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Executive summary

Background

 In January 2019, the Gloucester Economic Development and 
Industrial Corporation (EDIC) engaged Antonio Raciti, Assistant Profes-
sor in the Urban Planning and Community Development (UPCD) Pro-
gram in the School for the Environment (SFE) at UMass Boston to lead 
a research team charged with the task to assess the strengths, weak-
nesses, opportunities and threats of two industrial parks developed by 
the Gloucester EDIC starting in the 1970’s. While the parks today are 
mostly built out, the EDIC undertook the study to determine what, if 
any, steps it should take to protect the asset value of the parks through 
business retention and attraction initiatives.  

 The UPCD team conducted an extensive outreach campaign to 
business owners and tenants in the two industrial parks which resulted 
in (A) securing 25 interviews with occupants of both parks – nineteen 
in Blackburn and six in Cape Ann – and (B) generating an updated da-
tabase of current businesses in both parks. Interviews were conducted 
between March and May 2019 using a survey instrument that included 
both quantitative and qualitative questions. On October 30th, 2019, re-
sults from the survey were shared in a focus groups with participants 
coming from both Blackburn and Cape Ann Industrial Parks. This report 
presents findings of the survey and focus group, as well as introduces 
planning recommendations for both parks. 

Observations

 The occupants of the parks hold both consistent and divergent 
views on issues affecting their business performance. Generally consis-
tent opinions in both parks include relatively high levels of satisfaction 
with the location in Gloucester in part due to quality of life; access to 
supply chains; access to the parks and parking within; and the quality 
of services such as trash removal and water supply.  

Also consistent are levels of dissatisfaction with electric power supply; 
internet services; availability of skilled workers; lack of “last mile” trans-
portation from train stations to the parks, which hurts employee attrac-
tion; lack of competitive shippers; and lack of food services.

 Divergent opinions surfaced on issues of park appearance, satis-
faction with roads and streetlighting and city responsiveness to issues. 
Blackburn occupants were more likely to see these as strengths while 
Cape Ann occupants see them as areas for improvement. One factor 
is a sense that Blackburn is better managed because of direct involve-
ment of business owners while there is less clarity about responsibility 
for Cape Ann with owners looking more toward a “public authority” for 
park management.

 Opportunities identified by the UMass team for EDIC consid-
eration include more direct involvement within the parks to include 
regular meetings, and follow-up, with business owners and operators; 
advocacy on behalf of owners and operators to address issues such 
as power supply, internet service, worker availability and job training; 
assessment of opportunities for park expansion, especially at Cape Ann 
Industrial Park; and cataloging of vacancies, both for space and jobs.  

 Threats identified in the survey affecting park performance, 
and in discussions with EDIC board members, include failure to act on 
concerns noted above such as power supply, internet, transportation 
and workforce availability, the lack of space for expansion with many 
of those interviewed concerned about outgrowing existing space with 
few options available. While not specific to the study but surfaced in 
multiple conversations is a need to better understand business and 
market trends likely to affect future economic development through-
out Gloucester.
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1. Introduction

 In January 2019, Antonio Raciti, Assistant Professor in the Ur-
ban Planning and Community Development (UPCD) Program in the 
School for the Environment (SFE) at UMass Boston was contacted by 
the Gloucester EDIC (Economic Development and Industrial Corpora-
tion) Board of Directors to engage in a conversation of the possible 
future of two industrial parks located in the City of Gloucester: the 
Kondelin Road (known as Cape Ann) and Blackburn Industrial Parks. 
Gloucester EDIC Board wanted to explore the current status of the 
existing industrial parks developed by the EDIC to provide a founda-
tional study for the ongoing discussion that the EDIC Board is having 
with the City of Gloucester Community Development (CD) Depart-
ment on the forthcoming planning process and the City future eco-
nomic development.

 In particular, the EDIC Board was interested in assessing the 
current conditions and explore possibilities for further expansion of the 
two industrial parks. As the consultant of EDIC Gloucester, the UPCD 
Program has been carrying out a set of research activities aimed at an-
swering the following main research questions:

 What is the current state of the existing indus-
trial parks in the city of Gloucester? To what degree is 
there additional potential for reuse and/or expansion 
of the existing industrial facilities?

 
 In order to answer these questions, the UPCD research team 
– composed by Antonio Raciti (PI and supervisor) and Emma Snellings 
(Research Assistent responsible for community outreach, data collec-
tion and analysis) assisted by students from the Urban Planning Studio 
(A.Y. 2018/2019) for the outreach component of the research process 
– completed the following tasks:
 

• A compilation of the most updated information on 
business owners and tenants in the Kondelin Road (Cape 
Ann from now on) and Blackburn Industrial Parks;

• Review of available and most current economic data 
for these business owners;

• Review of relevant city and regional plans;

• Preliminary meetings with business owners and ten-
ants to develop the research instrument to conduct 
interviews;

• Conduct interviews with owners and tenants in both 
parks;

• Conduct one focus group meeting to discuss findings 
of the interview campaing.

 This final report presents strengths, weaknesses, opportuni-
ties, and threats for the two industrial parks. The assessment includes 
considerations on water, sewer, telecommunications, other infrastruc-
tures, energy efficiency and programmatic opportunities, city services, 
storm water management, traffic, parking, housing, worker training, 
and attracting workers. Findings from this research presented in this 
report support an action plan with recommendations to be implement-
ed in the short, medium, and long run by the EDIC in collaboration with 
public and private partners. 

 The Appendix Section (pp. 50-63) contains the most updated 
list of businesses for both Cape Ann and Blackburn Industrial Parks (Ap-
pendix A); the chart used to compare differences in land use (See § 
3: Parks Sites and Plans Review) as currently indicated in the City of 
Gloucester Zoning Bylaw (Appendix B); the instrument administered in 
both parks to conduct interviews with owners and tenants (Appendix 
C); and the summary of the focus group hosted in Gloucester on Oct. 
30th, 2019 (Appendix D).
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Fig. 1 - The Essex County and its municipalities (left); the Cape Ann 
Region (bottom right); and the City of Gloucester (in red) with the 

Blackburn and Cape Ann Industrial Parks highlighted (top right) 
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2. A snapshot of Blackburn and Cape Ann Industrial Parks

 In the late 70s early 80s, the Gloucester EDIC – formed in 1977 
under Chapter 121 C of the Massachusetts General Laws – developed 
the Cape Ann and Blackburn Industrial Parks, which today represent 
the largest parks in the City of Gloucester. Other Gloucester industrial 
areas include Pond Road, Kettle Cove, a section of Gloucester Ave near 
Blackburn Circle, and the marine industrial area near downtown and 
along the Gloucester waterfront. 

 As Gloucester seeks to redefine its economy with the shrinking 
of the fishing industry, the industrial parks have seen and will continue 
to see changes in their business types and structures. Cape Ann and 
Blackburn Industrial Parks, in particular, represent major economic 
and industrial engines not only for the City of Gloucester, but also for 
the entire Cape Ann Region and the Essex County. 

 To contextualize the Cape Ann and Blackburn Industrial Parks, 
this section introduces census data from the American Community Sur-
vey (ACS) to better understand the main economic trends in the City of 
Gloucester, the Cape Ann Region (which comprehends the municipal-
ities of Gloucester, Manchester by the Sea, Rockport, and Essex) and 
the Essex County. 

 Table I shows the 2017 Employment Status in the City of 
Gloucester, the Cape Ann Region, and the Essex County. 63.4% of the 
Gloucester population is in the labor force (Tot. 16.294). This rate of 
employment is consistent with the Cape Ann Region, as well as the en-
tire Essex County. In particular, 15.249 people constitute the Glouces-
ter labor force population that is currently employed in the following 
industries: Management, Business, Science, and Arts (40.7%), Service 
(18.5%), Sales and Office (19.6%), Natural Resources, Construction and 
Maintenance (10.1%) and Production, Transportation and Material 
Moving (11.1%).

 Table II shows industry by employment in the County, Region, 
and City: major industries exhibit consistent trends across the three 
units of analysis. In particular, Educational services, and Health Care and 
Social Assistance today employ more than 4.000 people and constitute 
the major industry across all the Essex municipalities. The second ma-
jor industry sectors are Arts, Entertainment, and Recreation, and Ac-
commodation and Food Services (12.7%), Manufacturing (11.8%), Pro-
fessional, Scientific, and Management, and Administrative and Waste 
Management Services (10.3%), Retail Trade (9.4%) and Construction 
(7.5%). Other industries follow these sectors with lower percentages.

Table I - Employment Status in Essex County, Cape Ann Region, and Gloucester (MA)
Source: ACS 5-year Estimates (2017)
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 Cape Ann and Blackburn Industrial Parks currently employ 2.339 
people (2018 ReferenceUSA Datasource) across all the above-men-
tioned industries. When compared with the total number of employ-
ees at the city and regional levels, this number represents 15% of the 
total employed population in Gloucester, and 10% of the employed 
population counted in the Cape Ann Region. 

 Consistently with regional and city trends, Manufacturing and 
Health Care and Social Assistance represents the major employer sec-
tor in the parks. In particular, AMAT/Varian is the biggest employer in 
Gloucester and Cape Ann region with a total number of 1136 employ-
ees (2018 ReferenceUSA Datasource) and represents an outlier if com-
pared to all the other employers in the two studied parks.

Table III - Workers communting to Workn Essex County, Cape Ann Region, and Gloucester (MA)
Source: ACS 5-year Estimates (2017) 

Table II - Industry by Occupation in Essex County, Cape Ann Region, and Gloucester (MA)
Source: ACS 5-year Estimates (2017)
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Table IV - Industrial Parks Current Industries
Source: 2018 ReferenceUSA Database

 Table III shows the number of employees by industry in the two 
parks with the exclusion of AMAT/Varian which counts for 48% of the 
total number of employees currently working in both parks.

 Almost 97% of the employed population in Gloucester com-
mutes to work. The mean travel time to work is 26.3 minutes and most 
of the commuters (76.1%) use private vehicles as main means of trans-
portation. 7.4% of the commuters privileges carpooling to work and 
only 4.7% uses public transportation, while only 5.1% use walk to the 
work place (see Table IV). 

 These percentages have been confirmed, and their value be-
ing reinforced, during the interview campaign and the focus group 
meeting. According to interviewees, the majority of the employees 
drives private vehicles to come to the parks and prefers not to car-
pool. The use of car over other forms of transportation is also de-
termined by the fact that parking is not considered an issue in both 
industrial parks. Despite the convenience of having large parking ar-
eas available, business owners and tenants lamented the lack of pub-
lic transportation between the industrial parks and the main public 
transportation routes.
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Fig. 2 - Location of the Blackburn Industrial Park within the City bound-
aries (on the left); parcels of the Blackburn Park on an aereal view 
(bottom)
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3. Parks Sites and Plans Review

 The Blackburn Park – with access from Yankee Division High-
way (Route 128) at Blackburn Circle – is located on the North East 
side of Gloucester historic center and it is approximately 172.8 acres. 
It was developed at the end of the Route 128 and its physical devel-
opment clusters around three main roads: Dory Rd., Blackburn Dr., 
and Great Republic Drive. The Blackburn property system is articu-
lated in 27 large properties (Fig. 2) whose owners rent out smaller 
buildings sections to a total of 96 businesses (see Appendix A for a 
complete list). 

