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I. Executive Summary
Overview
The purpose of this plan is to provide for the continued improvement in economic conditions and
quality of the downtown, specifically to serve members of the Ipswich community, with a focus
on access to a diversity of goods and services for residents, cultural and social vitality, business
opportunities, access to employment, and the preservation and enhancement of this attractive and
historic downtown core.
This document assesses attitudes of those who use and contribute to the downtown – residents,
employees and business owners - and presents an analysis of existing conditions in the town
center area, the boundaries of which are shown on the following page. This vision and analysis
are used to develop a series of enhancement strategies designed to sustain and promote a healthy,
attractive and thriving downtown Ipswich.
This plan is also intended to serve as a guide for (a) the preparation of local bylaws and
regulations relating to the downtown core; (b) the expenditure of public funds for the
improvement of streets and other municipal facilities in the downtown area; (c) the development
of private property in the downtown area; and (d) decisions made by public officials relative to
the development of the downtown and the provision of municipal services within this area.

Organization and Process
The 2009 Downtown Development Plan is organized into
five sections. The first section provides a general
overview of the plan and describes how it is to be used.
Section II describes in detail the resident and business
surveys that were conducted to assess the attitudes of
downtown users. Section III describes the mix of uses in
the downtown, offers a profile of its retail and housing
components, and discusses the following aspects of the
downtown: “Streetscapes, Pedestrian Linkages and
Amenities; Arts and the Creative Economy; Image,
Marketing and Special Events;” and “Vacant Buildings.”
Section IV establishes policies and an action plan to
address the issues identified in Section III, under the
headings of “Business and Industrial Development”,
Shops on Market Street
“Housing”, “Government”, “Transportation, Traffic
Circulation, and Parking”, “Built Environment and Amenities” and “Arts, Natural and Cultural
Resources, and Tourism.” The last section of the plan recommends a process for its
implementation and monitoring.
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The process of developing this plan was guided by members of the community through
comprehensive outreach by the Department of Planning and Development to residents, and
members of the business community via surveys, meetings with the Chamber of Commerce, the
Economic Roundtable, members of the Board of Selectmen, and the Ipswich Cultural Council. It
is not intended to be a static document, but instead to serve as a departure point for strategic
action and should be subject to recurring evaluation, updates and revision as conditions within
the downtown evolve over time. A key recommendation calls for an annual review of progress
and use of a series of benchmarks to help monitor changing conditions within the downtown.

Definitions
The focus area for this plan is shown on the next page, spanning an area that includes the train
station to North Main Street, Central Street, Hammatt Street and South Main Street. The
designation of the boundaries of the area is consistent with the “Town Center” description found
in the Ipswich Town Character Statement1 and is larger than, but inclusive of, the Ipswich
Downtown Economic Opportunity Area (EOA) established in 1995.2
The term development for the purposes of this plan is defined as the process of change for the
better. It is a process that seeks to improve the quality of life and the economic conditions for
members of the community.
This plan is intended to provide guidance for municipal staff and officials so that policies and
future actions are undertaken in accordance with community and business needs and interests.

1

Ipswich Town Character Statement, Department of Planning and Development, September 2004.
2 Under the Massachusetts Economic Development Incentive Program, designation as an EOA provides a variety of tools for
stimulating private investment, local job creation, and rehabilitation of vacant buildings.
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Figure 1: Downtown Focus Area Map
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Plan Development
This plan was prepared by the Department of Planning and Development mostly during the latter
half of 2008 as part of the FY’08 work program defined for the department by the Town
Manager and Board of Selectmen. The Board of Selectmen identified downtown improvement
efforts, including the preparation of a development strategy, as a key economic development
strategy for the Town. This plan can assist the Town in taking advantage of unique opportunities
that prevailing conditions and circumstances currently present.
A combination of research, meetings, surveys, and analysis led to the preparation of a draft plan
which was circulated for review and comment to the public, the business community and Town
government in the winter of 2009. The plan was adopted by the Board of Selectmen on
_____________ as the Town’s working strategy for the downtown area.

Use of the Plan
This plan establishes a series of policies accompanied by actions by which these policies can be
effectuated (see Section IV). These recommendations are not intended to be all encompassing,
and future developments and actions do not need to be specifically identified in this plan in order
to be consistent with it. What is important is that decisions made or actions taken by elected
officials, boards, commissions, and the Town administration should be consistent with these
policies.
Although this plan is intended specifically as a guide for Town decisions affecting development
in the downtown area, a significant amount of useful research and the collection of a range of
opinions of town residents, downtown employees, and the business community may be helpful to
those contemplating locating or expanding in Ipswich. Results of two surveys, along with
various data useful for market research purposes, have been summarized in the plan, and full
survey results are available through the Planning office.

Downtown User and Business Owner Surveys
Highlights from the Downtown User and Business Owner Surveys include:
Downtown User Survey
•
•
•
•

Over 900 responses to the survey.
Nearly 40% of the respondents visit the downtown daily.
A large majority (87%) say that vacant buildings have a “negative” or “very negative”
impact.
Nearly 40% rate the quality of the downtown as “excellent” or “good”.
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•
•
•

Most frequently mentioned needs are: Entertainment (89%); Specialty shopping (49%);
Medical services/health clinic (38%).
Half of the respondents rate availability of parking as “good” or “excellent”.
Nearly all (95%) of the respondents cite the need for better parking directional signs and
improved landscaping at the Hammatt Street Parking Lot.

Business Owner Survey
•
•
•
•
•
•
•

53 business owners responded to the survey.
A majority found the overall quality of the business environment to be “high” or “good”,
conversely 25% considered quality to be only “fair”.
The top three positive trends cited were the variety of restaurants (75%), the Riverwalk
(73%) and foot traffic (63%).
The top three negative trends cited were vacancy rates (58%), traffic/congestion (51%),
and lack of entertainment/special events (44%).
A large majority (85%) of the respondents rated tourism business as very or somewhat
important to the downtown and more than half said that additional visitors would be
desirable and increase their business.
Nearly three-quarters of the respondents said that better directional and more interpretive
signage would make Ipswich’s downtown more welcoming and interesting to visitors.
Municipal services/infrastructure/amenities found most wanting were: bike parking areas
(65%), municipal/directional signage (61%) and the condition of the crosswalks (55%).

Profile Highlights
Mixed Use
Ipswich enjoys a mix of uses within its
downtown. As illustrated in Figure 1, the
Downtown Development Plan Focus Area,
commercial, residential, government,
community and religious uses are all
represented. In many cases, one building
contains both commercial and residential
units. Housing within a downtown is
important to the economic vitality of the area
since residents will shop, dine and seek
entertainment near where they live, travel on
foot and provide a presence on the streets.
The focus area contains 185 businesses with a
Mixed Use Building on Depot Square.
total gross floor area of 813,500 square feet.
Approximately 50% of all commercial square footage is used for professional services such
doctor, lawyer, dentist and architect’s offices. General services such as restaurants, personal
2009 Downtown Development Plan, Town of Ipswich
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care, lodging and art galleries and retail stores comprise 19% of the total commercial space.
There are nearly 900 restaurant seats in downtown Ipswich. Institutional uses such as schools,
places of worship, government and community buildings utilize an additional 18% of the total
commercial space. Vacant and industrial buildings comprise 9% and 4% respectively of the
remaining commercial space.
Residential uses comprise approximately 284,800 square feet or about 26% of the total building
square footage within the focus area.

Retail Market
The principal consumer market for downtown retail and service businesses is the local
population, which makes up approximately 53% of the total market based on annual sales.
Nearly a third of the market is generated through business-to-business and wholesale demand.
Tourists, out-of-town visitors (many from surrounding communities) and seasonal residents
represent about 27% of the market for downtown businesses. Daytime employees, such as those
working at EBSCO, make up approximately 6% of the market.

Housing
Ipswich’s downtown focus area contains 274 units of residential housing. This housing includes
dwelling units across the spectrum, from larger multi-family housing, to affordable apartments
for persons 60 years of age and older, to duplexes and single-family houses. Some dwelling
units are located in buildings that are strictly residential while others reside in buildings that
demonstrate the traditional downtown pattern of commercial activity on the first floor with
apartments above.
Ipswich is experiencing an increase in the
median age of its population while at the same
time its average household size has dropped.
Given the current trends of empty nesters
looking for smaller homes and the general
attraction to urban living where walking is a
viable mode of transportation, it is important
to provide a range of housing opportunities
and price points for a broad demographic
swath including families, young professionals
and seniors.
Houses on Granite Court

Recommendations
This Plan establishes 16 policies and presents 53 associated actions in Section V. to implement
the policies. The policies are grouped in the following categories: “Business and Industrial
Development”, “Housing”, “Government”, “Transportation, Traffic Circulation, and Parking”,
“Built Environment and Amenities” and “Arts, Natural and Cultural Resources, and Tourism.”.
An implementation matrix presents each policy and its associated actions along with information
2009 Downtown Development Plan, Town of Ipswich
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designating what group, department or organization should take responsibility for each action
and what priority that task has been assigned. Following the implementation matrix is a detailed
description of each policy.

II. User and Business Owner Surveys
The Downtown Survey
In order to understand how residents and other users of the downtown perceive current
conditions and future needs in the town center area, the Planning office conducted a survey in
May and early June of 2008. Launched at Town Meeting in May 2008, the survey was
distributed through a variety of networks using both paper and electronic versions. Over 900
responses were received. Detailed comments on some questions were also sought and many
respondents took the time to provide extensive and thoughtful comments.
The data collected can be queried and sorted in a variety of useful ways. For example, the
responses received from those who work in the downtown (but live elsewhere) can be
distinguished from those of town residents, and can be analyzed even more finely to allow a
view of what – for example – people who work downtown would like to see added to the mix of
downtown businesses. Survey results are briefly summarized on the following pages, but are
also referred to more extensively and in a more nuanced way later in this document as various
issues and opportunities are discussed in greater depth.
A broad cross-section of downtown users responded to the survey:
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Figure 2: Respondents to the Downtown Survey
Downtown
property owner
(22 respondents)
2%
Business owner

Seasonal
resident/visitor
(27 respondents)
3%

(47 respondents)
5%

Work in Ipswich,
live elsewhere
(247 respondents)
25%
Ipswich residents
(633 respondents)
65%

Total responses: 901
(skipped question: 3)

Frequency of Trips
Respondents report a very frequent pattern of visits to the downtown, indicating that Ipswich’s
commercial core currently serves as a vital center and destination:
Table 1: Frequency of Trips Downtown
Response
percent
2.6%
8.7%
17.3%
32.6%
38.8%

How often do you visit downtown Ipswich?
Rarely
Occasionally (1-2 times per month)
Often (1 time per week)
Frequently (2-3 times per week)
Daily
Answered question
Skipped question
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23
78
155
291
347
894
10
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Purpose of Trips
Respondents were asked to cite the main reasons they currently come to downtown Ipswich.
The top reason given was “restaurants,” cited by 83% of those surveyed, affirming that Ipswich
has become a restaurant center and that dining opportunities provide a major draw to the
downtown.
The next most often cited reason was the post office (81%), closely followed by “bank visit”
(73.5%). Several categories were cited with similar frequency:
•
•
•
•
•

Library (45%)
Personal services (44%)
The Riverwalk (42.5%)
Retail shopping (42%)
Gasoline/automotive services (41%)

A variety of other reasons were also cited less frequently but nonetheless accounts for a
significant number of trips to the downtown, including “work” (29%), “taking the train” (26%),
“art/culture” (19%), “professional services (attorney, medical, etc)”(15.5%) and “Historical
Society visit” (9%).

Quality Assessments
The survey asked respondents to describe their sense of the quality of the downtown, and also –
quite a bit later in the survey – respondents were invited to characterize the overall quality of life
in Ipswich. The same rankings were used in both questions, with a view toward evaluating the
following question: do respondents feel that the downtown matches their view of the
community’s quality as a whole?
In general, the results shown in Table 2 reveal a genuine level of satisfaction with the downtown
(almost half rated the downtown as “good”, with another third saying either “high quality” or
“excellent”) and a rather astonishing level of satisfaction with life in Ipswich as a whole:
Table 2: Quality Assessments
What is your opinion of the overall quality of:

downtown?
Response
percent
6.0%
32.7%
47.8%
12.8%
1.9%

Excellent
High quality
Good
Fair
Poor
answered question
skipped question
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count
54
292
427
114
17
893
11

life in Ipswich?
Response
percent
24.0%
50.7%
21.9%
3.1%
1.0%

Response
count
193
408
176
25
8
805
99
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It might be suggested that there is room for further improvement in the eyes of downtown users,
given the lag between ratings of overall life quality in Ipswich and respondents’ characterization
of the downtown.
To assess this, a follow-up question asked respondents to indicate how they feel various factors
affect the overall quality of downtown Ipswich (see Table 3, next page)
A strong majority of people ranked the following as having a very positive impact on the
downtown: the Riverwalk (69%), historic buildings and streetscapes (67%), Ipswich’s small
town character (66%) and the variety of
restaurants (51%). People in general feel that the
diversity of businesses downtown is a plus and
that the mix of uses (housing, retail, offices, etc)
adds value, and a majority feel that the current
parking capacity is a positive factor in the
downtown.
A key area of concern for those surveyed is the
presence of vacant buildings in the downtown
area, with nearly all respondents noting that these
have either a somewhat negative (40%) or a very
negative impact (47%).

Former Agawam Hardware building.

