,123,500 1%
Source: Ci ty of Lynn & RKG Associates , Inc.

Characteristics in 2015 Assessed $ in 
2005
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Map 18 – Hospital EOZ and Land Uses 
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Route 129 Corridor EOZ 

The Route 129 Corridor EOZ is a subset of the Boston Street/Western Avenue EOZ and the Lower 
Broadway EOZ (refer to Map 19).  This EOZ was not analyzed as a stand-alone in the 2005 study, and 
as such a slightly different level of detail is presented in the following tables and analysis. 

LAND USES  
Land uses (generally those parcels with frontage) in this heavily traveled corridor are predominately 
residential accounting for nearly 783,800 SF of built development, or 45 percent of the 1.7m SF of 
development (refer to Table 57).  Of this residential development about 40 percent is single-family, 
another 14 percent condominium and the remainder multi-family, with almost 158,000 SF as residential 
in nine or more units.  Single-family (113) and condominium (131) units, combined account for just less 
than one-half of the residential units in this EOZ, with the remainder as multi-family units.  The average 
condominium assessment of $124/SF well exceeds that for other residential uses, on a per SF basis. 

Commercial uses of 585,500 SF account for another 33 percent of the total built space.  Most of the 
commercial development at more than 400,300 SF is retail and service related uses.  Approximately 
two acres are considered as undeveloped land. 

At $141.7 million, the 2015 assessment of the Route 129 Corridor EOZ parcels account for just under 
six percent of the total EOZ assessment of $2.45 billion; and, and just over two percent of the citywide 
assessment of $6.22 billion. 

Table 57 – Route 129 Corridor EOZ – Land Uses (2015) 

 

R oute 129 C orridor E O Z
Us e/T ype P arc el Ac res G -B ldg  S F As s es s ment P arc el Ac re B ldg  S F Unit F AR
R es idential 169 29 783,799 494 $61,547,100 $364,184 $2,110,743 $79 $124,589 0.62

S ingle-F amily 112 15 318,313 113 $25,524,900 $227,901 $1,648,915 $80 $225,884 0.47
C ondominium 4 4 107,794 131 $13,414,300 $3,353,575 $3,247,716 $124 $102,399 0.60

Two-F amily 30 4 124,736 61 $8,389,400 $279,647 $1,976,981 $67 $137,531 0.67
Three-F amily 9 1 39,793 27 $2,616,200 $290,689 $2,564,248 $66 $96,896 0.90

4-8 units 1 0 6,996 4 $386,100 $386,100 $1,352,601 $55 $96,525 0.56
9 units  & More 5 3 157,953 143 $8,952,500 $1,790,500 $3,060,474 $57 $62,605 1.24

E xces s  L and 1 0 0 0 $17,600 $17,600 $183,200 0.00
C ommerc ial 55 47 585,477 150 $58,755,100 $1,068,275 $1,237,841 $100 $391,701 0.28

Auto S ales /S erv. 8 3 18,072 8 $3,755,700 $469,463 $1,210,516 $208 $469,463 0.13
Indus trial 3 1 35,746 3 $1,130,300 $376,767 $1,019,041 $32 $376,767 0.74

O ffice, B ank, Med. 9 5 75,988 26 $7,807,100 $867,456 $1,505,543 $103 $300,273 0.34
P arking F ac ilities 2 1 17,324 1 $1,233,000 $616,500 $894,931 $71 $1,233,000 0.29
R es idential C are 1 7 38,038 30 $3,715,600 $3,715,600 $566,764 $98 $123,853 0.13

R etail/S ervice 26 28 400,309 82 $39,990,700 $1,538,104 $1,423,756 $100 $487,691 0.33
Undeveloped L and 6 2 0 0 $1,122,700 $187,117 $548,525 0.00

Indus trial 5 6 121,362 4 $4,251,800 $850,360 $760,437 $35 $1,062,950 0.50
Indus trial 3 5 121,218 3 $4,103,400 $1,367,800 $762,413 $34 $1,367,800 0.52

Utilities 1 0 144 1 $51,100 $51,100 $1,854,809 $355 $51,100 0.12
Undeveloped L and 1 0 0 0 $97,300 $97,300 $535,822 0.00