 Cape Ann Industrial Park at Kondelin Road is located on the 
South West side of Gloucester and it is approximately of 70.7 acres 
(Fig. 3). It was developed with a cul-de-sac design on Kondelin Road 
two miles from Route 128 near Route 133. Contrary to Blackburn the 
system of property in Cape Ann Industrial Park is parceled and, over-
all, property owners coincide with business owners. According with 
the most updated list, this park currently houses 38 businesses (see 
Appendix A for a complete list).

 The Blackburn and Cape Ann Industrial Parks are in different 
zones, which can impact the types of development options available 
to both parks. Blackburn is in the Business Park zone, while Cape Ann 
is the General Industrial zone. There are differences in both lot size 
minimums and allowed uses. In the Business Park zone, the minimum 
lot size is 40,000 square feet, while in the General Industrial zone the 
minimum lot size is 10,000 square feet. Appendix B contains a chart 
of uses from the City of Gloucester Zoning Bylaw. While the zones 
share many common uses, there are a few differences in the allowed 
uses, which are highlighted in the list presented in Appendix B.

 To complement indication contained in the Zoning Bylaw, it is 
important to analyze reccomendations included in the plans generat-
ed over the last twenty years for the City of Gloucester. While none of 
these plans directly concerns the Blackburn and Cape Ann Industrial 
Parks, the goals set forth in those plans can affect the city’s larger 

priorities, which in turn can affect the parks. These plans include: the 
Community Development Plan for the City of Gloucester (2001), the 
West Gloucester Land Use and Wastewater Plan (2001), the Report for 
Industrial Park Location Analysis (2007), the New Maritime Port Econ-
omy Report (2012), and the Economic Development Assessment Team 
Report for the City of Gloucester (2011).

 The Community Development Plan for the City of Gloucester 
(2001) outlines several ways in which industrial uses are a priority for 
Gloucester. In the Land Use section of the plan, industrial uses are high-
lighted twice. In the objective section, one objective is to protect in-
dustrial park space and land zoned for non-residential use. In addition, 
Land Use Strategy #6 is to “manage existing and future development to 
meet City environmental and economic objectives and reserve Business 
and Industrial Park space for commercial and industrial purposes.” (pg. 
19) In the Water section, Strategy #2 is to “provide capacity to meet 
the existing and future sewer needs of the residential, commercial and 
industrial uses.” (pg. 111). More research will be required to discern 
whether these goals have been achieved in the 18 years since the plan 
was developed. Sewer is a known limit to development, thus having 
increasing sewer capacity as a plan goal is advantageous.

 The West Gloucester Land Use and Wastewater Plan was pre-
pared in 2001 by the Daylor Consulting Group for the City of Glouces-
ter. The study area does not encompass either industrial area in ques-
tion. The plan recommends rezoning the general industrial zone in the 
study area to be a neighborhood business zone. If this rezoning occurs, 
this could increase competition in Gloucester for industrial space. 
However, as of 2019, the zoning map of Gloucester still shows general 
industrial areas in West Gloucester; it does not appear that this rezon-
ing has occurred.

 In 2007, the Gloucester EDIC’s consultant Weston & Sampson 
Engineers, Inc. issued a completed research and analysis on economic 
development growth for Gloucester. The Report for Industrial Park Lo-
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Fig. 3 - Location of the Cape Ann Industrial Park within the City bound-
aries (on the left); parcels of the Cape Ann Park on an aereal view 
(bottom)
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cation Analysis identifyed potential developable land within the City 
of Gloucester, thus indicating the potential for future industrial devel-
opment outside the existing industrial areas already built in the city. 
The report did not produce any follow up action on industrial expan-
sion on the identified developable land.
 
 In 2011, an team from the U.S. Economic Development Ad-
ministration conducted the Economic Development Assessment Team 
Report for the City of Gloucester, focusing on the fishing industry. Al-
though this report focused on the current state and future of the fish-
ing industry, some of its findings can apply to the industrial areas. The 
report recommendations of increasing regional capacity, attracting and 
retaining workers and improving access to capital could benefit the in-
dustrial businesses as well as marine businesses.

 In 2012, the Metropolitan Area Planning Council and the City 
of Gloucester prepared the New Maritime Port Economy Report. This 
report considers what is necessary to move Gloucester’s economy 
from a manufacturing-based economy to an innovation and produc-
tion economy. The plan describes ways in which the maritime econ-
omy, which includes a broad range of industries that are supported 
by maritime activity, could grow in innovation and technology areas. 
Gloucester’s location near Stellwagen Bank is noted as an advantage 
when considering growth in marine research facilities. Although the 
industrial areas lie outside of the port area, this focus on expanding 
the maritime economy could represent an opportunity for new growth 
in the industrial areas of Gloucester. Marine-adjacent industries that 
focus on technology and research could be encouraged to locate in 
Gloucester’s industrial areas.
 
 Building on previous plans recommendations, current EDIC’s 
work aims at protecting the asset value of existing industrial busi-
nesses before considering growth expansion in other locations (as 
suggested in the 2007 Report). Research conducted in Blackburn and 
Cape Ann Industrial Parks and presented in this assessment aims at 
fostering planning initiatives focused on the expansion of partner-
ship opportunities among EDIC, business owners and tenants, and 

local, regional, and national organizations; it also suggests potential 
investments in needed on-site and municipal infrastructures, as well 
as business retention and attraction initiatives.

 In particular, many of the businesses in the parks are involved in 
local, regional and national organizations. Partnership and networking 
opportunities can be a way for the EDIC to connect with businesses, 
and possibly find strength in numbers to affect change. 
 
 The Cape Ann Chamber of Commerce’s objective is to support 
a strong local economy. The chamber hosts an organization called Cape 
Ann Innovators Collaborative, which provides networking support for 
new businesses. This initiative could provide support for new industrial 
businesses in Gloucester. 
 
 The North Shore Alliance for Economic Development is re-
gional organization that works to connect businesses with solutions, 
advocate for business, and generally support economic development 
on the North Shore. One initiative of the Alliance is listing priority 
development sites in each municipality in the region. Gloucester’s 
priority development sites include one property in the Blackburn In-
dustrial Park. 

 The North Shore Workforce Board provides oversight for fed-
erally funded workforce development programs on the North Shore. 
Based in Salem, the Board also develops partnerships to address 
workforce problems and conducts market research. It does not ap-
pear that any businesses from Gloucester industrial areas are repre-
sented on the Board.
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4. Interview Campaign

 The exploratory part of this research project was designed to 
generate a better understanding of the current conditions in Black-
burn and Cape Ann Industrial Parks. In particular, EDIC was interested 
in updating available information on businesses currently occupying 
facilities in the two parks, the business owners’ and tenant’s expe-
riences within the parks, and what can be done to improve current 
conditions. The main goal was to develop a place-based understand-
ing of those conditions by capturing users’ perspectives. This investi-
gation, along with one focus group organized as follow-up event after 
the interview campaign, constitutes the foundation for an action plan 
focused on the future economic development of Blackburn and Cape 
Ann Industrial Parks.

 In February 2019, after discussion between the EDIC Board 
and the UMass Team, it was decided to reach out to business owners 
and tenants in both parks to start developing an interview instru-
ment that could best investigate the broad variety of issues experi-
enced by parks’ users. In order to do so, preliminary meetings were 
conducted to understand what issues owners and tenants consid-
ered big concerns. 

 The EDIC Board and the UPCD Team met with representative of 
AMAT - Applied Materials in Blackburn Park on February 12th, 2019 and 
with The Event Co and C. B. Fisk, Inc. in the Cape Ann Park on February 
26th, 2019. The meeting with AMAT - Applied Materials was divided 
in two parts. After the tour of the facilities, represented from Applied 
Materials presented information about the history of the company  
and its presence in the global market. A discussion followed on what a 
relationship between EDIC, Applied Materials and other businesses in 
Blackburn could look like. Topics discussed with AMAT included: labor 
force development for worldwide operations, infrastructure, transpor-
tation, housing including potential opportunities for summer interns, 
supply chain, the need and value of actions to retain and attract talent, 
and the potential role of EDIC and other partners to support existing 
business operations and new business development. 

 Similar topics were raised during conversation during the 
meetings at The Event Co and C. B. Fisk, Inc. Additional topics included 
issues with the appearance of the Cape Ann Park and Internet service. 
The final interview instrument (Appendix C) was designed as a sur-
vey complemented with semi-structured questions. The main aim of 
the instrument was to grasp the general level of business’s satisfaction 
with various services within the two parks, but also to develop a better 
understanding of why dissatisfaction with certain services has been 
problematic for business development. Semi-structured questions 
were also instrumental to generate business profiles and develop a 
better understanding of business owners and tenants’ perspectives 
on possible collaboration with the City of Gloucester, EDIC, and other 
public agencies and private entities, and what ought to be done to 
encourage and support economic development in the two parks. 

 The interview template consisted of 39 multi-part questions. 
Some questions were open-ended, while some asked the interview-
ee to rank their satisfaction on a 1-5 scale, from not satisfied to very 
satisfied. The interview template, and other materials related to the 
interview, were reviewed by the Institutional Review (IRB) Board of 
the University of Massachusetts at Boston. An official approval from 
IRB was received on March 13th, 2019.

 A list of businesses, both property owners and tenants, in both 
parks was developed from a variety of sources. An EDIC-provided list 
was combined with the 2018 Doing-Business-As list from the Glouces-
ter Assessor’s Office. This list was then verified through visits to the 
parks and updated with the most recent buisness information found 
using the ReferenceUSA database. The UPCD Research Team then re-
searched contact information for the businesses, and the EDIC provid-
ed contacts as well. A postcard was sent to each business on the list, 
introducing them to this project. Businesses were contacted by tele-
phone to set up an in-person interview. When requested, businesses 
were contacted by email. In addition to scheduled interviews, some 
interviews took place when approached in person. In total, there were 
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135 businesses on the list, not including duplicates in which businesses 
had multiple locations. Contact information could not be found for 34 
businesses, and 7 businesses had closed or moved out of the parks. 
Twenty businesses declined the interview, and 49 businesses were un-
able to be reached. 

 Ultimately, 25 interviews were conducted between both parks, 
19 in the Blackburn Industrial Park and 6 in the Cape Ann Industrial 
Park. Between March 28th and May 30th, 2019, the in-person inter-
views were conducted. A UMB researcher conducted each interview. 
A member of EDIC was present at some interviews. When permission 
was granted, the interview was recorded. This recording was then tran-

scribed. When permission to record was not granted, detailed notes 
were taken. The notes and transcriptions were then used to analyze 
the data.  