A diverse array of comments were received in response to the open-ended question at the end of
question 6 (see Table 3) – these responses were so extensive, free-flowing and varied that, for
space reasons, they are not included in this plan but are available for review through the
Planning office and make for worthwhile and interesting reading.
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Table 3: Factors Affecting the Perceived Quality of Downtown

Attitudes about the Availability of Goods and Services Downtown
When asked to weigh in on the availability of various types of goods and services, respondents
highlighted a genuine desire for more entertainment to enliven the town center, and for more
specialty shopping opportunities. Remaining goods and services -- including personal services
(barber, salon, etc), art galleries, fine dining, casual/take out food, professional services and the
availability of housing in the downtown -- were deemed adequate by a majority of respondents
(although 38% said that more medical services or a health clinic would fill a need) and no uses
listed were viewed by most respondents as excessive or present in undesirable numbers.
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Table 4: Attitudes about Available Goods and Services

A total of 349 respondents took the time to respond to the question: “list any businesses or
services downtown needs.” Some of the most frequently mentioned needs include:
•

Entertainment-related: “Movies” (51 respondents), “theater” (52), “entertainment”
(11), “music” (10), “bowling” (14), art galleries (2) and “jazz” (1)

•

Shopping: “bookstore” (65), “clothing” (47), “news/magazine/paper store” (37),
“drugstore/pharmacy” (18), “shoe store” (18), “home goods store” (6), “grocery store”
(4), “dry cleaner” (4), “department store” (3), “kitchen store (3), “butcher” (3), “art
supplies” (2).

•

Dining: “bakery” (38), “Mexican/burrito restaurant” (18), “café” (13), “Indian
restaurant” (10), “sushi” (7).
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Attitudes about municipal services and parking
In general, a majority of respondents appear to be satisfied with services and streetscape features
in the downtown (see Table 5). A majority recognize the need for additional bike parking.
Table 5: Attitudes Regarding Municipal Services and Streetscape Features
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When asked to identify priorities for improvements to the downtown, respondents reiterated their
concern for the re-use of vacant buildings, viewed extension of the Riverwalk as a priority, and a
majority viewed improvements to the North Green and sidewalk improvements on South Main
Street as either “very important” or “top priority.”
Table 6: Priorities for Improvements

Questions about parking, typically a hot topic in discussions of downtowns everywhere, reveal
more of a concern for upgrading the quality of parking areas, and providing better management
of these spaces, than in expanding the overall amount of parking in the downtown. In Question
11 (above), a majority of people (53%) felt that the creation of additional parking could wait or
was unnecessary. This goes along with the results of Question 9, which asked how often people
have trouble finding a parking spot downtown (see next page for Figure 3). In general,
respondents indicated that finding a parking spot when driving to town is rarely a problem.
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Frequency of Parking Problems

Figure 3: Frequency of Difficulty Locating Parking

Always

Often
Rarely
Never

0

10

20

30

40

50

60

There does appear to be a sense that improving signage, providing better directional information,
and beautifying the Hammatt Street lot is important:
Table 7: Potential Improvements to Parking Areas

The number of people responding to the question of whether additional public parking spaces are
needed in the Hammatt Street lot may reflect a perception that the checkerboard pattern of public
and private spaces, often confusing to the aspiring parker, is less than optimal. The constraints
on the number of parking spaces in the train parking lot, particularly at a time when more
2009 Downtown Development Plan, Town of Ipswich
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commuters are seeking to leave their automobiles in town and take advantage of the presence of
commuter rail, are also broadly acknowledged by respondents.

The Downtown Business Survey
As a follow-up to the resident survey, the Planning Department sought to understand the
viewpoints of business owners and merchants in the downtown area. An invitation to take the
survey was sent via telephone and mail to 170+ businesses identified within the focus area
boundaries using the Town’s reverse-911 system, which allows for identification of all business
telephone listings along with associated business names and addresses. The survey invitation
was also sent via the Chamber of Commerce e-mail distribution list, and other businesses not
located in the downtown area were also invited to participate. The results summarized below
were screened to include responses only from downtown merchants; overall survey results
(including non-downtown businesses) are available through the Planning office. A total of 39
businesses located within the downtown focus area responded to the survey, and their responses
are provided below.

Profile of respondents
A range of long-standing and newer businesses responded:
Table 8: Respondents to the Business Survey

A variety of business types are represented in the survey results:
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Table 9: Types of Businesses Responding to the Survey

Rental rates in the downtown
Three-fourths of the survey respondents rent the space they occupy: The survey asked
respondents to share information about rental rates, and 14 provided both the monthly rent paid
and the square footage of the space they occupy. In order to avoid disclosing information about
individual respondents, separate responses are not provided here. Based on the summary results
and other research conducted through conversations with individual business owners in the
downtown, rents in the downtown area range from a low of $8 per square foot to a high of $22,
with the average in the $12 to $14 per square foot range.
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Figure 4: Downtown Commercial Rents per Square Foot

Ipswich
Downtown
Commerical
Ipswich
Downtown
Commercial
RentsRent

Number of Businesses at Each Rent

6

6

6

5

5

4

4

3

3

2

2

1

0

1
0
$6$7.99

0
$8$9.99

$10$12$14$16$18$20$11.99 $13.99 $15.99 $17.99 $19.99 $21.99

$22+

Rent per Square Foot
Source: July 2008 Downtown Business Survey and other research conducted by the Planning Department – a total of 27 businesses reported
their rent structure.

Attitudes about the downtown business environment
As shown in Tables 10 and 11, business owners in general gave a favorable rating to the business
climate in downtown Ipswich, and they seemed to be responsive to, and interested in,
understanding their market by reviewing the responses to the general survey of downtown users.
That said, the fact that 25% of the business owners characterized the quality of the downtown
business environment as only “fair” indicates that there is room for improvement in this regard.
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Table 10: Quality of Business Environment as Rated by Business Owners

Table 11: Businesses Reviewing Downtown Survey

The survey asked if there are other pieces of research the Town could conduct that might provide
helpful information to downtown business owners, and there seems to be some merit in
conducting further surveys:
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Table 12: Other Types of Surveys Desired

Several respondents offered additional suggestions, including “a survey regarding the aesthetics
of downtown and suggestions for improvement;” “a business use survey would be nice –
identify what the town currently has for businesses, identify the gaps and what the needs are and
how to better attract those types of businesses;” and “a survey of residents and/or businesses to
determine how to make the downtown more lively and an exciting place to be especially in the
evenings and on weekends.” Another respondent mused about the role that EBSCO employees
play in the downtown economy:
“It is my sense that what stability we have had in the downtown (very little turnover in the for rent street level retail
units) is the result of EBSCO and their employees and their daytime eating and shopping habits and patterns. I
would suggest that we buy bracelets?? t-shirts?? or some outwardly identifying item and ask all EBSCO employees
to wear them for a week so we can better figure out how important the EBSCO employees are to our downtown and
we can figure how to better address their needs in terms of downtown services.”

The above observation raises an important point: EBSCO’s 680 employees constitute a very
significant, and valued, daytime population of shoppers and diners. When the survey of
residents and downtown employees was conducted, it was designed to allow for the filtering of
responses so that a separate review and analysis of EBSCO employees’ responses to the survey
could be easily done. Their thoughts on the downtown are assessed in more depth in Section III.
2009 Downtown Development Plan, Town of Ipswich
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Business trends and customer base according to survey respondents
Respondents reported mixed results when asked “What has been the trend in your business
volume in the last 12 months?” Given the difficult economy, the fact that several respondents
reported a decline in business is not surprising. It might be argued that the fact that nearly half
of all respondents reported “some growth” is a positive indicator, given the slump in virtually all
sectors of the national economy. In a follow-up question, respondents were asked to comment
on what factors might be contributing to the recent trend they reported, and a significant number
of the “service” respondents noted that the declining real estate market has negatively affected
their sales. Several others noted that conditions are simply more difficult due to the general
economy.
Table 13: Business Trends

Rapid growth
Some growth
Flat
Some decline
Sharp drop
Skipped question
Total

Hospitality

Retail

Service

Mfg.

3
3
2

9
1
2
2

1

1

1

8

14

1

Non-profit

Other

Total

2

3
1
3

16
8
7
2

2

4
39

7

The current customer base for downtown businesses appears to have a very definite local focus,
according to survey respondents (see Table 14, next page). Tourism and seasonal residents also
account for a significant portion of business in the downtown area, respondents reported – for a
more in-depth discussion of this contribution, see Section III.
When asked where out-of-town customers come from, the most common response was “from
surrounding towns,” supporting the notion that Ipswich’s primary market area consists of
customers from town, and from the surrounding communities of Hamilton, Wenham, Topsfield,
Rowley, Georgetown, Boxford, Topsfield and Essex.
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Table 14: Annual Sales by Source

Note: The response averages do not total 100 since they are averages and calculated based on the figures that respondents supplied for each
question, which did not always total 100%.

Perceptions of overall trends affecting the downtown business climate
Respondents were asked to assess recent trends in the downtown, and the results are shown in
Table 15 on the next page.
Clearly, trends in vacancy rates are a chief concern among merchants, and respondents
commented throughout the survey that the loss of building to the south of the Choate bridge to
fire in June of 2006 and the Ipswich News/Shinings building to fire in July of 2007 as a
significant and visible detriment to the downtown. The former Town Hall and former shellfish
processing plants (Topsfield Road at the gateway to the downtown, and 2 Soffron Street),
currently vacant, also have elicited the downtown community’s concern. Most respondents
noted that foot traffic was up, but despite this the general trend in sales seemed to be flat or a bit
negative over the past several years (this is somewhat inconsistent with the results reported in
Table 15, although the latter asked specifically about trends in the past 12 months).
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Table 15: Trend Assessment

The query about the extent of cooperation among downtown merchants received uneven marks
from respondents, although when asked in a later question how often they referred customers to
other businesses in Ipswich, a large majority (82%) said they do so “frequently.” The trend for
entertainment and special events in the downtown was either unchanged or negative in the view
of almost two-thirds of respondents. Traffic and congestion is getting worse in the minds of
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many.
In spite of the above, most respondents felt that the appearance of the downtown was on an
upward trend, and a majority felt that there was also a positive trend in the quality and mix of
downtown businesses. In particular, the expansion in the variety of restaurants got high marks.
The Ipswich Riverwalk, officially opened in 2006, was viewed as a positive or very positive new
change by three out of four respondents. Interestingly, respondents as a group don’t seem to feel
that the image of Ipswich as a regional destination has necessarily shifted much despite these
positive local trends.

The visitor dollar and the role of tourism in the downtown economy
Most respondents characterized the role of tourism and the visitor dollar as major contributors to
the downtown economy:
Table 16: Role of Tourism & Visitor Dollar

Respondents clearly feel that undeveloped potential exists to capture economic benefits from
tourism, and most downtown businesses owners would clearly like to see this potential tapped:
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Table 17: Potential for Economic Development of Visitor Market

Three out of four respondents feel that better signage would help make Ipswich a more
welcoming destination for visitors, and the responses to the “creative economy” question above
reveal a broad consensus that entertainment, arts, festivals and cultural events are valued and
important contributors to the overall business environment. There seems to be strong agreement
that higher gas prices offer an opportunity to showcase Ipswich as an attractive and accessible
destination.
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How does the business community rate municipal services?
Respondents were asked for their thoughts on the adequacy of a wide range of municipal
services and amenities in the downtown area. The results are shown in Table 18 on the next
page.
The condition of crosswalks, the lack of bike
parking, the general adequacy of parking and
municipal/directional signage were viewed as
either “poor” or “unacceptable” by a quarter of
all respondents and seem to be the most serious
deficiencies in the minds of respondents. In
general, survey takers gave pretty high marks
for most categories shown on the next page.
However, if the goal is to meet a standard of
either “excellent” or “good” ratings by a
majority of respondents, the following need
improvement: the current level of cooperation
Sign at the corner of Depot Square and Market Street.
among downtown merchants3, the current level
of Town government support for downtown merchants, bike parking areas, the adequacy of
parking, and municipal & directional signage. These issues are discussed further in Section IV,
“Policies and Action Plan.”

3

This topic was grouped under municipal infrastructure and amenities to explore whether there might be a need for the Town to
expand efforts to enhance cooperation; often, municipalities help do so through downtown development programs such as
Business Improvement Districts, the Main Street program, or roundtable-style forums.

2009 Downtown Development Plan, Town of Ipswich

Page 28

Table 18: How Businesses Rate Town Services, Infrastructure & Amenities
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III. Downtown Ipswich Today
Downtown Ipswich has a complex charm. It is geographically a tight area, fairly densely built at
the two- and three-story level, with the Ipswich River threading through the heart of this historic
town center. Principal retail areas include Market Street, Central Street, Hammatt Street, Depot
Square, and the South Main Street corridor (dubbed “SoCho” for “South of the Choate Bridge
Pub”). It is an area characterized by a mix of
uses, which includes restaurants and shops on
the street level, the mill complex along the
river, several churches, the post office, banks,
and the MBTA train station connecting Ipswich
to the Boston-Newburyport rail line. The
Riverwalk, completed in 2006, provides an
important and scenic pedestrian connection
between the Market Street area and the South
Main Street corridor. It is an easily walkable,
interconnected downtown characterized by high
levels of foot traffic during the weekdays and
on weekends.
The Riverwalk in summer.