T axable 229 82 1,490,638 648 $124,554,000 $543,904 $1,514,960 $84 $192,213 0.42
T ax E xempt 12 15 250,902 86 $17,111,600 $1,425,967 $1,140,225 $68 $198,972 0.38

C hurch, S chool, Non-P rofit 3 6 162,612 3 $9,190,600 $3,063,533 $1,501,761 $57 $3,063,533 0.61
Government 1 1 11,272 1 $863,900 $863,900 $1,364,943 $77 $863,900 0.41

O pen S pace, P ark, C emetery 4 3 0 0 $399,200 $99,800 $123,419 0.00
P arking F ac ilities 1 1 0 0 $252,000 $252,000 $485,867 0.00

R es idential 3 5 77,018 82 $6,405,900 $2,135,300 $1,423,141 $83 $78,121 0.39
T O T AL 241 97 1,741,540 734 $141,665,600 $587,824 $1,457,117 $81 $193,005 0.41
S ourc e: C ity of L ynn and RK G As s oc iates , Inc .

As s es s ment perR ental 
Units
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ZONING & TAX CLASS 
As indicated in Table 58, there are eight separate zoning jurisdictions impacting 240 separate parcels 
that are essentially all parcels with frontage to the heavily traveled Route 129 in this section of the City 
of Lynn, which is both reflective and supportive of the “patchwork quilt” of development and land 
uses throughout this corridor. 

Table 58 – Route 129 Corridor EOZ – Zoning & Tax Class (2015) 

 

TRANSPORTATION ISSUES 
The Route 129 Corridor is a critical component of the City’s infrastructure serving as the primary 
“gateway” to the downtown from the north.  The Corridor has been, and will continue to be, a focus 
of interest for both new development and redevelopment of existing parcels for a variety of commercial 
and residential uses.  Several new retail developments have occurred since the previous report, 
including a new CVS drug store on Boston Street (Route 129) opposite Ford Street, as well as 
improvements (and re-tenanting) to many of the existing retail properties.  At the northern end of the 
corridor, roadway improvements are underway in the Wyoma Square area, which should improve not 
only the aesthetics of this neighborhood, but also traffic flows.  A redevelopment of former single 
family residential properties along North Bend Street to townhouses has been proposed, and the 
corridor will continue to see new investment due to high traffic counts and available redevelopment 
sites. 

A key issue in the Corridor/EOZ is the high traffic volumes and the frequent failure of the existing 
intersections to effectively handle through traffic, combined with multiple driveway openings onto the 
relatively narrow roadway, resulting in long traffic delays particularly during morning and evening 

R oute 129 C orridor E O Z
Zoning /T ax C las s P arc el Ac res G -B ldg  S F As s es s ment P arc el Ac re B ldg  S F Unit F AR
No Zoning 4 4.1 107,794 131 $13,414,300 $3,353,575 $3,247,716 $124 $102,399 0.60

R es idential 4 4.1 107,794 131 $13,414,300
B D - B us ines s 32 10.1 236,418 148 $18,497,600 $578,050 $1,836,510 $78 $124,984 0.54

R es idential 11 2.2 97,651 96 $6,637,900 $603,445 $3,014,309 $68 $69,145 1.02
C ommerc ial 18 6.6 127,495 51 $10,668,700 $592,706 $1,621,319 $84 $209,190 0.44
Tax E xempt 3 1.3 11,272 1 $1,191,000 $397,000 $923,428 $106 $1,191,000 0.20

HI - Heav y Indus trial 7 11.6 134,620 17 $11,020,600 $1,574,371 $953,400 $82 $648,271 0.27
C ommerc ial 6 10.2 126,386 16 $10,366,400 $1,727,733 $1,014,186 $82 $647,900 0.28

Indus trial 1 1.3 8,234 1 $654,200 $654,200 $488,990 $79 $654,200 0.14
L I - L ig ht Indus trial 54 32.6 525,498 167 $41,428,500 $767,194 $1,269,954 $79 $248,075 0.37

R es idential 23 4.5 155,903 88 $8,940,900 $388,735 $1,971,380 $57 $101,601 0.79
C ommerc ial 25 22.5 230,012 75 $27,497,800 $1,099,912 $1,219,836 $120 $366,637 0.23

Indus trial 4 4.3 113,128 3 $3,597,600 $899,400 $845,817 $32 $1,199,200 0.61
Tax E xempt 2 1.3 26,455 1 $1,392,200 $696,100 $1,078,314 $53 $1,392,200 0.47