 The assessment combines quantitative and qualitative informa-
tion gather through a semi-structured interview. For each question, the 
assessment shows answers on the interviewee’s level of satisfaction 
(scale from 1 to 5) and importance (scale from 1 to 5).

 On October 30th, 2019 a focus group with representative of 
both industrial parks was convened (see Appendix D) to analyzed sur-
vey findings, generate reaction, and craft an action plan. 

 Key Legend for Satisfaction Attribution

• Not Satisfied at All   1
• Not So Satisfied    2
• Somewhat Satisfied   3
• Satisfied    4
• Very Satisfied   5
• Not Applicable   N/A

Key Legend for Importance Attribution

• Not Important At All  1
• Not So Important   2
• Somewhat Important  3
• Important    4
• Very Important   5
• Not Applicable   N/A

Fig. 4 - On the left: the postcard sent to all business owners and 
tenants in Blackburn and Cape Ann Industrial Parks during the 

interview campaign; on the right: the raking for satisfaction 
attribution used in the survey.
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Fig. 5 - View of the Blackburn Center
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5. Blackburn Industrial Park Analysis

 The Blackburn Industrial Park is located off of the Blackburn Ro-
tary, north of downtown Gloucester. The park consists of 24 parcels. 
Many of the businesses interviewed were founded in Gloucester, and 
some moved to Gloucester after their start. Most of the businesses, 
68%, rented their physical space. Square footage of the spaces ranged 
from less than 1,000 square feet to over 300,000 square feet. The busi-
nesses employ an average of 27 employees, with the smallest employ-
ing less than 10 people and the largest employing over 200. On average, 
64% of the employees live on Cape Ann. There were a wide range of 
types of business, which mirrors the wide variety present in the park.

5.1 Business Location

 Overall, there are a number of good reasons that brought busi-
nesses to either start their activities or move to the Blackburn site after 
their inception. The average response for satisfaction with current loca-
tion was 3.9. Respondents were generally satisfied with their location. 
It is important to notice that the few voices below the average final 
value reported relevant issues that might need to be taken into account 
for future of park management and development.

 Overall, responses to the questions on the satisfaction of the 
business location revealed two main positions justifying why owners 
and tenants decided to locate in Blackburn. On the one hand, there 
are a group of businesses that have been located in Blackburn since 
their inception; on the other, many others moved to this location af-
ter a certain amount of years spent elsewhere. In the first group, the 
majority of the tenants interviewed saw the Blackburn site as the only 
available option to settle an industrial business in the North Shore. 
Moreover, at the time when their business started, there were a lot of 
available rental spaces in the Blackburn location. In the second group, 
there are businesses that found convenient to move to the Blackburn 
site because they were either outgrowing their previous locations or 
because of logistical reasons.

Satisfaction with 
Current Location

3.9
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 In the first group, someone commented: “there really aren’t 
a lot of options on the North Shore for large warehouse spaces that’s 
decently priced”. Another factor that facilitated the decision to move 
to Blackburn was a direct buisness relation with one of the major 
owners of the Blackburn site. The same interviewee commented: 
“[the original business owner] had a connection with the owner of 
this building […] it was easy to decide where to locate the business 
because of that connection”. In the second group, one interviewee 
commented: “[We] had no room to grow and the space here was 
available at a decent […] rent.” He also added that “it was close to the 
ocean and, even though it’s an industrial park, that was an important 
factor that influenced the decision […] and there is good parking in 
front of the building”. The availability of space to expand the busi-
ness and of parking adjacent to the facility were mentioned repeat-
edly during interviews with Blackburn tenants. Another interviewee 
noted that downtown was congested and that “parking was horrid. 
People would run to pay a bill for two minutes and […] get a parking 
ticket.”  He added that: “we were also outgrowing the physical space 
[…] we found that there was space here, we decided that it would be 
perfect because of the proximity to Gloucester and Rockport and the 
availability of the parking”.

 Problematic issues raised on the Blackburn location can be 
clustered in three major groups. The first includes individuals who are 
lamenting the lack or limited access to some of the services needed to 
run business operations. One business leader cited the lack of choice 
for shipping companies: “One of the biggest frustrations that we have 
here is when we are looking at shipping companies to use to ship our 
products out. We utilize UPS right now, but it is really only because 
Gloucester is not really close to the FedEx hub, so FedEx does not want 
our business […]” This is seen as a competitive issue and comes with a 
plea for help to address the problem. Saving costs came up repeated-
ly during interviews with Blackburn tenants. The interviewee from the 
same business mentioned outsourcing warehousing: it is “something 
that [we] have to take into consideration [...] In that case, we would 
hire a logistic company and they would house all of our inventory and 
do the pick and pack piece of the warehousing […] we would not have 

Level of Satisfaction 
with Accessto 

a Local Workforce 
3
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a physical location that we owned nor employees in the warehouse”. 

 Secondly, despite the fact that the majority of the interviewees 
have shared a high level of satisfaction with how the entire park is kept 
by their landlords, two participants pinpointed issues they have in their 
buildings such as heating and air conditioning within the buildings. 

 Finally, two interviewees mentioned that although the location 
is very convenient for a lot of different reasons mentioned above, they 
still suffer from the fact of being distant from the city center. This af-
fects especially those who provide services where a direct contact with 
the general public is needed. One of them referred to traffic as an issue 
in getting to the park from the site of residence of the majority of the 
employees.

 Directly related to business location were questions on the ac-
cessibility to skilled local workforce, suppliers important for business 
operation, as well as the importance of the general quality of life in 

Cape Ann. Satisfaction with access to local workforce had the lowest 
rating of the business “location questions”, with an average of 3. Many 
of the businesses struggle to find employees with the skills they need, 
whether those skills be technical, mechanical or other types. Among 
those, someone mentioned: “[this business] requires a lot of knowledge 
and a lot of patience. It is nothing that you can come into a business like 
ours and pick up overnight. Within three or four months there is a lot 
to learn”; a statement that encompass shared feelings among many of 
the interviewees. Some businesses referenced Gloucester’s position as 
a peninsula as a limiting factor in finding employees: “Because we are 
located in Cape Ann on the tip of the North Shore, people who live south 
of Salem are not really willing to commute up here”. Additional inter-
viewees’ comments stressed the fact that the specific location does not 
favor business growth because of the problems businesses are experi-
encing in finding reliable workforce.

 Businesses satisfaction with access to suppliers important to 
operations was generally positive, with an average rating of 4.2. Most 

Fig. 6 - View of Blackburn Dr. in the Blackburn Industrial Park
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businesses had no issues with having supplies delivered to their loca-
tion. Some businesses used local suppliers, while many used national- 
level businesses for their supplies.

 The importance of quality of life on Cape Ann was deemed to 
be important by most businesses, with an average rating of 4. The in-
terviewees linked the quality of life on Cape Ann with their ability to 
attract and keep employees.

 Statements on the quality of life of Cape Ann reveal a general 
sense that Gloucester is a good place to live. One interviewee com-
mented: “People want to work and live in a place that’s a good place 
[…] no town is perfect of course. I think that what attract people to live 
in Cape Ann is the proximity to the ocean. […] when you want people to 
go and live in the same place, it has to be a good place”. Another com-
mented: “In order to have good employees or […] interested in working 
in Gloucester, I feel that we need to project a good and safe environ-
ment, and the City should be very proactive”. 

 Participants’ answers revealed a general lack of awareness re-
garding the type of support that the Chamber of Commerce, EDIC (only 
61% of the interviewees were familiar with EDIC), and the City Depart-
ments can give to advance business parks development. All interview-
ees shared the common opinion that these agencies should play a more 
proactive role in industrial parks development. In particular, among is-
sues raised during conversations related to the “location questions”, 
many of the Blackburn site tenants see a role for these agencies in re-
lation to their expertise in economic development matters. 

 More specifically, they see their supporting role for business 
development by helping to (a) recruit local workforce, (b) reduce is-
sues with traffic and transportation, and (c) find more space in case of 
business expansion. The last item was mentioned several times since a 
vast majority (60%) of the businesses interviewed are currently think-
ing about the possibility to expand. Among those, some would like to 
stay in the Blackburn site, while others would welcome the idea to 
move somewhere else but still remaining in the Gloucester area.

Level of Satisfaction with 
Access to Suppliers 

Important to 
Operations 

4.2
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Importance of the 
Quality of Life

on Cape Ann 
4

 All the interviewees welcome the idea of collaboration among 
business park owners and tenants, including the possibility of having 
routine meetings in the park. On this regard, the only problematic is-
sue discussed was related to the logistic issues associated to possi-
ble gathering events. For instance, some mentioned the difficulties to 
get together because of time constraints or because it might be over-
whelming to get together for a business-related meeting right after 
work. One mentioned that this effort was made once in the past: “[the 
idea of meeting] would not be a bad idea […] because we did meet 
once at The Distillery and it was nice because people got to know each 
other, and got to know other businesses that exist in the park”. Overall, 
it appears that business tenants have promoted and carried out simi-
lar efforts in the past; however, according to interviews, these efforts 
did not have follow ups or achieve any tangible results.
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5.2 Infrastructure and Services Analysis on Site

 For many of the business owners and tenants, infrastructures 
management and possible improvement have been the center of at-
tention for many years. These issues are seen as potential means to en-
hance the capacity to attract more employees and customers, as well 
as important pre-condition for future potential expansion. This report 
analyzes the level of satisfaction with traffic and accessibility, parking, 
appearance of the park, road condition and street lighting, and safety.

 The average rating for satisfaction with traffic and accessibility 
to the park was 4.4. Some interviewees mentioned the heavy rotary 
traffic, especially in the summer, as being a negative factor. Multiple 
interviewees pointed out that the park only has one access point. This 
access point has been blocked several times in the past due to vehicu-
lar accidents, and could be an issue in the event of an emergency. 

 One of the interviewees mentioned: “there’s only one way in 
and out at this time. Maybe the property owner knows an evacuation 
plan, I do not” and, along these lines, someone else commented: “the 
biggest thing I fear is getting in and out of this park. So when there have 
been problems at the rotary […] We are all stuck in here […]”. Traffic 
within the park did not seem to be an issue, although one mentioned 
that: “there are many traffic bottlenecks in the park. Unfortunately 
there’s not a lot you can do about it”.

 On the contrary, the average rating for satisfaction with parking 
was 4.6. There were no particular issues with parking. All the answers 
were grouped around a very positive common opinion on parking: 
“Our landlord provides many parking spaces and these are good and 
kept very clean”.

Fig. 7 - Parking in Blackburn Industrial Park
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Satisfaction with 
Parking 

4.6

Satisfaction with Traffic 
and Accessibility 

to the Park 
4.4 
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 There was a wide range of responses on the level of satisfac-
tion with the appearance of the park, and the average response was 
3.7. The range of responses seemed linked to expectations of the 
park. On the one side, some businesses were satisfied because they 
expected the area to look like an industrial park; on the other side, 
some businesses want it to look nicer. The first group is composed by 
those who, overall, do not run a business that deal with the general 
public on a daily basis; the second group is composed by those busi-
nesses that receive a clientele every day and would like the park to be 
more attractive.