Mix of Uses
A remarkable diversity of uses exists within the compact downtown core (as shown in Figure 1
on page six). To obtain a baseline inventory of the current composition of uses within the
downtown, the Planning Department conducted an inventory during the summer of 2008. We
identified over 170 businesses and institutions operating in the downtown, representing a broad
range of professional, service, non-profit and retail uses. One long-time merchant in the
downtown is fond of summarizing the pleasantly functional range of offerings in the downtown
by asking “where else can you get a hammer, a set of wiper blades, and fresh tomatoes right in
the center of your downtown?”
There is a kind of natural economy and dynamism to a downtown that lies a bit off the beaten
path. From Ipswich, it is nearly a 25 minute drive to a mall, for example, or to other regional
retail centers – the distance to such competition fosters a more complete range of goods and
services in the downtown core than might otherwise survive in a downtown located in closer
proximity to larger regional shopping opportunities.
The downtown core reflects a pre-automobile pattern of development, dense and compact, which
provides a significant amount of functional space, some of which has been “re-purposed” over
time to allow for new uses. The former Sylvania mill complex was originally a hosiery mill
employing over 2,600 at its peak in the 19th century; today, it is home to EBSCO Publishing, a
reference database provider employing about 680 persons. The former Memorial Hall, originally
built as a tribute to World War I veterans and later serving a variety of municipal functions, now
provides seven units of affordable elderly housing. The former Soffron clam plant at Brown
Square, originally a brick mill housing the Burke Heel Factory, is now under construction to
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become home to the manufacturing operation and showcase brew pub for Ipswich Ale, a locally
produced craft brew. The diversity of building types and the relative compactness of the
downtown have, over time, served well and continues to be adaptable to the needs of today.
How is space within the downtown used? The following table summarizes the use of both
occupied and vacant space within the downtown study area:
Table 19: Composition Analysis - Downtown Ipswich
* Gross Area - in square feet.
All Businesses
Professional (incl. prof services)
Institutional
Service (incl. personal and
food)
Vacant
Retail
Industrial
Total All Businesses
Professional

49
14
24
9
185

88,220
75,240
65,205
36,272
813,494

# of Businesses

Technical, Computing
Banking, Finance
Other Professional
Real Estate
Health Care
Architecture
Legal
Insurance
Accounting
Total Professional
Institutional

69
20

Gross
Area*
401,801
146,756

# of Businesses

2
8
13
10
15
8
6
4
3
69
# of Businesses

Schools/Education
Religious
Community, Nonprofit
Government
Total Institutional
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3
5
8
4
20

Gross
Area
276,068
44,485
22,281
15,488
14,305
9,133
9,010
8,708
2,321
401,801

Share of
Gross Area
33.9%
5.5%
2.7%
1.9%
1.8%
1.1%
1.1%
1.1%
0.3%
49.4%

Gross
Area
58,434
34,037
30,568
23,717
146,756

Share of
Gross Area
7.2%
4.2%
3.8%
2.9%
18.0%
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Services

# of Businesses

Restaurants, Bars
Fitness
Personal care, Salon
Hotels, Lodging
Auto Related Services
Galleries, Fine arts
Laundry, Cleaning, Shoe Repair
Other Service
Total Services
Vacant

17
3
9
1
7
7
3
2
49
# of Businesses

Manufacturing, Warehouse
Retail
Former Town Hall
Office
Total Vacant
Retail

2
8
1
3
14
# of Businesses

Clothing, Footwear, Jewelry
Home Furnishings
Other Retail
General Merchandise
Gifts
Building Materials, Hardware
Sporting Goods
Hobby, Special Interest
Food
Automotive Retail
Florist
Total Retail
Industrial

3
3
3
1
3
1
2
3
3
1
1
24
# of Businesses

Manufacturing
Utilities, Heating Oil
Construction, contracting
Total Industrial
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6
2
1
9

Gross
Area
37,256
14,475
9,089
7,034
6,917
5,358
4,130
3,962
88,220

Share of
Gross Area
4.6%
1.8%
1.1%
0.9%
0.9%
0.7%
0.5%
0.5%
10.8%

Gross
Area
36,553
23,192
13,444
2,051
75,240

Share of
Gross Area
4.5%
2.9%
1.7%
0.3%
9.2%

Gross
Area
18,654
7,407
7,232
6,944
4,806
4,556
4,144
3,974
3,454
2,900
1,134
65,205

Share of
Gross Area
2.3%
0.9%
0.9%
0.9%
0.6%
0.6%
0.5%
0.5%
0.4%
0.4%
0.1%
8.0%

Gross
Area
32,561
2,855
856
36,272

Share of
Gross Area
4.0%
0.4%
0.1%
4.5%
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Residential
Dwelling Units

# Units
274

Gross Area
284,887

Source: Ipswich Assessor’s data, field observation, August, 2008.

Below, all the businesses and institutions identified as operating in the downtown area as of
August, 2008, are listed by the category used for classification in the above table.
Table 20: Business & Institutional Listing by Type
Accounting
Jas Pistorio Jr, CPA
Ellen Mackey Rose, SPA
Tsoutsouras & Company, CPAS

Clothing, Footware, Jewelry
Forget Me Not
Rainbow Jewlers/Liberty Coin
Tetreault Jewelers

Architecture, Engineering
Crosby Design Group
Cummings Architect
Graham HL Associates, Inc
Albert Harkness & Associates, Inc
Tom Mayo Associates
Savoie Architecture
Tremont Preservation Services
TS Beard Architecture

Community, Nonprofit
American Vets Post 201
Heard House Museum
Ipswich Historical Society
Knights of Columbus
Koscuisko Club
Polish Leigon
Quebec Labrador Foundation
Whipple House Museum

Legal
Charles Getchell, Atty
Richard Howard, Atty
Kallman, Atty
Rifkin, Atty
Ross and Ross, Atty
Susan G Lillis, Atty

Construction/Contracting
Curran Construction

Auto Related Services
Bob’s Auto Body
Car Buffs
Citgo
Getty
New Meadow Service Center
Skillman Services
Stingray Complete Car and Boat
Detailing
Automotive Retail
Napa Auto Parts
Building Materials/Hardware
Tedford & Martin, Inc
TruValue
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Finance/Banking
First National Bank of Ipswich
Institution for Savings
Ipswich Bay Financial Group
Ipswich Investment
Management,Inc
Pulsifer & Associates Investment
TD Banknorth
Fitness
Ananda Shanti Yoga Studio
Curves
International Martial Arts
Floral
Flowers by Petros
Food – Retail
Coastal Green Grocery
Cumberland Farms
Richdale
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Food Service/Bars
Chicks Roast Beef
Choate Bridge Pub
Christopher’s Table
Donut Land
Georgia’s Pizza
Golden Wok Restaurant
Ipswich House of Pizza
Ipswich Sports Bar & Grill
Ithaki Mediterranean Cuisine
Riverview Restaurant
Sophia’s Breakfast and Lunch
Spice Thai Kitchen
Stone Soup Cafe
Super Subs
Theo’s Pizzeria & Grills
Vinwood Catering
Zabaglione Café
Zabaglione Ristorante
Zumi’s Espresso and Ice Cream
Galleries, Fine Arts
Davies Phillip Photography
Fine Finishes Art & Frame Shop
Ipswich Arts Cooperative
Mimi Inc.
Otis Rein Gallery
River Gallery
Zenobia
General Merchandise
Family Dollar
Gifts
Foreign Affairs
Luna Tuna
River’s Edge Gift
Government
Police
Library
U.S. Post Office
Visitor Center
Health Care
A New Beginning Counseling Center
John Adams Optometrist
Wendy Caplan, LICSW
Chiropractic
Counseling Associates of New England
Mary Ellen Debiase Psychologist
Elizabeth Godell, PhD
Edmund Goolsby, DMD
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Health and Education Services
Jane Woodman, MS, RN, CS
John O’Brien, DMD
Massage Therapy by Heidi
Mosaic Massage
Q. Comery, LICSW
Michael Riccio, Orthodontist
Hobby/Special Interest
Ipswich Music
Ipswich One Hour Photo
Prototypical Model Trains
Home Furnishings
Ipswich Floor Covering
Ipswich Oriental Rugs
Zodiac Paint and Paper
Hotels/Lodging
Kaede B&B
Insurance
Dooley Insurance
PATA
Rossi and Blaisdell
Sullivan Insurance
Laundry, Cleaning, Tailor, Shoe Repair
Central Shoe Repair
Dip’n Clip
Ipswich Laundry
Liquor
Marcorelle's Package Store
Manufacturing
Barton Monuments
Cape Ann Sign Co.
Essex Timber Co. (office)
Jungle, Inc.
Middleton Glass
Reifenhauser, Inc.
Personal Care/Salon
Betty’s Beauty Salon
Carol’s Chop Shop
Extreme Hair Studio
Hair Crafters
Nails, Etc.
Nails Today
Salon 360
Salon Patrice
Ye Olde Barber Shop
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Real Estate
Century 21/Ipswich Bay Associates
Circle Associates
Coldwell Banker
DeWolf Realty
Edmund White Partners, LLC
Exit Realty
Martin Vernon Realty
Normandy Realty
Remax Progressive
Windhill Realty, LLC
Religious
First Church of Christ Scientist
Church of the Nazarene
First Church
Immanuel Baptist Church
United Methodist Church
Schools/Education
Birth to 3 Family Center
Costal Education Collaborative
Winthrop School
Sporting Goods
Ipswich Cycle

Skol Ski Shop
Technical/Computing
Brainsell Technologies
EBSCO
Utilities
National Grid
Stelline Oil
Other Professional
Ahearn Appraisals Associates
American Scientific
Community Newspaper
Ipswich Press
Norbridge, Inc
The Customer Respect Group
Other Retail
Fun-Among-Us (toys)
Jungle Outlet
The Office Store
Other Service
Market Street Mini Storage

The above table shows a remarkable diversity of goods and services available within the
dense little downtown area. It bears out the merchant’s assertion, mentioned earlier, that
Ipswich is a place where you can get just about anything you need within a short walk.
From the list above, it is also clear that there are some definite areas of concentration:
restaurants, fine arts/galleries, high quality gift and retail, home improvement supplies,
health care and professional services, including architecture and engineering, are among
them. The presence of government, civic, and institutional uses, which include the
library, post office, the Winthrop School and the banks, are significant contributors to the
liveliness of the downtown.
In recent years, those who work in the field of downtown economic development and
analysis have used the word “clusters” to describe and assess such concentrations of
activity.4 Economic development analyst Peg Barringer suggests that encouraging
business clusters can be of genuine value, and notes that understanding the linkages
between market segments drawn to such clusters and the existing and potential future mix
of retail opportunities is a fundamental dynamic in promoting a healthy downtown. She
suggests that businesses should evaluate what else could be sold to customers already
4

Refer to the excellent materials developed by Peg Barringer of Fine Point Associates, including “The Economics of
Downtown: A Commercial & Housing Perspective, “ revised 2008.
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drawn to visiting such clusters, and that communities and business organizations should
seek to recruit businesses that would be complementary to such clusters.

Restaurants and food-related retail
One definite cluster in downtown Ipswich is food-related: an upscale grocer, fine
prepared take-out foods and a range of restaurants from upscale dining to a mix of more
modestly priced establishments put Ipswich on the regional map as a dining destination.
The farmer’s market, held in the EBSCO parking lot, and the annual Chowderfest also
enliven and support the downtown food scene. This has been a strong and expanding
trend in downtown investment and activity over the past ten years. Retail expert Carol
Todreas, in a recent visit to Ipswich, made the
observation that – rather than competing –there is
“strength in numbers” when additional restaurants
and food establishments enter the mix, provided
that each offers something different. To the
extent that Ipswich is becoming a regional dining
destination, “more is more,” as she put it. The
Ipswich Ale brewpub, scheduled to open in the
summer of 2009, will add a destination-style
venue to the mix - customers actively seek out
such craft breweries (people from Ipswich report
driving to Portland and Portsmouth to visit
specialty brewpubs there). Other types of
businesses that might complement such a cluster
include a kitchen goods store, a chocolatier, a
venue offering cooking classes, home and
domestic products, and additional specialty
restaurants. One survey respondent suggested
A grocery store located on Market Street.
that it would be wonderful to have a little fried
clam take-out window open during the summer months as a convenient and tasty homage
to Ipswich’s clamming tradition.
It would be interesting to know more precisely where clients for the more upscale
restaurants come from, and respondents to the business survey indeed liked the idea of a
shopper/diner survey (see Table 12) to better identify the trade area from which
Ipswich’s restaurants generate their sales.
There are nearly 900 restaurant seats licensed by the Board of Health in downtown
Ipswich, with the Ipswich brewpub planning on approximately 90 additional seats:
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Table 21: Food Service Establishment Seating Capacity
Name
Chick’s Roast Beef
Choate Bridge Pub
Christopher’s Table
Donut Land
Georgia’s Pizza & Subs
Golden Wok Restaurant**
Ipswich House of Pizza
Ipswich Sports Bar & Grill
Ithaki Mediterranean Cuisine
Riverview Restaurant
Sophia’s Breakfast & Lunch
Spice Thai Kitchen
Stone Soup Café
Super Subs of Ipswich
Theo’s Pizzaria & Grill
Vinwood Caterers
Zabaglione Café
Zabaglione Ristorante
Zumi’s Espresso & Ice Cream

Address
42 Central Street
15 South Main Street
5 Depot Square
8 Central Street
13 Depot Square
11 Depot Square
16 Central Street
24 Hammatt Street
25 Hammatt Street
20 Estes Street
39 Market Street
15 Depot Square
0 Central Street
5B Wildes Ct
14 Central Street
3 Union Street
1 Market Street
10 Central Street
40 Market
Total:

Gross Area
(Square Feet)
1771
1967
1647
987
1558
2350
1758
6432
2997
2044
1813
1558
1,024
939
1254
3906
1256
1254
1764
37255

Seating
Capacity
38
110
0*
16
30
90
28
150
120
98
48
48
30
16
25
0*
30
30
16
893

* Prepared food, no seating
** Closed, but license pending for new Chinese restaurant (“Lucky Island”) in same location, proposing 90 seats
Source: Ipswich Board of Health, maximum licensed seating capacity a/o August, 2008

It is unclear how the recent economic downturn will affect food-related businesses in
Ipswich. According to a recent New York Times article (“Across the Country,
Restaurants Feel the Pinch” October 22, 2008), small, individually owned restaurants are
having a harder time competing against the advertising and purchasing power of chain
restaurants. The article quotes one analyst’s gloomy forecast: “We’re going to see a lot
of independent restaurants shut their doors.” On the other hand, Ipswich entrepreneur
and brewery owner Rob Martin predicted recently that visiting his brewpub and sampling
specialty ales will be “an affordable luxury,” and that, while people forego larger ticket
items in tough times, the market will continue to be strong for his product. One of the
recommendations of this plan (see Section V. and Appendix C) is to complete a checklist
showing various benchmarks measuring the health of the downtown economy; next
year’s analysis will provide some measure of how deeply the national downturn may be
registering on the local business environment.
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Retail Market Profile and Analysis
The downtown retail market draws primarily on three consumer groups:
•

Year-round residents of Ipswich and the surrounding area

•

Downtown employees

•

Seasonal residents and visitors

Each of the above groups is profiled separately below.