P C  - P arks  & C emeteries 2 2.9 0 0 $227,300 $113,650 $78,118 0.00
Tax E xempt 2 2.9 0 0 $227,300

R 1 - S ing le R es idential 92 20.0 457,839 125 $31,109,200 $338,143 $1,553,859 $68 $248,874 0.52
R es idential 86 13.3 299,806 119 $22,281,200 $259,084 $1,673,700 $74 $187,237 0.52

C ommerc ial 3 0.9 9,028 4 $773,500 $257,833 $880,939 $86 $193,375 0.24
Tax E xempt 3 5.8 149,005 2 $8,054,500 $2,684,833 $1,381,554 $54 $4,027,250 0.59

R 2 - G eneral R es idential 42 4.6 117,424 53 $9,448,600 $224,967 $2,060,206 $80 $178,275 0.59
R es idential 40 4.3 108,071 50 $9,004,800 $225,120 $2,082,646 $83 $180,096 0.57

C ommerc ial 2 0.3 9,353 3 $443,800 $221,900 $1,690,602 $47 $147,933 0.82
R 3 - Apartment C las s  1 6 1.1 28,181 11 $2,500,900 $416,817 $2,210,623 $89 $227,355 0.57

R es idential 5 0.7 14,574 10 $1,268,000 $253,600 $1,936,351 $87 $126,800 0.51
Tax E xempt 1 0.5 13,607 1 $1,232,900 $1,232,900 $2,587,571 $91 $1,232,900 0.66

R 4 - Apartment C las s  2 2 10.2 133,766 82 $14,018,600 $7,009,300 $1,375,515 $105 $170,959 0.30
C ommerc ial 1 7.0 83,203 1 $9,004,900 $9,004,900 $1,289,845 $108 $9,004,900 0.27
Tax E xempt 1 3.2 50,563 81 $5,013,700 $5,013,700 $1,561,827 $99 $61,898 0.36

T O T AL 241 97.2 1,741,540 734 $141,665,600 $587,824 $1,457,117 $81 $193,005 0.41
S ourc e: C ity of L ynn and RK G As s oc iates , Inc .

As s es s ment perR ental 
Units
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commuting hours.  Additional development will only add to the delays unless mitigated through 
traffic and access improvements. 

As an additional element within this Economic Development Strategy, RKG engaged the 
transportation planning and engineering firm of VHB Inc. to undertake an analysis of the Route 129 
Corridor, shown in Map 19.  This analysis looked at existing conditions of the streets and intersections 
within the corridor, noting deficiencies as well as on-going work by MassDOT and the City to improve 
traffic throughput and access to the many commercial and residential developments along it.  A copy 
of VHB’s report is attached as an Appendix to this report.  Major findings include: 

 The corridor has historically seen a number of significantly high crash locations along its length. 
While congestion is an issue, the relative unsafe nature of the corridor is more concerning.  That 
said, MassDOT is wrapping up the construction of a project that will improve many of those 
statistically unsafe locations along Broadway, and the City of Lynn is in the initial stages of 
designing upgrades to two locations along Boston Street that should address both safety and 
congestion.  Both these projects should continue to be advanced through to completion. 

 The unsignalized intersection of Stetson Street at Boston Street should be reviewed and, at a 
minimum, sight lines should be improved.  Consideration should be given to signalizing this 
location if development-related traffic impacts Stetson Street 

 The City should seek to work with private land owners to improve cross-connections between 
parcels, particularly along Boston Street.  Opportunities exist to reduce motorists recirculating 
along Boston Street, which would reduce both congestion and the potential for vehicular crashes. 

 Lastly, the City should ask developers to continue to strengthen the connections between transit, 
pedestrian, and bicycling options along the entire length of the corridor.  The Boston Street and 
Broadway corridors are currently very focused on moving motorized vehicles and opportunities 
should be pursued to upgrades sidewalks, bus/transit connections, and links to developments and 
corridors that are attractive to bicyclists and pedestrians.  
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Map 19 – Route 129 Corridor Overlay EOZ and Land Uses 
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III. APPENDIX  
 

ROUTE 129 CORRIDOR TRAFFIC STUDY (VHB) 
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