 In the first group, opinions converge on the idea that it is an 
industrial park, so its appearance is good enough for the kinds of activ-
ities taking place on site. For instance, one commented: “People main-
tain their property and keep it up and nothing is allowed to deterio-
rate”; another shared that “people care for their properties. The park is 
clean”. On the other side, someone shared that “[the park] is a little run 
down […] it is that the buildings do not look great” and, during another 
interview, someone commented that “it’s industrial. There’s nothing 
lively, artistic or cultural about it. […] They wanted uniformity”.

Satisfaction with 
the Appearance

of the Park
3.7
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Fig. 8 - Sidewalk and Parking in Blackburn Industial Park
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 The average response for satisfaction of road conditions and 
street lighting was 4.1, and no responses rated below “somewhat sat-
isfied.” One respondent mentioned a lack of curbing. The quality of 
snowplowing was mentioned a few times, but opinions were overall 
positive: one interviewee shared that “roads are in pretty good shape, 
and lighting seems fine”, while another said: “I do come here at night 
sometimes, I always think there’s a better way of lighting, a little bit 
more”. Overall, it appears that there is a general agreement on the fact 
that the main landlord takes good care of the entire park.
 
 A similar result was founded for the satisfaction with the safe-
ty of the park. The average rating was 4.2, and no respondent rated 
the safety of the park below “somewhat satisfied”. One interviewee 
who appeared to be fairly satisfied with the safety commented: “I’ve 
been here 11 years. I cannot complain”; another less enthusiastic in-
stead commented: “rarely I see police with the dog, but aside from 
that no patrolling”.

 One site issue – not included in the interview instrument but 
brought up during interviews – is related to the lack of access to food 
related businesses on the Blackburn site. One interviewee mentioned 
that “there’s nowhere to get any food”, while another said: “I think 
what’s missing here is a place to get some food or coffee. I know there’s 
been some that have not been able to stay but I’m not sure why. […] 
Definitely some kind of Mini Mart [would help]. We do have Market 
Basket very close, but there’s too much traffic in the area [to get there 
easily during lunch time]”.

Fig. 9 - Road conditions in Blackburn Industrial Park
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Satisfaction with 
Road Conditions

and Street Lighting
 4.1

Satisfaction 
with the Safety

of the Park
4.2
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5.3 City-wide Infrastructure and Services Analysis

 Citywide infrastructure and services have been also important 
factors especially affecting the day-to-day operation of many business-
es in the park. This report, in particular, analyzes the level of satisfac-
tion with electric, internet/broadband, trash and water services and 
general city responsiveness to issues.

 Satisfaction with electric service was the lowest average rating 
of the infrastructure questions, with an average rating of 3.3. Many 
businesses mentioned power outages and brownouts. For some busi-
nesses, this problem deeply affects equipment and the ability to de-
liver products. The issue of power outages was raised in most inter-
views. For very few – those whose business does not rely on machines 
and heavy equipment – electric service appears to be fair; one of them 
commented: “In all the years that I’ve been here power has very rarely 
went out. It’s only been once or twice and really bad storms”. For all 
the others is one of the biggest concerns to be addressed in the short 
run. Someone commented: “we definitely have the occasional power 
outrage”, another interviewee share that “We have power outages rel-
atively frequently. We have very expensive equipment that shorts out, 
so we have needed to purchase very expensive surge protection”.

 Satisfaction with Internet was the second lowest average rating 
of the infrastructure questions, with an average rating of 3.7. Respon-
dents expressed dissatisfaction with the quality of service and choice 
of providers. Among few participants responding with a positive rating, 
one commented: “Comcast is better than Verizon. It’s fine. We are very 
satisfied”. On the negative side, the typical recurring comment was: 
“same as electric. This is probably due mostly to the weather in the 
area. Wind can be a big factor and we will go down occasionally”.

Fig. 10 - Parking in Blackburn Industrial Park
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Satisfaction with 
Electric Service

3.3

Satisfaction 
with Internet/Broadband 

Service 
3.7
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 In relation to trash services, all respondents declared that they 
do not have to deal with this issue since their landlords use a private 
trash service for the entire Blackburn Park. The average rating was 4.4. 
One respondent mentioned a desire for recycling.

 The average satisfaction rating for water service was 4.5. In-
terest was expressed in having advanced notice of when the switch 
between reservoirs happens each year. On this regard, one of the re-
spondents commented: “Our infrastructure, the same as everyone else 
almost in New England, is ancient and the repairs have been varied. 
We’re reservoir water-based here, we occasionally shift from one to an-
other. Maybe, [it would be good] knowing when that shift will happen, 
[…] With that being said, I love our water”.

 Many respondents have not interacted with the City regarding 
issues they may have, and thus the question on “City responsiveness to 
issues” was not applicable. Of the respondents that did answer, the av-
erage rating was 4.5. Also in this case, one of the recurring comments 
was: “I had personally not to deal with the city on anything. It’s up to 
the landlord”.

Satisfaction with 
Trash Service

4.5
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Satisfaction with 
Water Service

4.5

Satisfaction with City’s 
Responsiveness 

to Issues 
4.5
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Fig. 11 - Entrance to Cape Ann Industrial Park
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6. Cape Ann Industrial Park Analysis

 The Cape Ann Industrial Park is located on Kondelin Road in 
southwest Gloucester. The park consists of 25 parcels. The average 
age of businesses interviewed was 45 years, and all were founded in 
Gloucester. 66% of the businesses interviewed own their property. The 
businesses occupy an average of 19,000 square feet. The average num-
ber of employees was 13.75, however 66% of the businesses employed 
less than 10 employees. 47% of the employees live on Cape Ann. The 
businesses interviewed represent a wide range of business sizes, both 
in employees and annual revenue. The business types were all differ-
ent, and most were service and manufacturing industries.

6.1 Business Location

 In the Cape Ann Industrial Park the number of participants in 
the interview process was for its vast majority composed by owners of 
the facility where their business is located. Only one among the inter-
viewees rented the physical space. In Cape Ann Industrial Park, there 
are businesses that have been there since their inception, while others 
moved in this park only in more recent years. The first group counts 
businesses that are Gloucester staples: they constitute economic activ-
ities that can be considered historical and have been passed from gen-
eration to generation. Their current owners still consider Gloucester as 
their business home and would not welcome the idea of moving out of 
the region.

 The oldest businesses still present today in the Cape Ann In-
dustrial Park launched their activities during the early 1970s. It seems 
that they settled in Cape Ann Industrial Park in the first place because 
there were incentives to initiate a brand new industrial business in 
the 70s. One of the interviewees whose family started the business 
during those years commented: “I think [the reason why we started 
the business here] was the availability of the land and to keep it local 
for the employees. There was also later the EDIC involvement: there 
were benefits to coming, there were tax breaks or there was some 
type of discounting available for us to come here at that time.”

Satisfaction with
Current Location

3.5
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 For those who came later or did not have a reason tied, for 
instance, to the family business or the need to be in Gloucester for 
particular natural resources or local workforce, the main reason to 
move to this business park appeared to be related to the availability 
of land for a relatively modest price. One of the interviewees com-
mented: “We could be anywhere, we’re not in Gloucester because of 
natural resources or anything like that, or work force. […] the former 
shop was […] in a terrible old building that was falling down and […] 
I think [the former owner] got a good deal on a piece of land and set 
up shop here”. Some other park occupants used to rent and, for the 
same reasons, bought a lot in Cape Ann Industrial Park. Among those, 
someone commented: “I was renting up the road […] and I outgrew 
it and the space was available”; somebody else shared that “prior to 
having this site, I always rented. I wanted to have my own place but 
there was nothing available. It was a stroke of luck that I’m here. […] 
bought these lots [for a reasonable price]”. Also, for those who cur-
rently rent their space in Cape Ann, the value of rentable space was 
considered the main motivation to come. One of them commented: 
“[the reason why I am here] was that I found good value for the space 
rental”.

 Overall, satisfaction with location on Cape Ann positioned with 
an average rating of 3.5. A the beginning of the survey, interviewees 
did not provide detailed explanations on why they seemed to be not 
satisfied with the location. Specific issues with the location were often 
raised on more specific questions especially related to infrastructure 
conditions on site and the capability to hire local workforce.

 Many respondents were satisfied with their access to a local 
workforce with the skills they need, and the average rating was 3.3. 
Similarly to Blackburn, the limited recruiting area was a concern. One 
of the interviewees commented: “the biggest challenge I think we have 
is employment. We currently have cycles where we get very busy and 
we’d like to gear up and hire up, and we get a lot of temp agencies or a 
lot of resumes, but people do not want to come to Gloucester for work. 
So, it is a little bit at the end of I-28, where - may be 30-40 minutes from  
here - there are more activities: people do not want always commute to 

Satisfaction with
Access to a Local 

Workforce
3.4
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come here”. Similarly, another interviewee commented: “[I am] com-
pletely dissatisfied. It’s completely impossible to hire people, especial-
ly young people”, while another shared that “we’re all having trouble 
finding people that actually want to work here. [...] It gets a little bit 
worse every year”.

 The average rating for satisfaction with access to suppliers was 
4. Similarly to Blackburn, most businesses order supplies from national 
suppliers and have them delivered.

 The majority of the interviewees consider the quality of life 
on Cape Ann very important. This question had an average rating of 
4.3. However, few participants said that questions related to quality 
of life cannot be applicable since they considered employment not 
related to how people live in the area. One of them commented: 
“the quality of life isn’t really a factor as long as people are satisfied 
with the area they live in and may be are twenty to thirty minutes 
away from here. So that is not really a factor, that is why I would say 
not applicable”.

 Also in the case of Cape Ann Industrial Park, there are mixed 
thoughts on how affiliation with the Chamber of Commerce, EDIC, or 
other agencies could be beneficial to business management and de-
velopment. Among the more critical opinions, one interviewee com-
mented: “[I guess they should help in finding] good employees. I don’t 
know [...]”. Another shared that “in the 14 years I’ve been here. We 
have 3 times attempted to organize a group of owners in the park. We 
had two meetings with the city, which was the old mayor and the new 
mayor. We had 12-15 property owners and we had a list of concerns 
and suggestions and nothing happened [...] which is very discourag-
ing”. From a more positive perspective, someone commented: “I like 
to think the Chamber of Commerce does marketing, but I don’t have 
any proof of that. I try to support them because in general they’re 
doing better for all local businesses on some front. As far as the ARA 
(American Rental Association) of Massachusetts, it gives me better 
rates on insurance”.
 