Year-round residents of Ipswich and the surrounding area
The principal consumer market for Ipswich’s retail sector derives from the local
population and, to a lesser extent, from
the neighboring communities of
Hamilton, Wenham, Rowley,
Georgetown, Boxford, Topsfield, and
Essex. The demographics of this market
are detailed in Table 22 on the following
page.
Ipswich and the surrounding towns
which comprise the primary trade area5
represent a highly advantageous
demographic from a merchant’s point of
view: the trade area is considerably
more affluent, slightly older, and better
View of Central Street.
educated than the overall population of
Essex County, Massachusetts, and the United States average.
Also reflecting the relative affluence of Ipswich and surrounding towns, home ownership
rates are well in excess of typical levels in the county, the state and the U.S. as a whole.

5

“Trade area” refers to the geographic area from which a retail entity generates its sales. Peg Barringer of Fine Point
Associates provides this definition: “The primary trade area for a commercial center, such as a downtown, business
district or shopping plaza, is the area from which most of the steady, repeat business is derived (typically where 6580% of sales are generated).” (East Harwich Village Center Retail Market Assessment, Fine Point Associates,
December 2007)
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Table 22: Demographic Summary of Primary Trade Area
Demographics

Ipswich

Ipswich
Area*

Essex
County

MA

US

* Ipswich Area = Ipswich, Hamilton, Wenham, Rowley, Georgetown, Boxford, Topsfield, Essex

Population
Population (2000)
Households (2000)

12,987
5,290

55,948
19,747

723,419
275,419

6,349,097
2,443,580

281,421,906
105,480,101

$57,284
$79,010
$32,516

$74,130
$97,687
$34,812

$51,576
$68,546
$26,358

$50,539
$66,365
$25,952

$42,164
$56,644
$21,587

41.7

38.6

37.5

38.1 (2006)

36.5 (2006)

15.6%

12.3%

13.9%

13% (2006)

13% (2006)

2.42

2.8

2.57

2.51 (2006)

2.59(2006)

31.3%

39.6%

35.2%

32.5%

35.5%

54.0%

58.1%

51.1%

49.0%

51.7%

8.4%
28.3%
4.4%
7.0%

9.6%
20.1%
4.4%
3.9%

16.1%
27.1%
5.7%
11.1%

23.3%
28.0%
7.5%
12.7%

24.8%
25.8%
6.1%
10.3%

Educational Attainment (25+)
High School Graduate
Some College, No Degree
Associate Degree
Bachelor’s Degree
Master’s/Prof/Doctorate Degree

23.0%
17.8%
10.1%
23.9%
17.5%

20.6%
17.9%
8.5%
28.2%
18.3%

28.1%
17.7%
7.6%
19.5%
11.7%

27.3%
17.1%
7.2%
19.5%
13.7%

28.6%
21.0%
6.3%
15.5%
8.9%

Race and Ethnic Origin
White Alone
Black/African American Alone
Native American Alone
Asian Alone
Some Other Races Alone
Two or more races
Hispanic

97.6%
0.4%
0.1%
0.8%
0.3%
0.8%
1.0%

97.3%
0.3%
0.1%
1.3%
0.3%
0.6%
0.9%

86.4%
2.6%
0.2%
2.3%
6.2%
2.0%
11.0%

84.5%
5.4%
0.2%
3.8%
3.7%
2.3%
6.8%

75.1%
12.3%
0.9%
3.6%
5.5%
2.4%
12.5%

Housing Tenure
Owner-occupied housing units
Renter-occupied housing units
Est. # Seasonal Units

72.9%
27.1%
187

81.8%
18.2%
487

63.5%
36.5%
4,330

61.7%
38.3%
93,771

66.2%
33.8%
3,578,718

Income
Median HH Income (2000)
Average HH Income (2000)
Per Capita Income (2000)
Characteristics
Median Age (2000)
Population Over 65 Years of Age
(2000)
Avg. Persons per household
(2000)
Households with children (2000)
Married Couple Households
(2000)
Other Family – no spouse (2000)
Single Person Household (2000)
Roommate households (2000)
Households w/no vehicle (2000)

Source: U.S. Census 2000, American Community Survey 2006
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Downtown employees
Employees working in or near the downtown are a significant contributor to the demand
for goods and services in the town center. EBSCO’s 680 employees have sufficiently
flexible schedules to allow visits to the downtown for shopping and dining during the
course of daytime hours. Other major employers in or near the downtown include
municipal government (approximately 200 employees), the retail sector (439 employees
in 20026 ), the Hayward and Mitchell Streets industrial areas, and New England Biolabs
(approximately 270 employees in 2008).
EBSCO employees: The downtown survey included an invitation to EBSCO employees
to participate, sent through the company’s human resources department. Of the 900+
overall responses we received to the downtown survey, 278 were from EBSCO
employees, with the survey results organized in such a way that results could be
examined separately for just this group. Most EBSCO respondents do not live in Ipswich
(73%), and report frequent use of goods and services in the downtown – restaurants
(83%), the Post Office (77%), bank visits (66%), the Riverwalk (44%), personal services
(33%) and shopping for supplies (30%). In general, EBSCO employees responses
closely mirror those of non-employees, although interestingly they gave the downtown
slightly higher grades overall when asked “What is your opinion of the overall quality of
the downtown?”
Table 23: Comparison of Perceived Quality of Downtown

Excellent
High quality
Good
Fair
Poor

EBSCO Employees
(surveys received = 278)
7.6%
41.3%
45.3%
4.7%
1.8%

All other respondents
(surveys received = 626)
5.3 %
28.8%
48.9%
16.4%
1.9%

EBSCO employees expressed a sense that the diversity of businesses, the town’s historic
streetscapes and Riverwalk, the variety of restaurants, the mix of different uses and
Ipswich’s small town character all contribute positively to the quality of the downtown.
Major concern was expressed for the number of vacant/burned buildings, (particularly the
status of the site adjacent to the Choate Bridge) and the appearance of the Hammatt
Street and train station parking lots.
Reflecting the fact that many EBSCO employees walk to town for errands or dining,
quite a lot of comments were received regarding the need to enhance pedestrian safety
(better markings on crosswalks, improved traffic control at the Market Street/Central
Street intersection, plowing and lighting) and there were also a number of respondents
who advocated for beautification of the Hammatt Street lot. A greater diversity of
6

2002 Economic Census, U.S. Census Bureau
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shopping and entertainment was also mentioned by respondents – the newspaper shop is
sorely missed, and several respondents expressed enthusiasm for the movie theater
proposed for the former Town Hall. Others suggested that a clothing store like the
former Hills would be of value.
On balance, EBSCO employees seem to enjoy the downtown and its offerings, and to
rate the quality of the downtown quite favorably.

Seasonal residents and visitors
There is a sizeable seasonal population that own or rent cottages on Little Neck, and
informal interviews suggest that the impact of this group’s spending patterns are of
considerable benefit to the downtown merchant community. There are 167 residences on
Little Neck, only 24 of which are year-round, and at least a few dwellings on Great Neck
remain seasonally occupied. According to the 2000 Census (see Table 22) there were an
estimated 187 seasonal units overall in Ipswich. Typically, these seasonal cottages are
home to fairly large groups of family and friends; according to Little Neck Feoffee Jim
Foley, an average occupancy for a cottage might be conservatively estimated at 6-8
people, thus swelling the seasonal population of Ipswich between mid-June and Labor
Day by over 1,100 people. For a community of 12,000 people, this represents a seasonal
increase in the local market population of close to 10%, and it is likely that expenditures
among this seasonal population – who
are, after all, on vacation – are
considerable. Sectors benefiting from
spending by summer residents include
restaurants, gifts and home furnishings.
While visitor counts at the Hall Haskell
House (Ipswich Visitor Center)
probably represent an understatement of
the total number of tourists and visitors to
the downtown, they do give a baseline
and show the seasonal pattern of
downtown tourism:
The Ipswich Visitor Center on South Main Street.
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Figure 3: Downtown Tourism Patterns
Average Monthly Visitation, Ipswich Visitor Center 2005-2008
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Average total yearly visitation at the Ipswich Visitor Center is in the range of 6,000
people per year, with an upward trend for the past several years. Even assuming a
conservative multiplier of a $10 - $20 expenditure per day-trip visitor, and hazarding a
guess that the Visitor Center counts perhaps 25% of all tourists, the value of the visitor
dollar might be assigned a lowball estimate of $250,000 to $500,000 annually spent in
the downtown on meals, small gifts and other offerings.
The Ipswich Historical Society reports total visitation numbers in 2007 of nearly 1,500
to their Heard House and Whipple House museums – this includes a range of
participants, from those attending the opening day celebration (200), brown bag
lunchtime talks, specialty lectures to tourists and others visiting for purposes such as
research.
The major destination for visitors to Ipswich is, of course, Crane Beach and Castle Hill,
properties now owned by the Trustees of Reservations. According to numbers furnished
by the Trustees, over 250,000 visitors make their way to Crane Beach and Castle Hill
every year. Depending on the viewpoint, the sheer magnitude of these numbers represent
merely a traffic challenge to be managed (one Chamber of Commerce member summed
this up as “we just want to get them in, and get them out”) to a relatively untapped
opportunity to draw visitors to explore the charms of downtown as an add-on to a beach
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visit. While visitor information is available at the kiosk at the beach promoting Ipswich’s
other attractions, it may be worthwhile to explore other ways to let beachgoers know that
downtown is just a short drive away and offers shops featuring fresh seafood, high
quality takeout food, a toy store, nautically-themed gifts, and (coming for the summer of
2009) a craft brewery to quench parched throats at the end of a day in the sun.
Respondents to the survey of downtown business owners indicated an interest in a field
survey of beachgoers to better understand their needs and interests with a view toward
understanding how to best promote a stop in the downtown, either as an accompaniment
to a beach visit or perhaps on a separate occasion.
Other important destinations for visitors to Ipswich include agricultural and open space
explorations (Russell Orchards and Appleton Farms, Foote Brothers, Greenwood Farm,
the Hamlin Reservation, Willowdale State Forest) and the very popular Wolf Hollow,
which drew nearly 20,000 visitors in 2008.7
Several inns and motels help extend the stay of visitors to the Ipswich area. Bed and
breakfasts together offer about 17 rooms, along with the Inn at Castle Hill (10 rooms), the
Arbor Inn (9), and the Whittier Motel
(20). The Country Garden Inn in
Rowley, with 24 rooms, also provides
accommodation for visitors to Ipswich.
Still, the relatively small number of
rooms available in Ipswich attests to
the Town’s easy proximity to nearby
population centers, making it largely a
day-trip destination for most visitors.
Regional visitation numbers are
impressive: the Essex National
Heritage Area estimates the yearly
visitors to the region tops 1.3 million
A Bed and Breakfast located on North Main Street.
people. With the weak dollar,
international tourism has become a more pronounced trend, both in the region and in
Ipswich as well.
In some ways, the challenging national economic picture may not be as detrimental to
tourism in communities like Ipswich, which is a short drive from major population
centers and is also accessible by train (the shuttle provides a further bonus, connecting
train travelers to the beach, the downtown, and other area destinations). For families
experiencing tight times, Ipswich offers a range of affordable yet varied experiences.
According to the July 2008 Travel Industry Association travelhorizons™ survey, one in
7 The trend reported by Joni Soffron of Wolf Hollow is, however, down by perhaps 50% from five years ago; she
attributes this decline to both an increase in gas prices and a widespread decline in school program support for field
trips due to budget constraints.
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seven American leisure travelers said they had taken a “staycation” during the past six
months, or a home-based, day-trip based vacation. When asked about the reason(s) for
their anticipated “staycation” vacation, respondents stated “gasoline prices are too high”
(61 percent), “travel in general is too expensive” (44 percent), and “am cutting back on
discretionary spending” (43 percent). Adverse times may offer a particular advantage to
well-positioned communities: “People taking ‘staycations’ are not necessarily
entertaining themselves at home,” according to the Travel Industry Association. “On the
contrary, many are participating in travel-related activities that generate significant
revenues for restaurants, attractions, theme parks, as well as hotels and resorts.” There
have been several recent articles in the Boston press about Ipswich and its offerings8 , and
– particularly given the uncertain economy – the benefits of such positive (and cost-free)
publicity should not be underestimated.

Housing Profile
According to the survey conducted in the summer of 2008 using both Assessor’s records
and field observation, there are 274 units of residential housing within the downtown
focus area. These include a broad mix. Memorial Hall and Oak Hill on Central Street,
provide a total of 40 affordable rental units for persons 60 years or older. Apartments are
scattered throughout the downtown, either in solely residential buildings or in mixed-use
configurations such as 17 Depot Square which features retail and office space on the
ground floor and 10 residential units on the two upper floors. In recent years, a number of
downtown residential units have been
converted to a condominium form of
ownership. Single family and duplex
homes dot the perimeters of the
downtown area, and the stately homes
along the North Green provide yet
another residential ingredient to this mix.

The availability of housing, particularly a
variety of housing with a range of
ownership/rental options and price
points, is a key contributor to a dynamic
and healthy downtown. Contemporary
Memorial Hall contains affordable rental units.
planning theory has come to
acknowledge that the previous emphasis on segregating uses (i.e., separate and highly
defined zones for housing, commerce, industry) leads to sterile, single-purpose and
uninviting uses – the strip mall, the office park, the suburban neighborhood isolated from
shopping, culture, employment and entertainment, for example. Planners increasingly
turn to the model of older downtowns such as Ipswich, where historic patterns of central
8

“Next Stop, Summer” (Boston Sunday Globe, July 13, 2008) and “Destination Ipswich” (Northshore Magazine,
October/November 2008) are examples.
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employment, dense housing, and a commercial center serving the needs of employees and
residents continues to serve well as we enter the 21st century.
In addition to fitting with “smart growth” transportation principles (ie, residents easily
walk or bike to stores, public services and the train), maintaining and expanding housing
in and near the downtown core is good for business. Downtown residents provide market
support for businesses, and help create a concentrated “critical mass” of activity. Current
trends which support downtown housing include:
•
•
•
•
•
•
•

Growing number of 1-2 person households (notably, Ipswich has a smaller
household size and an older population that the surrounding region,
Massachusetts and the US – see Table 22, page 37 )
People work longer hours and seek shorter commutes
Desire for maintenance-free homes
Desire for pedestrian neighborhood, access to amenities
Empty nesters looking to scale down
Fastest growing segment in next 20 years
Homebuilders study showed 24% over 55 prefer urban townhouse to suburban
home9

New housing opportunities in the downtown should provide for a range of opportunities
for a demographic spectrum – senior and affordable housing should be complemented by
offerings for families, young professionals, and empty nesters.10 Diversity and quality of
housing in and near the downtown can support a live, work and play environment that, in
turn, will help support the downtown core.

Streetscapes, Pedestrian Linkages and Amenities
In many ways, the attractiveness of the downtown has a strong influence on perceptions
of the overall health of the business climate and the desirability of the town center as a
location. Recent efforts to beautify the downtown through landscaping of traffic islands
and hanging plants received favorable comments from survey respondents. Respondents
advocated for more bike racks, well maintained crosswalks, pedestrian friendly
sidewalks, the cleanup and beautification of the Hammatt Street lot, continued façade
enhancements, additional benches, and outdoor cafes and seating, particularly those that
play to the asset of the riverfront area.
The physical amenities that support and enhance the town center area generally received
fairly good grades from survey respondents. In Section II (see Tables 5 and 6), we
discussed the relative importance assigned to improvement of the North Green, Central
9

Source: “The Economics of Downtown: A Commercial and Housing Perspective,” FinePoint Associates, LLC,
Revised 2008.
10
The Town of Ipswich Affordable Housing Plan for Planned Production Regulation adopted in 2006, identifies 15
properties in the downtown focus area that would be potentially appropriate for residential development with an
affordable component. The Plan can be found on the Town’s website.
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and South Main Street by survey respondents, as well as attitudes about the current
condition and availability of parking. The expansion of the Riverwalk is an amenity that
received strong support from both downtown survey respondents and the business
community, and, while there is currently little formal attention to amenities serving
bicyclists, there appears to a level of public enthusiasm for enhanced efforts to promote
alternatives to automotive-focused access to and throughout the downtown.
Another important amenity in downtown areas is good signage. At present, signage and
interpretive signs are scattered, outdated and uncoordinated. A directory of businesses
tucked at the corner of Union Street hasn’t been updated since it was installed in the late
‘90’s, no welcoming or directional signage exists
at the train station, and local businesses report
that visitors have noted difficulty in navigating to
and through the downtown. The Riverwalk, an
infrastructure investment of $1.5 million, is
currently identified by a series of attractive but
temporary banners which are changed twice a
year with a summer/winter theme pending a more
permanent solution. One interpretive sign exists
in the downtown, at the South Main Street
entrance to the Riverwalk, and several cast metal
signs, dating to the 1930’s and commissioned by
the Commonwealth of Massachusetts, dot the
outskirts of the downtown and call attention to
important historic sites. A 2008 effort to develop
a more comprehensive approach to signage was
deferred due to budgetary concerns.
In thinking about amenities, there is a need to
This downtown directory needs updating.
consider how to ensure that the downtown is
accessible and welcoming to an aging population. As noted in the Downtown Idea
Exchange (April 15, 2008: “Downtowns need to cater to the needs of a more mature
population”), “North American populations are starting to show a bulge in the numbers
of people over 60, 70 or more years of age. This demographic force is hitting virtually
everywhere (…) For future success, downtowns must cater to this demographic giant,
and do so directly to capture their time, attention and dollars.” The report suggests a
variety of measures:
•
•

maintain the compactness of downtown areas to foster walkability and
accessibility;
pay attention to necessary amenities: “Walking will assume even greater
functional importance – and generate heftier economic impact. An overall
pedestrian component in downtown plans is a must. Elements like good
sidewalks, crossing and seating areas are all in the mix, as is excellent signage,
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•

•

sidewalk and crossing maintenance and repair, snow removal, public area
illumination – the list is extensive.”;
plan for connectivity: “Downtown planners and designers will need to examine
every step of the way from the car to the storefront, right into the store. Ditto
from the bus stop to the sidewalk then into the bank and back again. (…)
downtowns need to go beyond the bare minimums to serve the public better. One
broken, high, or dangerous curb can be an insurmountable barrier.”
Provide housing and the right commercial amenities: “Downtowns often have
real advantages as places to live for the 60-plus group: compactness, essential
services, and opportunities for personal contact abound. This holds true both
right in the downtown in upper stories, new buildings, adaptive reuses, and
similarly in very nearby neighborhoods. People can escape car-dependent
sprawl by living and enjoying downtown lifestyles. To serve them, downtowns
need to expand or extend their commercial offerings and ensure that they are
targeted correctly. That includes recruiting the right stores, restaurants,
cinemas, etc. Further, this includes general services such as doctors, social
services, and pharmacies.”

With respect to this last point, a number of respondents to the downtown survey
expressed a desire for a pharmacy downtown, and as the population ages it may be that a
medical clinic or additional social services might nicely supplement the existing cluster
of such services already in place.

Arts and the Creative Economy
Ipswich has long enjoyed a tradition that links arts, tourism, and the local economy.
Ipswich native Arthur Wesley Dow (1857-1922) founded the Ipswich Summer School of
Art, which for fifteen years enrolled up to 200 students annually. Today’s contribution of
the arts to the downtown economy is also significant. The inventory of downtown
businesses conducted in the summer of 2008 listed seven businesses with a fine arts focus
as well as a music shop offering lessons (see Table 22). The proposed theater for the
former Town Hall will extend the range of artistic and cultural offerings in the
downtown, with associated benefits to local restaurants and other businesses. The
presence of local artists in the community is enriching in many non-commercial
dimensions as well – art shows, the ongoing programs of the Ipswich Cultural Council,
and the varied offerings of the Historical Society enliven and inform the entire quality of
life in Ipswich. The excellent and heavily-used Ipswich Public Library is a major draw,
and was cited by nearly half of all survey respondents as a key reason for visiting the
downtown area.
Recently, there has been increasing consideration of what has been dubbed the “creative
economy” on the North Shore of Massachusetts. A recent study defines the creative
economy as follows:
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“The creative economy consists of those industries that have their origin in
individual creativity, skill and talent and which have a potential for wealth and job
creation through the generation of ideas, products and/or services. Creative
economy industries include: architecture, advertising, consulting education,
performing arts, artists, museums and other cultural industries, design including
electronic design, engineering and research and development, software
development, film, games, historic preservation, music, new media, publishing,
radio and television, and tourism.”11
By this definition, Ipswich’s economy is quite notably fueled by creative economytype enterprises. The study identifies 74 Ipswich businesses as creative economy
establishments, of which nearly half are located in the downtown focus area. These
include EBSCO Publishing, Ipswich’s Historical Society museums and numerous
small design, engineering, and consulting firms, evidence that Ipswich has a strong
creative economic component to its downtown.

Image, Marketing and Special Events
As a topic under “Ipswich today,” we would be remiss to omit a discussion of downtown
Ipswich’s image, both within the community and throughout the trade area it serves.
Sometimes termed “branding,” this has become a sort of touchstone in discussions about
downtown revitalization and economic development, on the principal that presenting a
consistent, defined, targeted message about the identity and character of a downtown area
will help leverage additional business and solidify a sense of purpose and destination in
potential consumers of downtown goods and services.
One of the charms of downtown Ipswich is its genuine, historically-evolved authenticity.
One of the characteristics of this authenticity is a kind of quirky diversity, its mix of new
and old businesses, and an image that often defies easy definition. In the downtown
business survey, respondents were asked to rank certain marketing messages to identify
which seemed to be the best fit to capture the complex identity of the downtown, and the
mix of responses reinforces the sense that it is difficult to single out one or two defining
characteristics. Responses suggest that merchants believe the following factors - ranked
in order of importance - should be emphasized from a marketing standpoint:

11

“North Shore Creative Economy Market Analysis and Action Plan: Final Report,” prepared by ConsultEcon, Inc.
April 2008.
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Table 24: Business Community's Ranking of Marketing Messages for Downtown
1.
2.
3.
4.
5.
6.

Ipswich is a quaint seaside community
Historic: attractive, well-preserved streetscapes and quaint village character
Dining: we’re a restaurant destination for the North Shore
Town center: we’re an authentic downtown that meets the needs of town residents with a
broad range of goods and services
Cultural tourism destination, with travel and visitation activities directed at the area’s
arts, heritage, recreational and natural resources, and
Fun and funky: Ipswich is a lively cultural destination

Because Ipswich has such a rich and complex identity, any attempt to express a
marketing strategy must somehow strive to capture this complexity. While the relative
attractions of the downtown depend on the target market – for example, brewery
publicity will most likely target a particular demographic -- it is likely that these
customers are a consumer group that would also enjoy Ipswich’s other dining options, the
historic downtown, a stroll across the Riverwalk, and a visit to the proposed attractions at
the former Town Hall. Indeed, all of the qualities listed in items 1-6, above, are
complementary, attractive, and interesting in a time where the market is falling away
from malls and highly packaged, uniform-feeling retail centers lacking the variety and
authenticity of a successful downtown.
An example of a creative bit of marketing is the kid’s music hour at Zumi’s on Monday
afternoons. Live entertainment draws a crowd of young parents and children to the café
at an hour which might otherwise be slow. This visit can be coupled with a stop at the
toy store, the library, dropping an older child at a karate class, or a stop afterward at one
of Ipswich’s prepared food shops which offer a range of options to make dinner easier for
busy families. Indeed, this sort of market has been dubbed “the mommy niche”12 – busy
parents are a significant market segment who value the multi-tasking opportunities
offered in a compact downtown area with a variety of services. A number of survey
respondents commented that it would be nice to expand on this, making the downtown
more stroller-friendly and perhaps introducing a small playground area somewhere close.
The renovation of the former Soffron Brother’s clam processing plant into the Ipswich
Ale brewpub and the planned expansion of the company will spread the name “Ipswich”
to a larger market. As a part of the negotiation process for tax relief at the local level,
Mercury Brewing will agreed to continue to link its advertising to a general promotion of
Ipswich. Current packaging makes prominent mention of Ipswich (“Proudly brewed in
historic Ipswich, Mass, one of America’s oldest towns”) and the brewery’s handsome
fleet of delivery trucks features artwork with “Ipswich” colorfully emblazoned in large,
historically themed letters and artwork. To the extent that Ipswich Ale succeeds in
12

For more on this topic, see: “Cultivating the Mommy Niche,” Downtown Idea Exchange, August 15, 2008,
at:http://www.downtowndevelopment.com/perspectives/dixperspectives081508.pdf
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branding its products and spreading the word about the brewery, the company is also
broadening recognition of Ipswich itself as a destination.
It would be interesting to explore other niche markets and associated marketing
strategies; merchants expressed support for a survey of diners and shoppers and a survey
of beachgoers (see Table 12) to better understand how to tie consumer needs and interests
to marketing and other economic development outreach for the downtown.
Festivals and special events enliven the downtown and help support its retail base. The
Chowderfest capitalizes on and promotes Ipswich’s identity as a clam capital. Holiday
shopping nights draw customers and help promote the “shop locally” concept during this
important retail season. The Strawberry Festival in June, Olde Ipswich Days in July, the
Holiday Happenings Trick or Treat night and the Santa Parade also draw residents and
visitors downtown. The weekly farmers’ market, held on Saturdays throughout the
summer harvest season in the EBSCO parking lot behind 42 Market Street (Zodiac Paint
and Paper), brings foot traffic to the downtown on Saturdays, building business on a
weekend day when EBSCO employees are not present to patronize local businesses. The
celebration of Ipswich’s 375th anniversary in 2009 should provide significant regional
exposure to the Town of Ipswich and its offerings, many of which are located within the
downtown focus area. Continued promotion and expansion of such offerings is both an
opportunity to bring members of the community together and to draw new visitors to the
downtown. As shown in Table 19 on page 24, the business community views expanding
the visitor market as an important economic development tool as directly benefiting their
businesses.

Vacant Buildings
Finally, in assessing conditions in
downtown Ipswich today, it is important
to recognize that there are a number of
prominent properties that are currently
vacant. Indeed, almost 90% of
respondents to the downtown survey
indicated that the number of vacant
buildings in the downtown either
“detracts somewhat from” (40%) or has a
“very negative impact on” (47%) the
quality of downtown Ipswich – this was
by far the most significant concern
expressed by survey respondents about
the overall quality of the downtown
area.13

Work progresses at the new Ipswich Brewery location.

13

Since the survey, positive developments have occurred on two prominent vacant buildings/sites in the downtown.
For more information, see Table 27.
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Figure 5: Location of Vacant Buildings as of August, 2008
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Table 25: Status of Vacant Properties
Address

Status

2 Soffron Lane

Former Soffron Brothers clam processing plant, abandoned since mid90’s. Planning Board granted special permit/site plan review to Ipswich
Ale on 10/23/08 for redevelopment of this property into a brewery and
brew pub; construction began in the winter of 2009, with an opening
planned for the fall of 2009.

17-25 South Main
Street

Original building on this site destroyed by fire in summer 2006. The
building’s replacement replicates the earlier one, and will provide two
retail units on the ground floor and 8 residential units on upper floors.
Completion and occupancy anticipated in spring of 2009.

30 South Main
Street

Former Town Hall; under agreement to Thomas Mayo for redevelopment
as a theater, jazz club, restaurant and retail center.

16-18 Market
Street

Former Ipswich News/Shinings store; Ipswich Historical Commission
invoked demolition delay bylaw to procure time for a preservation/re-use
analysis of historic structure at 18 Market Street and sought to encourage
owners to restore/reuse underlying timberframe structure. That effort was
unsuccessful. Shortly after the expiration of the delay the building was
demolished. The building at 16 Market Street is now under a purchase and
sale agreement. The buyer obtained permission from the Historical
Commission to demolish the building so it was taken down in May of
2009.