Satisfaction with Access 
to Suppliers 

Important 
to Operations

4
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Importance of the 
Quality of Life 

on Cape Ann
4.3

 It is important to notice that the majority of the businesses 
owners and tenants on Cape Ann showed their interest in growing 
and, at the same time, remaining in the same park: elements of skep-
ticims and frustration deriving from problems associated with internal 
(among park members) and external (with public and private city, re-
gional, and national organizations) collaborations are important to be 
noticed, acknowledged and addressed in order to sustain current Cape 
Ann industrial Park businesses to sucesfully maintein and expand their 
operations. Lack of maintenance and other problems associated with 
infrastructure and service issues (see § 6.2) are also considered huge 
obstacles to strengthen existing business and develop opportunities for 
growth. 

 The majority of the interviewees consider the collaboration 
among park owners and tenants very important to plan the future of 
this park. However, skepticism due to past experience really hinders 
the undertaking new planning efforts. In addition, some of the inter-
viewees mentioned problems associated with the timing and logistics 
of such efforts; one commented: “They started that years ago, they 
got off of that [meetings in the park] , it went nowhere. We had a cou-
ple of meetings. We all get too busy. It’s hard to find a good time for 
people. People in the area can go to a six o’clock meeting, they can go 
home and have dinner, and then come back out and go to a meeting, 
while I have to commute - a lot of people commute - so I’d have to stay 
around for hours waiting for the meeting. People just think that there 
is not a good time to get together”.
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6.2 Infrastructure and Services Analysis on Site

 More than for Blackburn, infrastructures management on site 
has been the greatest concern for Cape Ann Industrial Park business 
owners and tenants. While, in fact, the presence of large landlords in 
the Blackburn Industrial Park has been overall perceived as a positive 
element for the maintenance and day-to-day operation of that park, in 
the case of Cape Ann Industrial Park, there is no coordination for the 
up keeping of the overall area. Renters mostly rely on their landlords 
for maintenance of their properties, while buildings owners expect a 
better service from the City to provide adequate maintenance for the 
entire park. As for Blackburn, this section of the report analyzes the 
level of satisfaction with traffic and accessibility, parking, appearance 
of the park, road condition and street lighting, and safety.

 The average rating for traffic and accessibility to the park was 
3.7. The majority of the shared concerns included the distance of the 
park from the highway and railroad. The most pessimistic commented: 
“I’m not satisfied but you can’t change that. There’s no way to improve 
it”. In general, participants are dissatisfaid with the fact that there are 
not trasportation services availble to access the park from the rail-
road stations. For them, having a system to allow access to the park 
without private cars would be a great improvment. Others articulat-
ed a more complicated picture of the Kondelin traffic and accessibility 
conditions, which are more related to the design of the transportation 
system in the area. These participants raised issues that, according to 
them, could be fix through a public (city) intervention. They shared that 
“trucks have terrible time coming in here because they get lost in small 
streets. A few years ago, probably ten years ago, there was talk about 
opening the end of this road [the main park road] and make an access 
to I-28, and that would be ideal for this park. I think that would bring 
a lot more business”. Another commented: “speed is a factor on this 
road. It is terrible. We had a guy pulling out of this parking lot and 
get hit by a truck coming this way. It happened twice to us: once here 
and once at that corner. Again, opening up I-28 would be good. This is 
a well- known one-way street, where people like to come and speed. 
There was a motorcycle fatality few years ago”.

Satisfaction with Traffic 
and Accessibility 

to the Park 
3.7
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Satisfaction with 
Parking

4.3

 The average rating for satisfaction with parking was 4.3. All the 
businesses have their own lots and many cars park on the road.

 Overall, respondents’ satisfaction with the appearance of 
the park was low and its average rating was 2.7. Few interviewees 
thought that the park looked fine for an industrial park, while the 
majority wanted the park and its properties to look nicer. As no-
ticed in Blackburn (but more emphasized in this case), those busi-
nesses relying on the presence of costumers in their facilities on a 
daily basis want to have a nicer location to conduct their activities. 
One of them commented: “The general level of trash is terrible! And 
… I didn’t realize how big of a difference it would make when the 
curbing went away. I hate to say it […] some [of the other] business-
es are not very attractive. I’ve never seen a side-by-side comparison 
but I’ve heard in Blackburn Industrial Park there are more rules re-
lated to the kind of building you can put up and whether you need 
green grass, but I don’t think anything like that applies here. The 
result isn’t always attractive”. Another shared: “I am not satisfied 
at all with the appearance of the park!”. Another business owner 
shared that “the curbing is gone from ploughing, and I believe they 
put new lights up a couple of years ago, they worked on that quite a 
bit. However, I am not sure what the city is supposed to be doing up 
here, as far as up-keeping on the curbing and things like that. [...] I 
am pretty sure that we own up to the street, but I cannot guarantee 
that; [...] we have our guy who will trim there because it gets over-
grown. Well, some places do not do that, and if you drive down the 
street you’ll see that. This turns off the new customers coming into 
the park, like if I have a meeting here or something. It is not really 
the landscape”.

 It appears that the different system of property ownership in 
the Cape Ann Industrial Park compared to Blackburn (few major land-
owners vs. numerous landowners) makes an important difference in 
the up-keeping practices of the park. In Cape Ann, people would wel-
come a more presence of the City especially in the daily maintenance 
of the entire industrial area.
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Satisfaction with 
the Appearance

of the Park
2.7

 There were a wide variety of answers for satisfaction with road 
conditions and street lighting. The average rating was 2.2, the lowest 
average rating of any infrastructure question. The main issue can be 
seen in the response “Roads 3, Lighting 1.” Some businesses men-
tioned issues with the roads including lack of curbing and potholes. 
Many mentioned the lack of street lighting. One commented: “road 
conditions are okay, although beginning to deteriorate, and street light-
ing is not adequate”. Someone else, with a more pessimistic comment, 
shared that: “[park business owners] have been after them [the City] to 
fix the road for 14 years, but they haven’t [been responsive]”.

 Once again, a wide variety of responses were given for the level 
of satisfaction with the safety of the park. The average rating on sat-
isfaction is 3.8. There were no concerns that were common amongst 
most of the respondents. Because of the skepticism toward collabo-
ration with public city agencies, some business owners have imple-
mented self-made initiative to address issues such as safety. One of the 
interviewees commented: “I feel like different businesses have put up 
cameras and that helped. But that is an internal policing type of thing. 
[...] we had different things happening in this parking lot. Things not 
associated with us. Just people doing things there were not supposed 
to be doing. [There are cameras] on the other side of the streets and so 
people know that there are cameras now”.
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6.3 City-wide Infrastructure and Services Analysis

 As for Blackburn, the report analyzes the level of satisfaction 
with trash, water, electric, internet/broadband services and general 
City responsiveness to issues.
 
 In relation to trash services, all respondents declared that a pri-
vate company provides all trash service. The average rating was 4.7. 
While in Blackburn the few landowners are the persons mainly respon-
sible to interact with the trash company, in Cape Ann each individual 
business owner has to deal with the company. Overall there is general 
satisfaction. One comment encompasses all the others: “We are very 
satisfied. The company is on this road. [...] It is not provided by the city. 
The company is Hiltz”.

 The average rating for satisfaction with water service was 4.8, 
the highest satisfaction rating of the infrastructure questions.

 The average rating for satisfaction with electricity service was 
3.5. Some respondents mentioned power outages and brownouts, 
which deeply affect productivity. One of the respondents mentioned: 
“[electric service] has been better since putting in an underground line, 
but we still have a fair amount of power outages. When it goes out we 
are dead in the water”. Another was worried because of the way pow-
er outages can affect the business, sharing that: “We get blinks regu-
larly. We get power outrage and blink in the service, which will shut the 
machine off, like two seconds interruption, which is not only bad but 
also dangerous because of the machines”.

Satisfaction with 
Trash Service 

4.7
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Satisfaction with 
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 There were a wide variety of responses for the satisfaction with 
Internet service. The average rating was of 3.5. Overall, there is limit-
ed satisfaction with this specific service. One of the most critical com-
ments was made by one of the business owners who shared that “[the 
internet service] is terrible, we do not have any choice at all. It’s not 
even close to the speed they advertise. I think it’s because we are at the 
end of nowhere”. Another comment was explicit about the lack of pos-
sible choice in selecting the Internet provider commenting: “we have 
[one company], but I would like to see [another company]”.

 Similarly to Blackburn, some businesses have not had to deal 
with the city’s responsiveness, thus declined the question. The remain-
ing respondents are fairly evenly split between being satisfied and be-
ing dissatisfied. On the positive side, some commented about the re-
cent work the EDIC has been doing for the park; on the negative side, 
some reinforced the need to have a more constant presence of the city 
in the maintenance of the infrastructure and conditions of the park.

Fig. 13 - The last streach of Kondelin Road



41

Satisfaction with 
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7. At A Glance: Comparing Blackburn and Cape Ann Industrial Parks

 The following paragraph provides a comparison between the 
Cape Ann and Blackburn Industrial Parks by presenting a side-by-side 
chart complemented with information drawn from individual inter-
views and the focus group hosted by EDIC on October 30th, 2019 (see 
focus groups notes on Appendix D). A summary of research findings 
lays the foundation for an action plan to be undertaken by EDIC in col-
laboration with other public and private partners in the region. It is 
important to notice that, due to the small sample size in the Cape Ann 
Park, a large consensus was not easily found on a number of issues 
in this park. Taking this caveat into account, the comparison presents 
shared and diverging findings that emerged from users’ perspectives of 
both Cape Ann and Blackburn Industrial Parks.

 There is the generalized opinion that the quality of life in 
the Cape Ann Region is important to maintain and retain businesses 
in the area. The North Shore is highly valued among people inter-
viewed and overall participants are proud that their businesses be-
long to this part of Massachusetts. However, the specific location in 

the business parks could be problematic for some. In general there 
is a higher level of satisfaction with the Blackburn location compared 
to the Cape Ann location. 
 
 Reasons why owners and tenants could be dissatisfied with 
their location are determined by a combination of factors. These are 
either directly related to (1) the geographical position of the park in the 
broader North Shore Region, or (2) the perceived limited or problemat-
ic provision of services needed for business operation. Overall, there is 
a general consistency on responses related to the “location questions” 
for both the Cape Ann and Blackburn Industrial Parks. Additional topics 
showing common research key findings between the two parks include 
the followings:

1. While the majority of interviewees are satisfied with supply 
chain, there is a great concern on the ability to attract a skilled 
labor to the Gloucester parks. According to various interview-
ees’ opinions, this can be related to (a) commuting issues es-

Importance of Quality of Life in Cape Ann Satisfaction with Current Location
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Satisfaction with Access to Suppliers Satisfaction with Local Workforce

pecially for those indiviuals coming from regions more distant 
from Cape Ann, (b) the lack of well-trained individuals that can 
easily be hired in the existing businesses, or even (c) the fact 
that people might be unwilling to come to Gloucester to work.

2. Many respondents lamented the lack of access to services 
that employees, especially new and young employees, want 
to have in a walking distance from businesses’ locations. This 

issue is especially related to the lack of food-related buisne-
sses easily accessible to the employees in both parks. There 
is an overall interest in having food retailers, restaurants, or 
even food trucks on site that could address this need.

3. While the isolated locations allow having a very high level of 
satisfaction with parking, traffic issues are raised as important 
concerns in both parks. Reasons for this dissatisfaction might 

Satisfaction with Parking Satisfaction with Traffic and Accessibility 
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Satisfaction with Water Service Satisfaction with Trash Pick Up Service 

Satisfaction with Electric Service Satisfaction with Internet Service

vary among owners and tenants, but in both park the cul-de-
sac design appears to deeply affect traffic conditions. The ma-
jority of the parks’ users perceive the fact of having only one 
way in and out of their work place as a major safety concern. 
On a daily basis, while for Blackburn users this issue is related 
to the access to the park from the rotary at Blackburn Circle, 
for Cape Ann users, it is more related to speeding. More gen-
erally, the current design is perceived as very problematice in 

case of emergency. 

4. One issue that came up repeatedly during interviews and 
the focus group is the related to the lack of a mean of transpor-
tation between Gloucester railroad stops and the two parks: 
referred to as the “last mile transpotation”. Across users, this 
issue is considered an important issue to be addressed in or-
der to facilitate access to both parks.
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5. The reliability of the electrical service is a common concern 
and could heavily affect businesses at many levels including: 
(a) the potential damage of machines and other assets in ex-
isting businesses; (b) the safety of current employees; (c) cur-
rent businesses productivity; (d) the recruitment of new busi-
nesses into the parks.

6. The quality and competitiveness of the Internet service is a 
common concern and currently affect the day-to-day manage-
ment of many businesses in the park, as well as the potential 
recruitment of new business.

7. Finally, both water and trash pick up services were not con-
sidered problematic in both parks.

 Some shared concerns between occupants of both parks were 
only hinted during individual interviews, but articulated more during the 
focus group meeting. In particular, focus group participants shared that:

8. There is a strong necessity to generate a sense of commu-
nity among industrial parks occupants. This need came up 
multiple times for different reasons: (a) many parks owners 
and tenats believe that generating a sense of community in 
the industrial parks will foster coordination and, as a conse-
quence, a better managment of both sites; (b) some believe 
that a tie industrial community would attract new young em-
ployees interested in joining a positive social environment in 
the place where they are going to work and.

9. Internal and external communication is also considered a 
priority to sustain and expand buiness opportunities. Internal 
communication is viewed as key in building forms of collabo-
ration among parks owners and tenants. External communi-
cation with regional institutions, as well as the local press is 
seen as important to improve current network effors to sus-
tain buisness development. 

10. Both parks’ owners and tenants consider important hav-
ving a costant mainance and upgrading of sites infrastuc-
tures. This include better maintenance of streets, sidewalks, 
and landscaping, as well as the possibility to introduce mo-
bility infrastructure completely dedicated to pedestrians and 
bikers. An important consideration on infrastucture upgrades 
directly relates to climate change and how sea-level rise and 
other climate-related threats should be taken into account 
for future investments. 

 Diverging key findings are mostly related to the appearance of 
the park, which often directly relates to safety conditions, street light-
ing, and road conditions. While in Cape Ann Industrial Park there is a 
general level of dissatisfaction with these main issues, in Blackburn the 
general opinion appears to be more positive. 

 As noted before, quotes reported from interviews indicate that 
these diverging conditions seems to be associated with the very differ-
ent system of property in the park. While in Blackburn few major prop-
erty owners lease out facilities to various businesses, on Cape Ann the 
system of property is fragmented. This major difference between the 
two parks deeply affects the day-to-day management of the up-keeping 
of the areas, especially for what concerns common spaces: e.g. parking 
lots, sidewalks, parking areas, etc. In sum:

1. In Blackburn there is a good perception on safety 
conditions, street lighting, and road conditions and how 
park is maintained. The few issues with the appearance 
of the park focus on users’ opinions about aesthetics. 
For them, what the park should look like and the types 
of businesses it should cater to might be a possible 
source of tension, as the heavy and light industrial uses 
will have different priorities than the commercial and 
retail uses.

2. Similar issues related to aesthetics can be also found 
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Satisfaction with Water Safety Satisfaction with City Responsiveness

Satisfaction with Appearance Satisfaction with Road Conditions and Street Lighting

in Cape Ann Industrial Park. However, this issue is less of 
a priority since there are more substantial concerns re-
lated to how the park appears. Safety conditions, street 
lighting, and road conditions and how park is maintained 
and up-kept are relevant issues for property owners in 
Cape Ann. While each participant shared how individual 
property owners are responsible for taking care of their 
properties, there is a common sentiment that some 

owners do not do a good job, and that the city should 
do more in up-keeping common public spaces.

These final issues affect result on the “city responsive-
ness to issues” question: in Cape Ann there is a shared 
opinion that the city should do more to support Cape 
Ann Industrial Park businesses and have a more con-
stant and proactive presence in the park.
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8 Recommendations: Preliminary Planning Framework 

 A set of recommendations can be outlined based on the con-
ducted research. Some action items suggest the need for additional 
research activies, while others are currently under way or can be easily 
implemented in the shor run. The following section presents a list of 
those recommendations articulated in immediate, short, medium, and 
long run.

8.1 Immediate Term (2-6 months)

• EDIC could identify members from its board who, along with a 
number of gatekeepers (owners and tenants) from  each park 
can constitute The Blackburn and Cape Ann Parks Community 
Steering Committee. This committee can be instrumental in 
the organization of parks events, and the coordination among 
park businesses to initiate conversation with the City of other 
public agencies or private groups to support and expand op-
portunities for buisness development. This iniative was identi-
fied as the major concrete step to undertake during the focus 
group hosted on October 30th, 2019 and its implementation 
currently underway.

• The Blackburn and Cape Ann Parks Community Steering 
Committee could organized quarterly meetings with a very 
specific and pre-arranged agenda in order to increase com-
munication among parks occupants and further initiatives to 
address parks owners and tenants concerns. Also this iniative 
was identified as the major concrete step to undertake during 
the focus group hosted on October 30th, 2019, when AMAT/
Varian representatives took a concrete step to implement it. A 
first meeting will be held at AMAT/Varian Lighthouse Café and 
Conference Room on January 23rd, 2020.

• EDIC, in collaboration with business owners and tenants, 
could organize an annual event (i.g. Holiday Celebration, Buis-
ness Achievements Celebration, etc.) with food and annual 

awards (TbD) as a means to gather parks’ occupants together 
and generate and maintain over time a constant relation with 
them.

• A list of vacancies and job openings could be generated to un-
derstand (a) the available square footage and (b) what type of 
additional workforce is needed in each park. EDIC can work 
more closely with parks facilities owners to generate point a 
and with buisnesses’ owners and tenants to constantly update 
point b. A dashboard with editable input can be created to 
maintein updated information on space availabilities and job 
opportunities. The annual event (recommended above), can 
be also an opportunity to gather parks occcupants and update 
the dashboard.

8.2 Short Term (1 year)

• EDIC could serve as an advocacy public agency to help un-
dertaking the necesary steps to improve the electrical capa-
bilities of the parks. This can help ensuring that the service is 
able to handle new business as it comes to the park. Besides 
improving service, EDIC could also help improving communi-
cations between electricity providers and customers in these 
parks.

• EDIC could serve as an advocacy public agency to help under-
taking the necesary steps to improve Internet service and/or 
help increasing competition for Internet service in the parks. 
EDIC is currently working with the City of Gloucester, Glouces-
ter Marine Genomic Institute (GMGI), and MA Life Sciences 
Center to address this issue. 

• EDIC could help supporting the development of job training 
programs that are currently relevant to the businesses’ needs.
EDIC could also launch educational high school programs de-
signed to promote local jobs and the need of recruiting skilled 
labor force from Gloucester.
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8.3 Medium Term (2-3 years)

• EDIC could encourage and work with the City of Gloucester to 
create incentives to bring new businesses to Gloucester and 
generate interest in locating those in the two parks.

• EDIC could work with the City of Gloucester to change the 
street design of the park. As shared repetedly during the in-
terviews and the focus group, there is only one way in and out 
of both parks. Eliminating the cul-de-sac design and opening 
road at the dead ends of both parks can improve current con-
ditions especially related to traffic and safety.

• EDIC could work with major property owners of the Blackburn 
Industrial Park to develop design guidelines on how to cus-
tomize business signage and appearance of individual build-
ings in order to better present activities for those buisnesses 
that want to be more publicly attractive.

• EDIC could work with the City of Gloucester and business own-
ers in Cape Ann Industrial Park to better clarify responsibility 
on the maintenance and up-keeping of the park. EDIC can also 
work side-by-side with the city to provide needed changes to 
the road conditions, including street lighting, in the park.

8.4 Long Term (4-5 years)

• EDIC could work with municipal and local transportation agen-
cies to generate a plan facilitating commuting between mu-
nicipalities that are currently are not well connected to Cape 
Ann, and moreover between Gloucester and the two parks. A 
taskforce on this issue could be appointed to discuss and elab-
orate a step-by-step plan phasing incremental improvement 
in the transportation system serving the two parks.
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Appendix A
Company Name (Cape Ann)

A C M Inc

Advanced Technologies

Allied Strength

Alpha Remote Technologies Inc

Baron’s Auto Repair

Boston Harbor Marine

Bytes N’B’Its

C B Fisk Inc

Caddis Construction LLC

Cape Ann Septic Svc

Cape Cod Polish Co

Comdel Inc

D D C Enterprises Inc

E C Akerley Drill & Blasting

Essex County Recycling Ctr

Extreme Truck & Auto Repair

Fish Box Derby Inc

Fleet Machine Co

G C Uhring Custom Builders Inc

Glass Tech Boat Svc LLC

Hiltz Moving & Storage Inc

Hiltz Waste Disposal

Husky Storage

Industrial Surface Applctns

John’s Alignment & Repair Shop

K C Machine Inc

Kettle Cove Machine Co

Lebaron Hazen

Machine Technology

Neptune’s Harvest

Ocean Crest Seafood

Ramsey Marine & Dock

Shepards

Title 5 Inspections

Top Gear Automobile

Truck Shop Of Gloucester Inc

Wilbur Tracey Assoc Inc

Address

1 Kondelin Rd

23 Kondelin Rd

27 Kondelin Rd

17 Kondelin Rd # 8

18 Kondelin Rd # 1

27 Kondelin Rd # 4

18 Kondelin Rd

21 Kondelin Rd

17 Kondelin Rd

14 Kondelin Rd

27 Kondelin Rd

11 Kondelin Rd

12 Kondelin Rd

20 Kondelin Rd

24 Kondelin Rd

14 Kondelin Rd

21 Kondelin Rd

1 Kondelin Rd

20 Kondelin Rd

8 Kondelin Rd

23 Kondelin Rd

24 Kondelin Rd

8 Kondelin Rd

12 Kondelin Rd

27 Kondelin Rd # 1

35 Kondelin Rd

30 Kondelin Rd

20 Kondelin Rd

12 Kondelin Rd

28 Kondelin Rd

28 Kondelin Rd

18 Kondelin Rd

18 Kondelin Rd

27 Kondelin Rd # 6

18 Kondelin Rd # 2

23 Kondelin Rd

15 Kondelin Rd

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37
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Industrial Parks Businesses List