6 Topsfield
Road

Former Markos shellfish processing plant adjacent to the MBTA
commuter rail station. Although various inquiries and offers appear to
have been made, no current change in status of this property appears
imminent. Site has potential for residential or mixed-use transit-oriented
development

39 Market Street

Former Zodiac paint store, vacated upon store’s move to the corner of
Union and Market Streets. This small retail space is located in an
increasingly busy corner of the downtown, with steady foot traffic past the
storefront during daytime business hours. Uses frequently mentioned in
the downtown survey as lacking include: pharmacy, dry cleaner’s,
bookstore, ethnic (Indian, Mexican) restaurant, women’s clothing and
shoes, a bakery, and a kitchen goods store. One or more of these uses
might be a fit for this space.

`

15 Hammatt
Street

The former Agawam auto and hardware store closed its doors in the spring
of 2008. It offers both street side parking and considerable space (10,000
square feet) on one floor. With the opening of the Ipswich Ale brewery
around the corner, new levels of activity and focus are drawn to the
Hammatt Street corridor, which is currently anchored by Xenobia, Ipswich
Photo and - further along Hammatt Street - Extreme Hair Studio. There is
relatively little foot traffic in front of this space –this may change as
customers use the Hammatt Street lot and walk up to the brewery at the
end of Brown Square.
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IV. Moving Forward
Key Contributors to Downtown Revitalization
Creating, sustaining and promoting a healthy downtown is a complex and continuing
task. The role of Town government is, in many ways, entirely secondary to the
wellspring of primary resources that foster success in a downtown environment. Among
the key players in the successful revitalization that has occurred in downtown Ipswich
over the course of the past fifteen years:
1. entrepreneurial business owners who understand and respond to the needs of the
market;
2. residents who elect to shop and seek services locally;
3. the many employers, including EBSCO, whose investment sustains the daytime
population downtown and whose wages help create a multiplier effect as dollars
spread through the local economy;
4. key organizations whose energies and creativity have spurred the various events
and festivals downtown;
5. volunteers and staff at the Ipswich Visitor Center and the Ipswich Historical
Society;
6. groups such as the Ipswich Partnership, the Riverwalk committee, the Chamber of
Commerce (formerly the Ipswich Business Association), Rotary, and the Business
Roundtable, whose many efforts to both promote the downtown’s physical
improvement and spur economic development have played a significant role in
the continued revitalization of the downtown;
7. property owners who have invested, and continue to invest, in building
improvements and marketing their properties;
8. financial institutions who have located or remained in the downtown, and which
have invested in Ipswich businesses;
9. the many small design and consulting firms which dot the downtown, conferring
“creative economy” benefits;
10. the health and social service sector, which provides needed services to residents
locally, sparing the need for travel.
The efforts and energies of all of the above deserve recognition as key contributors to the
dynamic, and much improved, state of the downtown today. The future direction of
downtown Ipswich will be very much influenced by how effectively these various groups
and interests continue their efforts in partnership with the Town.
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Town Government Initiatives
In what ways has Town government played a constructive role in the revitalization of the
downtown during the past fifteen years? To the extent that past successes can inform
future policies and actions, it is useful to review some of the accomplishments that have
occurred since 1995.
The Town’s participation falls under several different categories:

Business and Industrial Development
•

Designated the downtown as an Economic Opportunity Area (EOA) in the Fall of
1995. Under the Massachusetts Economic Development Incentive Program,
designation as an EOA provides a variety of tools for stimulating private
investment, local job creation, and rehabilitation of vacant buildings.

•

Worked closely with EBSCO Publishing on their plan to relocate to the former
OSRAM Sylvania plant, and entered into a Tax Increment Financing (TIF)
agreement to provide local and enable state tax credits as an incentive to locate in
the vacant mill.

•

Obtained funding to support the establishment of the Ipswich Partnership in the
mid-‘90’s, which played a significant role in the revitalization of the downtown.

•

Modified zoning regulations in various ways to promote business and industrial
development, including: removed requirement that businesses in the central
business district provide on-site parking; allowed bed and breakfast
establishments, leading to establishment of Town Hill Bed & Breakfast; created
separate central business and general business districts to recognize differences
between central business corridor and remaining commercial/industrial area of
town.

•

Rezoned Topsfield Road corridor near commuter rail station to allow commercial
development in area previously zoned primarily for residential use.

•

In the fall of 2008, entered into a TIF Agreement with Mercury Brewing to
facilitate their conversion of the former Soffron Brother’s clam processing plant
into the new home and brewpub for Ipswich Ale.

•

Conducted a field survey of all downtown properties to establish use, occupancy,
and vacancy patterns in August of 2008. An inventory of all existing downtown
businesses will serve as a baseline for future analysis of changing patterns.

•

Conducted a survey of downtown business owners to identify key priorities and
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problem areas in July of 2008.
•

Conducted a survey of residents and downtown employees in May of 2008
soliciting feedback about the availability of goods and services in the downtown;
made results available to the business community via outreach and town website.

Housing
•

Approved a mixed use building at 42 Market Street that created four rental units
above commercial space.

•

Approved a mixed use building at 17-19 Depot Square that provided ten (three of
which are affordable) rental units above commercial space.

•

Approved a mixed use building at 17 Hammatt Street that created two rental units
above commercial space.

•

Conveyed Memorial Hall to non-profit at no cost, obtained $600,000 state grant,
provided $160,000 in locally-controlled funds, and approved 40B application to
facilitate the creation of seven affordable elderly rental units at 35 Central Street.

Government
•

Adopted the 2003 Community Development Plan (CDP), which set forth specific
strategies for amending the zoning bylaw to improve opportunities for business
and housing within the downtown area.

•

Modified zoning consistent to allow development projects to receive approval
from just one Town board rather than two.

•

Created a Town/business/industrial roundtable which continues to hold regular
meetings on issues of concern to the business community.
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Transportation, Traffic Circulation and Parking
•

Worked with the Ipswich Partnership to prepare “Parking Management for
Downtown Ipswich,” April 1997. This study provided the framework for
improvements which have improved the management of downtown parking
capacity.

•

Using state funds, reconfigured Market Square intersection to enhance pedestrian
access and safety and improve vehicular traffic flow, and made all intersections in
the downtown core accessible for the physically handicapped.

•

Convinced the MBTA to reconfigure the Washington St./Hammatt Street
intersection as part of the commuter railroad extension to Newburyport.

•

Emphasized priority of pedestrian linkages through development of the
Riverwalk.

Built Environment and Amenities
•

Prompted the State to resurface Central Street and rebuild sidewalk and curbing
from Hammatt Street to High Street Bridge.

•

Undertook a major streetscape improvement project on the Market Street
corridor, from Market Square to Depot Square, that provided new sidewalks,
historic lighting, benches, trash receptacles, and expanded sidewalk area with
granite pavers at Market and Depot Squares.

•

Through the Ipswich Partnership, created a façade improvement grant program
which led to the exterior improvement of several notable buildings in the
downtown, including 2 North Main Street and 2 South Main Street.

•

Resurfaced Saltonstall and Hammatt streets and replaced sidewalks on Hammatt
Street.

•

Adopted Design Review process as part of the Zoning Bylaw, providing guidance
to ensure that construction of new multi-family and commercial/ industrial
buildings is consistent with the surrounding historic and aesthetic environment.

•

Secured funding for, and oversaw design and construction of the $1.5 million
Ipswich Riverwalk, completed in 2006.

•

Worked collaboratively with family members of Faith Lamb Bryan on the design
and construction of “Faith’s Garden,” a beautiful memorial garden at the South
Main Street terminus of the Riverwalk.
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•

Obtained funds to design and construct improvements to the streetscape of the
North Green, including new sidewalks, curbing around greens to prevent erosion,
and historic lighting; implementation expected in 2011.

•

Beautification committee established the highly-successful “adopt an island”
program which has resulted in colorful landscaping at key intersections
throughout the downtown.

Arts, Natural and Cultural Resources, and Tourism
•

Established, and now provides financial support for, the Ipswich Visitor Center
on South Main Street.

•

Persuaded the State to construct a new fishway at the EBSCO dam to help restore
anadromous fish in the Ipswich River.

•

Obtained federal designation of the Mill and Brown’s Mill neighborhoods as
National Register Historic Districts.

•

In collaboration with local designers and historians, developed and installed an
interpretive sign at the South Main Street end of the Riverwalk pedestrian bridge.

•

In cooperation with the Ipswich Visitor Center, organized the Ipswich-Essex
Explorer bus which picks up visitors at the train station and transports them to
Russell Orchards, Crane Beach, Wolf Hollow, Appleton Farms, and destinations
in Essex.

•

Sold the former Town Hall for re-purposing as an arts and retail center, to include
a theater. Plans call for the use of this space for a variety of cultural activities.

2009 Downtown Development Plan, Town of Ipswich

Page 57

Recommended Policies and Actions
Looking back, progress over the past decade has been substantial. Particularly given the
uncertainties facing today’s economy, it is vital to continue to extend municipal support
and resources toward continued improvement and to thoughtfully evaluate how public
actions can best serve downtown Ipswich now and in the future.
To guide municipal action on the issues and opportunities identified throughout the
course of this document, the Town adopts the following policies and establishes the
following action plan. Decisions made by elected officials, boards and commissions, and
the Town administration should be consistent with the policies set forth below. Although
this plan suggests a number of actions by which these policies can be effectuated, these
recommendations are not intended to be all encompassing – in other words, proposed
developments and actions do not need to be specifically identified in this plan to be
consistent with it. What is important is that decisions and actions continue to be
consistent with these policies, to help move the downtown development process forward
in a coordinated and consistent way.

Business and Industrial Development
Issue: Downtown Ipswich has numerous assets (e.g., presence of EBSCO Publishing,
relatively diverse retail offerings for a small shopping area, commuter rail station, and
excellent restaurants) but also faces a number of significant challenges, such as the reuse
of vacant storefronts and buildings, and the need to retain and attract viable businesses.
The policies identified below, and the steps recommended to effectuate them, are
intended to build on the downtown’s economic strengths and bolster aspects of the
commercial and industrial sector that are deficient.
Policies
RETENTION AND EXPANSION: Promote the retention of existing businesses, while
encouraging the recruitment of appropriate businesses and industry to the downtown.
BUSINESS MIX: Encourage the continued diversification of offerings of goods and
services, while striving to also build upon existing strengths and clusters. Recognize that
the mix matters, and recruit businesses strategically with a goal toward developing the
range and selection that best serves residents, employees and visitors.
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DOWNTOWN REVITALIZATION: Continue to build the emphasis on the central
business district as the retail, financial, professional, and service center of Ipswich.
Recommended Actions
To implement the policies stated above, the following actions are recommended:
•

Develop a guidebook, “Starting or Growing your Business in Ipswich” that
clearly lays out steps for licensing and permitting, and sources of technical
and financial assistance. This would be of use for entrepreneurs seeking to
locate both in downtown and elsewhere in Ipswich. The Planning Department has
some examples of guidebooks done by other communities that could be used as
model for this effort.

•

Work cooperatively with prospective and existing businesses on issues where
the municipality can facilitate or expedite planning, permitting, financing,
and licensing. The Planning Department provides economic development
assistance to existing business owners as well as prospective buyers of
commercial properties, but a more coordinated and comprehensive program for
assisting businesses through the development pipeline is needed.

•

Recruit new businesses and services in cooperation with the business
community, consistent with the desires and priorities identified by
respondents to the downtown survey.

•

Develop, in collaboration with the business community, one or more
directional kiosks with an updated business directory and a map of
downtown. The current kiosk located on Union Street is tired, outdated and is of
minimal benefit.

•

Continue to support and promote the farmer’s market, expanding on
opportunities for municipal support through a “buy local” campaign. A
number of communities have undertaken efforts to promote local products, often
with significant success. Residents like to support local businesses, and also
appreciate the higher quality of the product.

•

Explore, together with representatives of the downtown business community,
the potential for greater shared marketing efforts to promote the ensemble of
downtown businesses. This type of effort might be suitably funded by a
Business Improvement District (BID)–style program, or a pilot grant program
funded by some combination of federal, state and local sources.
Conduct a survey of retail and restaurant customers to learn more about the
market, and make results available to the business community. Such a survey
could provide very useful information to business owners when considering how

•
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to move their businesses forward.
•

Conduct an annual evaluation of changes in the business environment (see
Benchmark checklist, page 70). This evaluation would then be provided to
business owners and the Ipswich Chamber of Commerce.

Housing
Issue: It is important to the vitality of a downtown to have a healthy supply of housing.
Not only do residents provide a ready consumer base for downtown businesses, but they
also improve the economic viability of properties by reducing their reliance on just one
sector of the economy.
Policy
RETENTION AND EXPANSION: Promote the retention of the existing housing supply
in the downtown area, and encourage appropriate expansion of a mix of housing
opportunities for various age and income groups.
Recommended Actions
To implement the policies stated above, the following actions are recommended:
•

Explore, on a site-specific basis, the appropriateness of development tools
such as 40R and transit-oriented development incentives. The Town’s
Planning Department has already begun this effort, and developers interested in
pursuing such tools will find a local government willing to assist. The existence
of the commuter rail station not only enhances the viability of downtown housing,
but also provides public funding opportunities that otherwise would not exist.

•

Continue to promote and support mix-used development within the
downtown core. In the past twelve years there have been three separate and
successful mixed used projects in the downtown, resulting in a total of 18
residential units and approximately 9,900 square feet of commercial space. There
are currently several underused or vacant properties in the downtown that would
be good candidates for mixed use development.

•

Conduct an annual evaluation of changes in downtown housing stock (see
Benchmark checklist, page 70).
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Government
Issue: There are many forces that contribute to the health of a successful downtown. The
role of the public sector in that outcome can sometimes be overstated, but there is little
doubt that government can significantly influence, in both positive and negative ways, the
vitality of a central business district. A principal role for local government is to
understand the interests of the business community, as well as the wants and needs of its
citizenry, so it can help the downtown to be as functional and as appealing a destination
as possible.
Policies
SERVICE DELIVERY: Undertake steps to improve the manner in which Town services
are delivered to the downtown business community.
COMMUNICATION: Continue to improve communication between Town government
and the downtown business community.
Recommended Actions
To implement the policies stated above, the following actions are recommended:
•

Streamline and coordinate developmental review processes. Some steps have
already been taken in this regard. For one, several years ago the Town modified
the zoning bylaw to allow the Planning Board to assume the authority of the ZBA
in certain instances, thus reducing the time and cost to developers in receiving
local approvals. The Town also now provides staff review of proposed projects
from public safety, public works, building, and planning officials, during or
before the formal permitting process.