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

Company Name (Blackburn)

Acme Apparel

Action Inc

Agape Beer Co LLC

Amp Wellness Ctr

Anchor-Seal Inc

Applied Materials Inc

Atm

Axiam Inc

Babson Elwell & Davis Inc

Balsam Technologies Inc

Bastian, Annie E

Blackburn Center

Blackburn Primary Care

Brain Balance Inc

Brian Orr Pediatrics LLC

Brodie, Kimberly

Cape Ann Fresh Food

Cape Ann Med Ctr Inc-Main Ofc

Address

46 Blackburn Ctr

5 Blackburn Ctr

10 Blackburn Ctr

35 Dory Rd

54 Great Republic Dr

35 Dory Rd

35 Dory Rd

58 Blackburn Ctr

44 Blackburn Ctr

12 Blackburn Ctr

3 Blackburn Ctr

12 Blackburn Ctr

1 Blackburn Dr

11 Dory Rd

1 Blackburn Dr

3 Blackburn Ctr

1 Blackburn Ctr # 1

2 Blackburn Dr

19

20

21

22

23

24

25

26

27

28

29

30

31

32

33

34

35

36

37

Cape Ann Medical Ctr

Cape Ann Medical Ctr Inc

Cape Ann Medical Ctr LLC

Cape Ann Regional Access TV

Cape Ann Savings Bank

Carpenter, Mary

Chao, Mary C

Chris Jaeger Consulting

City Of Gloucester

Classic Cooks Catering

Corporate Valuation Svc

Corporatevaluation Services

Dana Alarm & Electric Inc

Day By Day Adult Care Inc

Deckert, William B

Duffy III, Robert Leo

Duffy Insurance Agency II Inc

Durgin, Cara W

Eastern Copy Fax Inc

1 Blackburn Dr # 1

1 Blackburn Dr # 1

1 Blackburn Dr # 1

38 Blackburn Ctr

1 Blackburn Ctr

3 Blackburn Ctr

3 Blackburn Ctr

5 Blackburn Ctr

2 Blackburn Dr

10 Blackburn Ctr

1 Blackburn Ctr # 1

5 Blackburn Ctr

7 Blackburn Ctr

4 Blackburn Ctr # R

3 Blackburn Ctr

3 Blackburn Ctr

44 Blackburn Ctr

3 Blackburn Ctr

42 Blackburn Ctr
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Appendix A

38

39

40

41

42

43

44

45

46

47

48

49

50

51

52

53

54

55

56

57

58

59

60

61

62

63

64

65

66

67

68

69

70

71

72

73

74

Company Name (Blackburn) 

Fitness Zone

Flavrz Beverage Corp

Folly Cove Business Solutions

Gloucester Engineering Co Inc

Gloucester Fishermen’s Wives

Gloucester Marine Genomics

Gloucester Seafood Processing

Gloucester School District

Guidry-Platt Real Est Analysts

Hannigan, Nicholas

Harmeling Physical Therapy

Hearing Services Of Cape Ann

Indigo Associates

Influence International Inc

International Product Sltns

Intershell Seafood Corp

Intershell Shellfish

Landoni, Alison M

Address

37 Blackburn Ctr

6 Blackburn Ctr

1 Blackburn Ctr # 1

11 Dory Rd

 2 Blackburn Ctr

55 Blackburn Ctr

21 Great Republic Dr

2 Blackburn Dr

5 Blackburn Dr

3 Blackburn Ctr

8 Blackburn Ctr

1 Blackburn Dr # 1

5 Blackburn Ctr # 2

1 Blackburn Ctr

34 Blackburn Ctr # 2

9 Blackburn Dr

9 Blackburn Dr

3 Blackburn Ctr

3 Blackburn Ctr

35 Dory Rd

3 Blackburn Ctr

2 Blackburn Ctr

1 Blackburn Dr

1 Blackburn Ctr

3 Blackburn Ctr # 2

1 Blackburn Dr

1 Blackburn Ctr # 1

1 Blackburn Ctr # 1

3 Blackburn Ctr

1 Blackburn Dr

21 Great Republic Dr

32 Blackburn Ctr

5 Blackburn Ctr # 6

15 Great Republic Dr # 2

49 Blackburn Ctr

5 Blackburn Ctr

1 Blackburn Dr

Lewine, Sarah E

Lockheed Martin Corp

Lynch, Jessica

Massachusetts Fishermen’s

Meyer, Natalie Np

Mill River Consulting

Nadler, Joseph P

Neda

Nobu Gs LTD

Northeast Seafood Coalition

Owens, Jason

Probert, David L C Pa

Proteus Industries Inc

Renbrandt Inc Flexible

Resort Realty Advisors

Ryan & Wood Distillery

Seniorcare Inc

Shea, Chelsea M

Snyder, Jessica A
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Industrial Parks Businesses List
75

76

77

78

79

80

81

82

83

84

85

86

87

88

89

90

91

92

93

Soitec

Soltec Bioscience

Spaulding Outpatient Ctr

Stefanski, Susan L

Stephenson, Zachary

Stockwell, Sarah B

Stuckey, Mary R Pa

Swan Net East Coast Svc

Tag & Label Mfrs Institute Inc

Termini, Elizabeth

Thompson, Zureyma

US Commerce Dept

Varian Associates

Varian Semiconductor

Varian Semiconductor Equipment

Vitillo-USA

Walsh, Elizabeth W Np

Walter, Karen Lisa

Wyman, Wendy

2 Blackburn Ctr

15 Great Republic Dr

1 Blackburn Dr # 4

2 Blackburn Dr

3 Blackburn Ctr

3 Blackburn Ctr

1 Blackburn Dr

41 Great Republic Dr

1 Blackburn Ctr

3 Blackburn Ctr

3 Blackburn Ctr

55 Great Republic Dr

35 Dory Rd

14 Blackburn Dr

70 Blackburn Ctr

70 Blackburn Ctr

1 Blackburn Dr

3 Blackburn Ctr

4r Blackburn Ctr
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Industrial Uses

Junk yard
Fill or removal of soil, stone or other earth products
Manufacturing, processing or research
Processing or cooling not conforming to the performance criteria
of Section 4.4
Trailer truck park, freight or transportation terminal facilities
Bulk storage, warehousing
Storage of toxic or hazardous materials or wastes incidental to
industrial operations conducted on-site, as authorized by the Massa-
chusetts DEP pursuant to MGL Chapter 21C
Self-storage service facility

General Industrial

CC
CC
Y

CCS
CCS

Y

CCS
Y

Business Park

N
N
Y

N
CCS

Y

CCS
Y

Key Legend:

Y
N
CC 

CCS

SP

SPS

PB 

A permitted use
An excluded or prohibited use
A use which may be authorized by Special Permit is-
sued by the City Council
A use which may be authorized by Special Permit is-
sued by the City Council
A use which may be authorized by Special Permit is-
sued by the Zoning Board of Appeals
A use which may be authorized by Special Permit is-
sued by the Board of Appeals
A use which may be authorized by Special Permit is-
sued by the Planning Board
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Chart of Land Uses
General Industrial

Y
Y

CCS

Y
Y
N
N
N
CC
Y
Y
N
N

CCS
N
N

Y

N

Y
N

Business Park

Y
Y

CCS

Y
Y
N
N
N
CC
Y
Y
N

CCS
CCS
CCS
CCS

Y

N

Y
Y

Community Service Uses

Public, religious or other non-profit school, building or use
Municipal use not elsewhere more specifically covered
Personal wireless service facility
Public utility facility exclusively servicing the immediate neighbor-
hood (5 square miles or less)
Public utility facility exclusively servicing a broader area
Nursing home, convalescence or rest home, hospital
Cemetery
Club or lodge, registered as nonprofit 501c3
Animal hospital, animal shelter
Nursery school, day care center
Trade school, industrial training center
Business or commercial school, other than Use Nos.
Philanthropic institution
Airport, heliport
Medical Marijuana Treatment Center
Medical Marijuana Cultivation Facility

Open Uses

Agriculture, horticulture, floriculture, including farms, greenhouse and 
gardens on lots larger than five acres
Agriculture, horticulture, floriculture, including farms, greenhouse and 
gardens on lots less than five acres
Sale of products pursuant to two above uses, provided that all such 
items are produced on-site
Wildlife area, reservation or similar use
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Open Uses

Riding school, stable
Golf driving range, drive-in theater, amusement park, race track or
similar commercial outdoor recreation
Miniature golf and baseball or softball batting cages
Golf course, standard or par-three
Commercial picnic or outing area
Supervised camping
Outdoor recreation, other than the above, operated by a
governmental agency or authority
Boat launching, docking or docking structures
Docking and operation of casino ships
Other commercial outdoor recreation activities
Seasonal sale of Christmas trees, wreaths

Business Uses

Office building containing less than 2500 square feet of floor area,
either new or conversion of dwelling
Office building containing more than 2500 square feet of floor area and 
less than 6000 square feet, either new or conversion of
dwelling
Office building containing more than 6,000 square feet of floor area,
either new or conversion of dwelling
Bank, automatic teller machines
Funeral home
Animal daycare, animal grooming — daytime only
Animal boarding, kennel — 24 hour operations
Restaurant, without outdoor seating and with takeout constituting

General Industrial

N

N
N
N
N
N

N
SP
N
N
Y

Y

Y

Y
Y
N
CC
CC

Business Park

N

N
N
N
N
N

N
SP
N
N
Y

N

Y

Y
Y
N
CC
CC
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Chart of Land Uses
no more than 20% of total business.
Restaurant, with outdoor seating or with takeout constituting more
than 20% of total business, or both
Motor vehicle sales or rental
11 Motor vehicle service, fueling, storage or repair
Marine related sales or rental, limited primarily in the MI District to
commercial fishing vessels
Marine related service, storage or repair, limited primarily in the MI 
District to commercial fishing vessels
Protein recovery plant
Building tradesman or contractor, without outdoor storage of materi-
als or heavy equipment other than one truck with a GVW of
not more than 12,000 pounds
Contractor’s yard
Stone mason’s yard
Fuel or ice establishment, other than gas stations
Feed or building materials establishment
Laundry, laundromat or dry cleaning establishment under 4,000 sq ft
Laundry or dry cleaning plant over 4,000 square feet
Shopping center
Automatic amusement devices, five or more
Drive-through facility
Retail, consumer service or other non-industrial business use, other
than those set forth in Section 2.3.4, Use Nos. 1—24
Facilities for water transportation loading and unloading

Y

SPS
Y

SP

Y

SP
CCS

Y
Y
Y
Y
Y
N
Y
N
N

CCS

SP

Y

SPS
Y
N

Y

N
CCS

Y
N
N
N
Y
N
N
N
N

CCS

N
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Blackburn and Cape Ann Industrial Parks Assessment

 The Economic Development and Industrial Corporation of 
Gloucester (EDIC) in collaboration with the Urban Planning and Com-
munity Development (UPCD) Program at UMass Boston is conducting 
a study of the Industrial Parks in Gloucester to better understand what 
types of industries and businesses are working in Gloucester and what 
issues they are currently experiencing. The main goal is to generate an 
assessment that can be used for the future planning of the industrial 
parks in Gloucester.
 We are (I am) going to ask some questions related to your busi-
ness and business operation.