•

Continue to evaluate new opportunities for revision of zoning codes to
facilitate positive development in the downtown.

•

Provide customer service and cross training for government employees.

•

Continue the Town/business/industrial roundtable, using it as a forum to
advance downtown initiatives and seek guidance on issues of concern to the
business community.

Transportation, Traffic Circulation, and Parking
Issue: A downtown cannot be successful unless it is accessible to its user base. The most
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successful downtowns are accessible in a variety of ways: by automobile, mass transit,
bicycle, and by foot. Downtown Ipswich is fortunate to have a within its confines a
commuter rail station, three municipal parking lots, and a decent pedestrian circulation
system. Still, all three of those transportation components need improvement, and to date
little has been done to accommodate bicyclists. The policies identified below, and the
steps recommended to effectuate them, are aimed at enhancing the accessibility of the
downtown to all who would visit, shop, or reside there.
Policies
PEDESTRIAN CIRCULATION: Provide a safe and continuous pedestrian circulation
system in the downtown by improving and extending sidewalks, paths, pedestrian
linkages, and crosswalks.
BICYCLES: Support and encourage the use of bicycles in both the downtown and
throughout the community.
IMPROVED PARKING MANAGEMENT: Continue to enhance on-street and off-street
parking in the downtown by improving its management and, when necessary, by
providing additional spaces.
PUBLIC TRANSPORTATION: Encourage public transportation and other
alternatives to the private automobile.
ROAD LAYOUT: Encourage the reconfiguration of deficient road intersections,
introducing traffic calming measures to enhance safety.
PARKING LOTS: Ensure that municipal parking lots, including the MBTA station area,
are attractive, clean and safe.
ACCESSIBILITY: Strive to make the downtown a place that is not only accessible to
people of all abilities, but also user-friendly, by creating obstacle-free connections for
wheelchairs, strollers, and an aging population.

Recommended Actions
To implement the policies stated above, the following actions are recommended:
•

Upgrade Central Street (between Manning and Market Streets) and South
Main Street to include road resurfacing, sidewalk replacement, new
sidewalks and crosswalks, traffic calming measures, and landscaping. This
main corridor through town is in serious need of improvement. A new water

2009 Downtown Development Plan, Town of Ipswich

Page 62

main has been installed this fall, but the cost of the other improvements will likely
exceed available funds, making the project dependent upon obtaining outside
funding.
•

Complete design and construct streetscape improvements at the North
Green, including new and replacement sidewalks, road narrowing, curbing
around the historic green, shorter crosswalks, bicycle racks, landscaping,
and historic lighting. The improvements are intended to enhance pedestrian
safety and access, preserve the historic and scenic character of the North Green,
accommodate bicyclists, improve on-street parking and reduce road pavement.

•

Create pedestrian linkages to the Riverwalk through connection to a larger
network extending to the Town Wharf, High Street, Turkey Shore Road and
the South Green. The general concept for this pedestrian network was first
defined in 1988 by a report commissioned by a subcommittee of the Master Plan
Commission. Some of the system is already in place (e.g., Sidney Shurcliff
Riverwalk, Downtown Riverwalk) but connections between these disparate
elements need to be forged.

•

Cooperate and support the privately-led initiative to design and construct a
bike/pedestrian link from the downtown to, and along, Argilla Road to Crane
Beach. Much of the design for this pathway has been completed; the next step is
to obtain the funds necessary for its construction.

•

Design and implement safety improvements at the Topsfield Road, Mineral
Street, and Liberty Street railroad crossings. The improvements are necessary
if the Town is to maintain itself as a silent zone under the federal law relative to
train whistle blowing. Funds for the initial design have been allocated; funds for
the actual construction need to be identified.

•

Regulate the use of the Topsfield Municipal Commuter Parking Lot through
the imposition of a user fee or the implementation of a parking sticker
system. A recent and sizeable increase in the fee imposed by the MBTA on
commuter lots will likely increase non-resident demand for the Town’s free
commuter lot. At minimum, a sticker system should be employed to insure that
the lot is benefiting local commuters, but more optimal would be a fee system that
would not only discourage non-resident users but also provide a potential funding
source for the public safety improvements that are being designed for the railroad
crossings in the downtown.

•

Expand and upgrade the Elm Street Municipal Parking Lot. The Elm Street
lot provides parking for users of the South Main Street commercial area, the
Riverwalk, and nearby residents, as well as satellite parking for the commuter
station. About two years ago the Town funded a conceptual layout plan which
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demonstrated that the number of spaces in the lot could be dramatically increased
with some reconfiguration of existing spaces and the addition of the adjacent
town land occupied the Elm Street electrical substation, which has been
decommissioned and will be removed in the summer of 2009. The expansion is
included in the the Town’s capital improvement plan for FY2012.
•

Construct sidewalk on the easterly leg of Brown Square. A sidewalk at this
location will provide pedestrian access from Hammatt Street and the Hammatt
Street municipal lot to Soffron Lane, soon to be the new home of the Ipswich
Brewery and Brewpub. The brewery has committed to funding 50% of the cost of
the sidewalk installation, which the Town hopes to undertake in 2009.

•

Develop safe bikeway connections and provide user-friendly, well-located
bike racks. The Town recently received a grant to install a number of bike racks
throughout the town. Eight locations in the downtown have been identified for
installation, which is expected to occur in the spring of 2009.

•

Reconfigure and upgrade the public/private Hammatt Street Parking Lot,
working collaboratively with the owners of the private portions of the lot.
The Hammatt Street Parking Lot is the central parking area in downtown Ipswich,
providing over 250 spaces for public and private use. Yet the lot and its access
driveways are poorly configured, aesthetically unappealing, and unfriendly to
pedestrians. Addressing these issues is complicated because the lot has multiple
owners, resulting in competing interests and disjointed maintenance. An effort is
now underway to develop support for a redesign of the lot that would create a
more efficient and aesthetically appealing layout which would also provide
significantly more parking spaces than currently provided. Once possible funding
source for this initiative would be through the creation of a Business
Improvement District (BID) that is funding by local businesses.

Built Environment and Amenities
Issue:The attractiveness of a downtown’s built environment, and the presence of
amenities, can significantly affect its desirability as a place to shop, visit, and live.
Recognizing this, the Town has undertaken several major public improvement initiatives
in recent years, including the Riverwalk and streetscape improvements at Market Square
and Depot Square. A number of property owners have also invested significantly in their
properties and enhanced their appearance. Still, there remain areas of the downtown
that need significant improvement upgrades, and prominent vacant or underutilized
properties that need to be reused.

Policies
ADAPTIVE REUSE: Encourage the adaptive reuse of vacant and underutilized
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downtown buildings and sites.
MANAGEMENT AND MAINTENANCE: Continue to improve the management and
maintenance of public spaces in the Town center.
DESIGN: Encourage a high standard of site and building design in all development.
PHYSICAL IMPROVEMENTS: Continue to improve the physical appearance of the
downtown area.
Recommended Actions
To implement the policies stated above, the following actions are recommended:
•

Work closely and collaboratively with property owners and prospective
developers on re-use projects for vacant and underutilized properties, using
available tools as appropriate such as Tax Increment Financing, 40R, and
expedited permitting.

•

Continue to work through the Design Review Committee to review and
approve the design of new commercial and multi-family buildings.

•

Encourage business and industrial property owners in the town center to
maintain the appearance of their properties. Consider establishing an annual
competition for “best new sign,” “façade,” “best flower box”, etc., to promote and
celebrate individually initiated improvements.
Complete design and construct streetscape improvements at the North Green
(as recommended under Transportation, Traffic Circulation, and Parking
section above).

•

•

Extend the Riverwalk, and encourage activities and uses which expand the
emphasis on the Ipswich River as a focal point and key asset in the
downtown. In 2007 EBSCO Publishing generously gifted to the Town a 150 foot
long easement behind its Union Street parking lot which would allow for an
extension of the Riverwalk toward Market Street. The 2008 Annual Town
Meeting then voted to allow a previously appropriated but unspent $75,000
Riverwalk bond to be used for the purpose of extending the Riverwalk. To
proceed with this project, the Town should reestablish the Riverwalk committee
to oversee this and other Riverwalk expansion efforts, as well as to advocate for
ongoing maintenance of the entire trail network.

•

Expand outdoor seating by providing additional benches and outdoor sitting
areas, particularly those that play to the asset of the riverfront area. One
potential location is along the Ipswich River at near the Farley Brook inflow, at
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the terminus of the aforementioned easement recently granted by EBSCO
Publishing.
•

Explore the opportunity to install a small play structure near the Riverwalk
to further enhance the amenities available to young children and their
parents.

•

Continue redesign and beautification efforts for municipal parking lots (see
recommendations under Transportation, Traffic Circulation, and Parking
section above).

•

Take steps to minimize the visual impact of utility poles and wires. The
optimal solution is to relocate the services underground, but this approach is
extremely costly and might prove infeasible. Less drastic measures could include
reducing the number of wires overhead, and relocating poles behind buildings
wherever possible.

•

Develop the Town parcel at 52 South Main Street as a small pocket
park/river overlook. This small property is currently used by abutting private
property owners for parking. Creatively approached, this parcel could potentially
still accommodate off-street parking while providing a fabulous overlook of the
Ipswich River and view of the Ipswich historical mural on the EBSCO building
directly across the river.

•

Continue to install and maintain attractive trash receptacles at appropriate
locations in the central business district, and explore installing an
accompanying set of recycling receptacles.

•

Refer to the design guidelines in the Ipswich Town Character Statement when
undertaking private and public improvements in the downtown. Among
other things, these guidelines: (1) encourage redevelopments, renovations and
expansions to use building elements that fit with and enhance the town center
character; (2) recommend adaptive reuse of existing mill buildings rather than
new construction; and (3) encourage designs that preserve river and open space
views and enhance and respect historic building styles while maintaining creative
expression of individual proprietors.

Arts, Natural and Cultural Resources, and Tourism
Issue: Ipswich is fortunate to have a wonderful natural resource (Ipswich River) and
significant historic resources (its historic buildings) in its town center. The Town is also
fortunate to have a strong artist community. These assets provide a firm foundation for
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the Town’s efforts to expand the tourism sector of its economy.
Policies
CULTURAL FACILITIES: Encourage the development of recreational and cultural
facilities in the downtown.
ARTS/CREATIVE ECONOMY: Recognize that the arts and creative economy
businesses are important contributors to the community’s character and business
environment, and extend municipal support to such endeavors as appropriate.
PROMOTION: Encourage the tourism sector of the economy by promoting Ipswich's
heritage and its historic and natural resources.
RIVER ACCESS: Continue to improve access to the Ipswich riverfront.
Recommended Actions
To implement the policies stated above, the following actions are recommended:
•

Work collaboratively with the developer of the former Town Hall to support
and advance the proposed theater/retail center. The adaptive reuse of the
former town hall as a theater, restaurant and retail complex would provide a huge
boost to this area of the downtown, as well as address a need that has gone unmet
in Ipswich since the Strand Theater was demolished in the 1980s. The economics
of such a use are challenging, which was at least one of the reasons that the
current owner abandoned his plans to move forward with the project. However,
Thomas Mayo, a local architect who was part of the owner’s development team,
is seeking to acquire the building and has entered into a purchase and sales
agreement with the owner. Mayo’s intention is to fulfill the original vision for the
Town as a theater, restaurant and retail center.

•

Continue to fund the Ipswich Visitor Center operation. The Visitor Center,
besides providing as a source of information for tourists and visitors to town, also
produces promotional maps and brochures about Ipswich that are distributed
regionally. Last year the Center assisted 5,343 visitors, many of whom were from
other regions of the country as well as from outside the United States.

•

Develop a trail system which directs tourists to points of interest within the
downtown and nearby neighborhoods. The concept is similar to what has been
done in Boston (and, closer to home, in Gloucester), where the visitor is guided
by a combination of markers and interpretative signs to places of interest in the
community.
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•

Extend the Riverwalk, and encourage activities and uses which expanding
the emphasis on the Ipswich River as a focal point and key asset in the
downtown (as recommended under Built Environment and Amenities section
above).

•

Develop a system of bicycle and pedestrian pathways to link points of interest
in outlying areas of Ipswich to the town center. One component of this system
would be the Argilla Road path described under Transportation, Traffic
Circulation, and Parking section above).

•

Install directional maps at the downtown municipal parking lots to orient
visitors to downtown Ipswich. This would include the Hammatt Street Lot, the
Elm Street Lot, and the Commuter Lot on Topsfield Road.

•

Conduct a survey of beachgoers to assess opportunities for drawing these
visitors to the downtown for dining and shopping.

•

Develop a comprehensive signage system which:
o welcomes people to Ipswich
o directs motorists and pedestrians to points of interest
o identifies scenic routes
o identifies and interprets historically significant sites
Communities that welcome visitors and make it easy for them to find points of
interest are likely to encourage return visits and thus increase tourism. This is
particularly true for a town like Ipswich which has an abundance of natural and
historical resources to offer. The Town has a strong interest in developing a
comprehensive signage program, but has decided to defer it until the current
economic downturn has passed, and funds are more readily available.
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V. Implementation and Monitoring
Whether any plan succeeds is in direct proportion to two things: the extent to which steps
are taken to implement the recommended actions, and the vigilance with which
monitoring occurs to see how effective these measure appear to be. The interplay
between these allows for modification of the plan if, upon examination, the recommended
strategies don’t appear to be working effectively.
To that end, we close this plan with the recommendation that the Planning Department be
tasked with the preparation of an annual summary to note progress made on
recommended actions set forth in Section IV.
In addition, basic benchmarks can be used to monitor measurable changes in indicators
which speak to the relative health and success of the downtown. Earlier in this report,
baseline data was provided for this recommended series of benchmarks. An annual
update will provide a measurable gauge of changing conditions in the downtown area.
A sample summary report and benchmark checklist is provided in Appendix C.
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Implementation Matrix
Policy (Action Task)

Priority

Responsible
Party

Notes

BUSINESS AND INDUSTRIAL DEVELOPMENT
Policy 1: Promote the retention of existing businesses, while encouraging the
recruitment of appropriate businesses and industry to the downtown.