A. Opening Question

1. Are you familiar with EDIC of Gloucester and with what 
they do?

B. Preliminary Background Data

Name of Business
SIC Code 
NAIC Code
Name of Interviewee
Contact info (phone, e-mail)
Position of Interviewee
Name of Interviewee (2nd if any)
Contact info (phone, e-mail)
Position of Interviewee (2nd if any)

C. Business Profile

2. Could you describe your business? (What do you produce? 
What kind of service? How you produce/deliver?) This questions 
aims at helping us creating a qualitative profile of your business.

3. What year was this business founded? Where?

4. How long has this business been located in Gloucester?

5. Are there other locations of this business?

6. Do you own or rent your physical space?

7. What is the square footage of your owned/rented space?

8. If the property is owned by the business, are there other 
tenants?

9. How many rentable spaces exist in your buildings?

10. How many employees do you have in total? How many 
contract workers? How many temporary workers?

11. How many of those employees live on Cape Ann? For 
those who do not live in Cape Ann, where do they live (make 
an estimate base on the majority)?

12. What range does this business’ annual revenue fall under?

a. <$250,000
b. $250,000 – $500,000
c. 500,000 - $750,000
d. $750,000 - $1,000,000
e. >$1,000,000 - $5,000,000
f. > $5,000,000

13. Is this business involved in any regional or local organiza-
tions? (i.e. industry groups, Cape Ann Chamber of Commerce, 
etc.). If so, how does your business benefit from this affiliation?

D. Business Location

14. What made you locate your business in Gloucester? Why 
in this business park?
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Interview Instrument
15. Are you satisfied with your current location?

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all 

Why? What aspects of your location benefit you? What could 
be improved? Can you make reference of these aspects on the 
site map?

16.How satisfied are you with access to a local workforce with 
the skills you need?

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 

Why?

17. How satisfied are you with access to suppliers important to 
your operations?

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 

Why?

18. How important is quality of life in Cape Ann in relation to 

your ability to attract and retain employees?

a. Very Important
b. Important 
c. Somehow Important
d. Not so Important
e. Not Important at all
f. Not Applicable 

Why?

19. Are there factors limiting your growth in Gloucester? If yes, 
do you see a role for the city, the EDIC or organizations such as 
the Chamber of Commerce to help address those factors?

20. Are you thinking about expanding your business?

21. If you were to expand, would you likely to expand within 
your site, a Gloucester park, or another site somewhere else?

22. Do you communicate with other businesses in the area? 
Would periodic meetings among park occupants to discuss 
issues and share perspective be helpful to you?

E. Supporting Infrastructure and Services

On-Site 

23. How satisfied are you with the traffic and accessibility to the 
park?

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 
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Why?

24. How satisfied are you with parking space for your business?

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all 

Why?

25. How satisfied are you with the appearance of the park?

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 

Why?

26. How satisfied are you with the road conditions, including 
amount and quality of street lighting?

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 

Why?

27. How satisfied are you with the safety of the park?

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 

Why?

28. Do you have additional comments on infrastructure issues 
on site?

Municipal

29. How satisfied are you with the following services provided 
either by the city or other providers (such as National Grid):

Trash pick-up

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 

Why?

Water Service

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 
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Why?

Electric reliability and power quality

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 

Why?

Broadband/Internet Service

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 

Why?

City Responsiveness to issues

a. Very Satisfied
b. Satisfied
c. Somehow Satisfied
d. Not so Satisfied
e. Not Satisfied at all
f. Not Applicable 

Why?

30. Are there other services that you think are missed in the 
previous list?

31. Have you been provided with information about energy 
efficiency and renewable energy (solar and wind)?

F. General Infrastructures

32. What is your impression of how business-friendly Glouces-
ter is?

33. Has a zoning ordinance or other bylaw impacted business 
development?

34. Does Gloucester’s housing availability impact your busi-
ness? If so how?

35. Does transportation to or within Gloucester, including from 
train stations to industrial parks, impact business develop-
ment? If so, how?

36. Do you have any general comments about what could be 
done by the city, EDIC or others to improve infrastructure in 
the park?

G. Closing Questions 

37. Do you have any suggestions or concerns about topics that 
we have not addressed?

38. Do you have any questions for us?

39. In 2023, Gloucester will celebrate its 400th Anniversary. 
Are you aware of that?

40. The 400th Celebration committee would encourage you 
to be a part of it telling your story. Would you like to get in 
touch with the organizing committee? If yes, can they call you? 
(Register contact information in case different from the inter-
viewee).
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Focus Group Discussion 

INFRUSTRUCUTRE: One of the major concerns related to the physical 
infrastructure is the lack of access to services that employees, especial-
ly new and young employees, want to have in a walking distance from 
businesses’ locations. Blackburn is in the vicinity of the Cape Ann’s 
shopping plaza, off the Route 128. A more direct connection to the pla-
za (which currently offers various services) is highly desired by a lot of 
different employers in Blackburn. This would give the opportunity to 
many of the employees to have access to grocery stores, gym, coffee 
shops and other services.

LACK OF ACCESS TO EATERIES: The possibility of having eateries in the 
parks or in the immediate and accessible surroundings of the two parks 
would be highly valued by many of the business owners, tenants, and 
employees. In the past, there has been some discussion on the possible 
opening of food and restaurants businesses in the parks. Issues associ-
ated with the possible opening of a food businesses in Blackburn were 
mostly derived from the Board of Health concerns and were related to 
the industrial use of the parks. An option to address this problem might 
be to give permits to food trucks to operate in both parks especially 
during lunch time.

SAFETY: Safety issues were raised about the design of both parks. The 
cul-de-sac layout of both parks is perceived as problematic especially 
in case of emergency. There is, in fact, only one way in and out of the 
park and for this reason business owners believe that a design change 
should be implemented in order to improve safety conditions. In Black-
burn this problem has been perceived as increasingly important since 
the opening of the Marijuana dispensary, which has dramatically in-
creased the number of park’s visitors.

TRAFFIC: Traffic in the area is also another factor influencing negatively 
the businesses’ capacity to attract and retain employees. One of the 
reasons that have been considered highly important in evaluating traf-
fic issues is related to the opening and closing of the “beach season”. 
Traffic congestion is worse during th summer because Cape Ann is 

considered a site destination for many residents of the larger Boston 
Metro Region and the North Shore. According to many of the business 
owners, knowing times of operation of the beaches facilities might help 
tremendously to overcome problems related to traffic during the sum-
mer season.

MAINTEINANCE: Infrastructure issues have been also specifically linked 
to the lack of existence and/or the level of maintenance of sidewalks. 
In general, both parks (with due differences) do not have a sidewalk 
infrastructure fostering walkability. In both parks, sidewalks are often 
not in great shape, and in Cape Ann, in particular, they have been se-
verely damaged by snowplowing. This problem parallels the fact that 
there is not a dedicated infrastructure for bikes and alternative means 
for mobility.

CITY ACCOUNTABILITY: In general – but in Cape Ann more specifical-
ly – there is the need to have a more constant presence of the City 
in the management of the public infrastructure in both parks. City in-
volvement has also been requested by many of the business owners 
to better understand procedures to obtain needed permits to devel-
op new facilities and/or activities within the two parks. EDIC has been 
identified as the public entity in charge of playing an advocacy role for 
business owners and tenants as well as the bridge institution between 
parks occupants and the City of Gloucester. EDIC has, in fact, no man-
agement authority on both parks but it is willing to work to protect and 
expand the asset values of both parks. The role of EDIC in leveraging 
parks assets would be instrumental to retain existing and attract new 
businesses in both parks.

SENSE OF COMMUNITY: An important concept developed during the 
focus group was to generate strategies to create a “sense of commu-
nity” within the parks. The new young generation of employees is not 
only looking to have a job opportunity in Gloucester; they are also look-
ing at all the other complementary services that would make a job in 
Gloucester more attractive. An initial strategy to start building a sense 
of community can be established by working on commonalities and dif-
ferences among businesses’ owners and tenants in both parks. A clear 
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understanding of positive and negative issues that parks occupants 
are currently experiencing can help in developing a shared agenda to 
foster positive change in both parks. Moreover, a facility similar to a 
community center for parks’ residents might serve as a hub to initiate 
and implement community activities. Community organizing initiatives 
might serve to achieve these types of outcomes. Among other things, 
elements that would help in generating a sense of community include: 
affordable housing, accessible patterns toward home ownership, entry 
level jobs in a place with a good quality of life. 

CLIMATE CHANGE: In determining the strategies for the long-term sus-
tainability of the parks, the focus group identified the link between cli-
mate change and parks development as a missing element from the 
conducted interviews. Problems related to climate change are increas-
ingly becoming relevant also for all types of investments that need to be 
implemented to maintain public infrastructures. Sea-level rise should 
be considered in the long-term redesign of Highway 128 (nearby the 
Blackburn Park) and a more elevated infrastructure should substitute 
the old infrastructures.

PUBLIC TRANSPORTATION: During the interview campaign, an issue 
that came up repeatedly was the lack of a mean of transportation be-
tween Gloucester public transportation final stops and the two parks 
(“last mileage”). AMAT/Varian recently started a shuttle program for 
its employees. There is a strong need for other business owners and 
tenants to solve this problem expanding AMAT/Varian Program and/
or creating new ones. To this end, alternative modes of transportation 
(electric cars, and similar) might be good alternative to look into.

COMMUNICATION: In general, there is an overall sense that there is no 
much communication internally (among parks occupants) and exter-
nally (Citywide and regionally). Potential strategies designed to build a 
sense of community can address the first issue. A more direct engage-
ment with the local press and institutions might address the second. 
CONCRETE FIRST STEPS: A first concrete step to address all the discussed 
issues – both emerged during individual interviews and the focus group 
– could be to organized quarterly meetings with a very specific and 

pre-arranged agenda in order to increase communication among parks 
occupants. These meetings, as well as general coordination for parks 
activities, can be arranged through the establishment of The Blackburn 
and Cape Ann Parks Community Steering Committee composed by rep-
resentative of the business owners and tenants and from EDIC. Toward 
this end, Kathy Low from Human Resources at AMAT/Applied Material 
took a proactive step and invited every focus group participants to the 
first meeting at AMAT/Varian Lighthouse Café and conference room on 
January 23rd, 2020. One of the concrete points on the agenda would 
be the effort led by the EDIC Board for a grant application to find re-
sources for the “last mileage” transportation issue raised during the 
focus group.

 