M

Building and
Planning
Departments

B1.2 Connect current or prospective business owners
with business development services and funding
sources.

M

Selectmen,
Economic Dev.
Roundtable,
Planning Dept

B1.3 Develop a guidebook, “Starting or Growing
Your Business in Ipswich”.

L

Planning Dept.,
Economic Dev.
Roundtable

B1.1 Facilitate and expedite permitting and licensing.
Use MGL 43D and MARPA’s analysis as a guide

Policy 2: Encourage the continued diversification of offerings of goods and
services, while striving to also build upon existing strengths and business
clusters.
B2.1 Develop one or more directional kiosks with a
business directory and a map of the downtown.

H

Planning Dept.,
Economic Dev.
Roundtable

B2.2 Support and promote the Ipswich Farmer’s
Market

H

Planning Dept.,
Ag. Commission

B2.3 Create a “Local Ipswich” logo which could be
used by farmers and perhaps artists and artisans
to market their products.

H

Volunteers, Ag.
Commission,
Planning Dept.

B2.4 Explore possibilities for greater shared
marketing efforts amongst downtown businesses.

M

Econ Dev.
Roundtable,
Planning Dept.
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Priority

Responsible
Party

B2.5 Recruit new businesses and services,
recognizing that the mix matters.

M

Selectmen, Econ
Dev. Roundtable,
Planning Dept.

B2.6 Conduct a survey of retail and restaurant
customers.

M

Policy (Action Task)

Notes

Selectmen, Planning
Consultant may be
Dept., Econ Dev.
required.
Roundtable

Policy 3: Continue to emphasize the central business district as the retail,
financial, professional and service center of Ipswich.
B3.1 Seek economic development assistance through
MAPC and the North Shore Alliance for
Economic Development.

L

Selectmen,
Planning Dept.

B3.2 Develop a web page on the Town’s website
devoted to vacant buildings or other properties
ready for redevelopment.

H

Planning Dept.,
local Realtors

B3.3 Post upcoming downtown happenings (such as
Olde Ipswich Days events) on the Town
website.

L

Volunteers,
Planning Dept.,
MIS Dept.

B3.4 Conduct an annual evaluation of changes to the
business environment.

H

Planning Dept.,
Econ Dev.
Roundtable

HOUSING
Policy 1: Promote the retention of the existing housing supply in the downtown
area, and encourage appropriate expansion of a mix of housing opportunities for
various age and income groups.
H1.1 Explore on a site-specific basis, the
appropriateness of development tools such as
40R and TOD incentives.

M

Planning Dept.

H1.2 Encourage further mixed-use development
downtown.

H

Planning Board,
Planning Dept.
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Policy (Action Task)

H1.3 Conduct an annual evaluation of changes in
downtown housing stock.

Priority

Responsible
Party

H

Planning Dept.

Notes

GOVERNMENT
Policy 1: Undertake steps to improve the manner in which Town services are
delivered to the downtown business community.

G1.1 Improve the Planning & Development web
pages to provide more information on-line.

H

Planning Dept.

G1.2 Evaluate new opportunities for zoning code
revisions such as form-based zoning.

M

Planning Board,
Planning Dept.

G1.3 Provide customer service training and crosstraining for municipal employees.

L

Selectmen

G1.4 Streamline and coordinate development review
processes.

M

Planning Dept,
ZBA, Building
Dept.

Policy 2: Continue to improve the communication between the Town government
and the downtown business community.

G2.1 Continue the Town’s Economic
Development/Business Roundtable.
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Policy (Action Task)

Priority

Responsible
Party

Notes

TRANSPORTATION, TRAFFIC CIRCULATION AND PARKING
Policy 1: Provide a safe, continuous and accessible pedestrian circulation system
in the downtown by improving and extending sidewalks, paths, pedestrian
linkages and crosswalks.
T1.1 Improve Central and South Main Street
streetscapes

M

Selectmen, Planning
Dept., DPW, Town
Meeting

T1.2 Complete the North Green Streetscape
Improvement Project

H

Selectmen, Planning
Dept.

T1.3 Construct sidewalk on easterly leg of Brown
Square.

H

DPW, Ipswich
Brewery

T1.4 Create pedestrian linkages to the Riverwalk.

M

Selectmen, Planning
Dept., Volunteers

On-going effort.

Policy 2: Support and encourage alternative means of transportation such as
walking, bicycling and riding the train to, from and within the downtown and the
entire Town.
T2.1 Support the privately led initiative to construct a
bike/pedestrian link from the downtown, along
Argilla Road, to Crane Beach.

H

Selectmen,
Planning
Dept.,Volunteers

T2.2 Provide user-friendly well-located bicycle racks
within the downtown.

H

Selectmen,
Planning Dept.

On-going.

Policy 3: Continue to enhance on-street and off-street parking in the downtown by
improving its management, appearance and, when necessary, by providing
additional spaces.
T3.1 Conduct a parking utilization study of
downtown lots and on-street parking, using
the results to inform any redevelopment
efforts.
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Planning Dept.,
Police Dept.
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required.
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Policy (Action Task)

Priority

Responsible
Party

T3.2 Improve the Elm Street Municipal Parking Lot
based on the results of the parking utilization
study.

H

Planning Dept.,
Town Meeting

T3.3 Work with the private owners to improve the
public/private Hammatt Street Parking Lot
based on the results of the parking utilization
study.

H

Selectmen,
Planning Dept.,
Town Meeting

T3.4 Consider parking management techniques such
as permitting or metering for on and off-street
parking based on the results of the parking
utilization study.

M

Selectmen, Police
Dept, Planning
Dept.

T3.5 Ensure that municipal parking lots, including
the MBTA station area, are attractive, clean and
safe.

H

Selectmen, DPW

T3.6 Limit commercial vehicle parking on Union
Street.

M

Selectmen,
Planning Dept.

T3.7 Amend the Table of Minimum Parking
Requirements by establishing maximums in
some cases and reducing minimums in others.

M

Planning Board,
Planning Dept.
Town Meeting

T3.8 Amend the Zoning Bylaws to adjust parking
requirements for housing when the housing is
near overnight public parking.

M

Planning Board,
Planning Dept.
Town Meeting

Notes

Policy 4: Encourage the reconfiguration of deficient road intersections and
railroad crossings to enhance safety.
T4.1 Consider traffic flow alternatives such as a
roundabout at intersection of Central and
Market Streets.

H

T4.2 Design and implement safety improvements at
the Topsfield Road, Mineral Street and Liberty
Street railroad crossings.

H
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Policy (Action Task)

Priority

Responsible
Party

Notes

BUILT ENVIRONMENT AND AMENITIES
Policy 1: Encourage the adaptive reuse of vacant and underutilized downtown
buildings and sites.

E1.1 Collaborate with property owners and
prospective developers, using tools such as TIF,
40R and expedited permitting.

H

Selectmen,
Planning Board,
Planning Dept.

Policy 2: Continue to improve the physical appearance, management and
maintenance of the downtown area and its public spaces.

E2.1 Extend the Riverwalk.

M

Planning Dept.,
Selectmen,
Volunteers

E2.2 Explore the opportunity to install a small play
structure near the Riverwalk.

L

Planning Dept.,
Volunteers

E2.3 Expand outdoor seating by providing additional
benches and sitting areas, particularly in areas
that afford a river view.

M

Planning Dept.,
Volunteers

E2.4 Take steps to minimize the visual impact of
utility poles and wires.

M

Utilities Dept.

E2.5 Develop the Town-owned parcel at 49 South
Main Street as a small pocket park/river
overlook.

L

Selectmen,
Planning Dept.

E2.6 Continue to install and maintain attractive trash
receptacles at appropriate locations and explore
adding recycling containers too.

M

Selectmen

E2.7 Encourage business and industrial property
owners to maintain the appearance of their
properties.

H

Selectmen,
Design Review
Board
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Policy (Action Task)
E2.8. Replace streetlights with historic lighting
where appropriate, preferably the same design
as specified for the North Green project

Priority

Responsible
Party

L

Selectmen,
Utilities Dept.

Notes

Policy 3: Encourage a high standard of site and building design in all
development.
E3.1 Refer to the design guidelines included in the
Ipswich Town Character Statement when
undertaking improvements downtown.

H

Design Review
Board, Planning
Dept.

On-going.

E3.2 Continue to work through the Design Review
Committee to review and approve new
commercial and multi-family buildings.

H

Planning Board
Planning Dept.

On-going.

ARTS, NATURAL AND CULTURAL RESOURCES AND TOURISM
Policy 1: Encourage the development of recreational and cultural facilities in the
downtown, extending municipal support when appropriate.
C1.1 Collaborate with the developer of the former
Town Hall to advance the proposed
theatre/retail center.

H

Selectmen,
Planning Dept.

Policy 2: Encourage the tourism sector of the economy by promoting Ipswich’s
heritage and its historic and natural resources.

C2.1 Continue to fund the Ipswich Visitor Center
operation.

H

Selectmen

C2.2 Install directional maps at the downtown
municipal parking lots.

H

Selectmen,
Planning Dept.

C2.3 Develop a comprehensive signage system.

H

Selectmen,
Planning Dept.
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Policy (Action Task)
C2.4 Conduct a survey of beachgoers to assess
opportunities for drawing these visitors to the
downtown.

Priority

Responsible
Party

Notes

M

Selectmen,
Planning Dept.

Consultant may
be required.

Policy 3: Continue to improve access to the Ipswich riverfront.

C3.1 Encourage site design and improvements that
are sensitive to and enhance river views and
access whenever possible..
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Appendix A: Downtown Ipswich Survey Method
Design: The Downtown Ipswich Survey was designed, developed and tested prior to release by
staff in the Planning office. Test subjects included residents and business owners; their valuable
feedback helped refine and improve the survey prior to its town-wide launch, and we are grateful
for their help.
Purpose: General survey of attitudes about the quality of Ipswich’s downtown, the variety of
goods and services available, its appearance and amenities, parking, and priorities for future
improvements.
Target: Town residents, downtown employees
Distribution methods:
•

First released at Town Meeting on May 13, 2008 (poster, paper copies and smaller takeaway sheets with directions on how to visit the Town website and take the survey were
distributed)

•

Paper copies and small handouts with website instructions for the survey were made
available throughout Town Hall and at the public library

•

E-mail distribution lists (Chamber of Commerce, various town-generated lists) were used
to distribute a link to take the survey, with the suggestion that the survey link could be
forwarded to others who might be interested. EBSCO’s human resources department also
sent the survey invitation and link to all employees.

•

Two articles about the survey appeared in the Ipswich Chronicle – the first was about the
survey, letting readers know how to access it electronically or how to obtain a paper
copy, the second told readers that the survey was complete and that they could view the
over 900 responses directly on the Town website.

Responses: 904 responses were received, approximately 50 of which were paper surveys which
were then entered into the electronic survey database. Almost everyone who started the survey
completed it (88.9%) – an indicator that the survey proved sufficiently interesting and not too
lengthy to most respondents.
Time frame: Survey ran from its launch at Town Meeting on May 13 to its close on June 10,
2008.
Analysis: Because of the survey’s electronic format, the data collected can be queried and sorted
in a variety of useful ways. For example, the responses received from those who work in the
downtown (but live elsewhere) can be distinguished from those of town residents, and can be
analyzed even more finely to allow a view of what – for example – EBSCO employees would
like to see added to the mix of downtown businesses.
Full results: Are available through the Planning Department and at the Library.
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Appendix B: Survey of Downtown Businesses
Design: The Downtown Business Survey was designed by staff in the Planning office; its design
was influenced by feedback in response to a draft circulated to all Chamber of Commerce
members. Their valuable feedback and thoughtful comments helped refine and improve the
survey prior to its release to the business community, and we are grateful for their help.
Purpose: To specifically explore the concerns and perspectives of the downtown business
community, as well as to obtain views from the broader Ipswich business community.
Target: Downtown business owners and operators, also the Ipswich business community as a
whole. Survey was designed to allow review of both groups separately or together.
Distribution methods:
•

Designed in June of 2008, with feedback sought from Chamber members prior to release
in July 2008

•

The town’s reverse-911 system was used to identify all business listings within the
downtown focus area

•

An invitation to take the survey was sent via telephone using the automated reverse 911
system, followed up by a postcard, to each of the 170+ businesses identified within the
focus area. A link to the survey on the Town website was provided, along with a
password.

•

The Chamber of Commerce sent an invitation to participate in the survey to all members,
also through a password-protected link on the Town website.

•

Once the survey was complete, a thank you e-mail was sent to the distribution list and a
link was provided to view the survey results on the Town website.

Responses: A total of 53 responses were received, 39 of which reported that their business was
located in the downtown area. About 80% of those who started the survey completed it – an
indicator that the survey proved sufficiently interesting and not too lengthy to most respondents.
Time frame: Survey ran from its launch on July 16 to its close on August 25, 2008.
Analysis: Because of the survey’s electronic format, the data collected can be queried and sorted
in a variety of useful ways. For example, the responses received from those who indicated that
their business is located within the downtown can be distinguished from other members of the
business community, and can be analyzed even more finely to allow cross-analysis of responses
by type of business.
Full results: Are available through the Planning Department and at the Library.

2009 Downtown Development Plan, Town of Ipswich

Page 79

Appendix C: Annual Action Report and Benchmark Checklist
Period: _______

Prepared by:
Date:

Planning & Development
__________

Benchmarks:
•

•
•

Total number of businesses in downtown
o List of business closings
o List of business openings
Economic development tools utilized
Total number of housing units
Occupied real estate (sq. feet)
o Vacant retail space (sq. feet)
o Occupied office space (sq. feet)
o Vacant office space (sq. feet)
Occupied residential space (sq. feet)
Vacant residential space (sq. ft.)

•

Public improvements and their costs

•
•
•

Provide a bulleted list of action steps taken during this reporting period, accompanied by
a narrative, as appropriate.
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