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Agenda

• Design Strategy
• Floor Plans/Programming
• Perspectives/Elevations 
• Sustainability

• Landscape Plan
• Plantings
• Amenity Program & Materials
• Lighting Plan

• Consultant Intro
• Special Permit Zoning
• Market Analysis
• Potentail Uses
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100 Old River Road

9.62 acres +/-

Multifamily Overlay District

River Road (MODRR)

Zoning  |  Overlay & Proposed

Use

Maximum Lot Coverage

Minimum Open Space

Maximum Height (stories)

Maximum Height (feet)

Maximum Units Per Acre

Total Units

Affordable Units

Parking (apartment)

Parking (mixed-use)

Covered Bike Parking

Multifamily/Industrial

30% 

10%

4 Stories (5 Stories with SP) 

55 Feet (65 Feet with SP)

35 units (45 units with SP)

336 units (432 units with SP) 

15% at 80% AMI

1.5 spaces/unit

4 spaces/1,000 sf (50% shared)

1 Per 2 Units

Permitted (as of right) Proposed

Mixed Use (SP)

22.7% 

42.4%

5 Stories (SP)

65 Feet (SP), +10’

45 units (SP)

432 units (SP), +96 units

15% (65 units) at 80% AMI

1.47 spaces/unit (waiver)

4 spaces/1,000 sf

1 Per 2 Units

Project Address Zoning District

Site Area Zoning Subdistrict



Architectural
Overview

01
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Architectural Overview  |  Building Design Strategy



N
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Building Statistics

Units:	           432

Floors:          5

Building:      479,000 gsf

Amenities:     13,000 sf

Mixed Use:       2,950 sf

STUDIO +	       48

1 BED		     161

1 BED + DEN	      32

2 BED		     171

3 BED		       14

3 BED TH	         6

Architectural Overview  |  Ground Floor Plan



N

planning board presentation   /   03.10.26   /   the commons at river road   JMC  /  SVP  /  BOHLER  /  HDS 7

Architectural Overview  |  Typical Upper Floor Plan

Building Statistics

Units:	           432

Floors:          5

Building:      479,000 gsf

Amenities:     13,000 sf

Mixed Use:       2,950 sf

STUDIO +	       48

1 BED		     161

1 BED + DEN	      32

2 BED		     171

3 BED		       14

3 BED TH	         6



planning board presentation   /   03.10.26   /   the commons at river road   JMC  /  SVP  /  BOHLER  /  HDS 8

Architectural Overview  |  Building Entrance View
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Architectural Overview  |  Old River Road View
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Architectural Overview   |  Mixed Use View
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Architectural Overview  |  Building Materials

HARDIE, PANEL

GLEN GERY BRICK, 
COLOR 1

GLEN GERY BRICK, 
COLOR 1

BLACK WINDOW 
CLADDING

HARDIE, LAP SIDING

HARDIE, LAP SIDING

HARDIE, PANEL 



BR-1
BR-2

FC-P2
FC-L2

FC-L2
FC-P3

FC-P3
FC-L1

PROJECTING BAY CLAD W/
FIBER CEMENT PANEL SIDING

COMPOSITE WINDOW,
TYPICAL

ALUMINUM STOREFRONT
SYSTEM

FC-P2
FC-L2

BR-1
BR-2

NORMAN BRICK, 3RD
RUNNING BOND, TYPICAL

NORMAN BRICK, 3RD
RUNNING BOND W/ PRECAST

CAP ALONG BASE

FIBER CEMENT TRIM @
WINDOWS TO MATCH FC-P3

FIBER CEMENT TRIM BOARD
TO MATCH FC-P3

COMPOSITE WINDOW,
TYPICAL

FC-L2
FC-P2

FC-L1

FC-P3

FIBER CEMENT, LAP SIDING, COLOR 1
FIBER CEMENT, LAP SIDING, COLOR 2
FIBER CEMENT, PANEL SIDING, COLOR 2
FIBER CEMENT, PANEL SIDING, COLOR 3

BR-2
BR-1 NORMAN BRICK, 3RD RUNNING, COLOR 1

NORMAN BRICK, 3RD RUNNING, COLOR 2

MATERIALS LEGEND
KEY PLAN

N

BR-1
BR-2

FC-P2
FC-L2

FC-P2
FC-P2

FC-L2
FC-L1

BR-1 COMPOSITE WINDOWS W/
SIMULATED DIVIDED LITES
@ TOWNHOMES

COMPOSITE PATIO DOOR W/
SIMULATED DIVIDED LITES

BR-2
BR-1

BR-1

FC-L2
FC-L1

FC-P2
FC-L2

TERRACE @ 3RD FLOOR
UNITS ABOVE TOWNHOMES

SEMI-RECESSED DECK W/
METAL RAILING SYSTEM,
FIBER CEMENT TRIM, &
COMPOSITE DECKING

COMPOSITE WINDOW,
TYPICAL

FC-L2

KEY PLAN

N

FC-L2
FC-P2

FC-L1

FC-P3

FIBER CEMENT, LAP SIDING, COLOR 1
FIBER CEMENT, LAP SIDING, COLOR 2
FIBER CEMENT, PANEL SIDING, COLOR 2
FIBER CEMENT, PANEL SIDING, COLOR 3

BR-2
BR-1 NORMAN BRICK, 3RD RUNNING, COLOR 1

NORMAN BRICK, 3RD RUNNING, COLOR 2

MATERIALS LEGEND

AB
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Architectural Overview  |  Building Elevations

North Elevation - Section A

North Elevation - Section B



PAINTED METAL DOOR @
TRASH ROOM

PROJECTING CANOPY ABOVE
STAIRWAY ENTRANCE

FC-P2FC-P3
FC-L1

FC-L2FIBER CEMENT TRIM BOARD
TO MATCH FC-P3

TEXTURED CONCRETE
PRECAST PANELS

PROJECTING CANOPY ABOVE
STAIRWAY ENTRANCE

FC-P2

PAINTED METAL DOOR @
TRASH ROOM

FC-L2

FIBER CEMENT TRIM BOARD
TO MATCH FC-P3

OSITE WINDOW,
TYPICAL

FC-L2
FC-P2

FC-L1

FC-P3

FIBER CEMENT, LAP SIDING, COLOR 1
FIBER CEMENT, LAP SIDING, COLOR 2
FIBER CEMENT, PANEL SIDING, COLOR 2
FIBER CEMENT, PANEL SIDING, COLOR 3

BR-2
BR-1 NORMAN BRICK, 3RD RUNNING, COLOR 1

NORMAN BRICK, 3RD RUNNING, COLOR 2

MATERIALS LEGEND
KEY PLAN

N

FC-P2
FC-L2

BR-2
BR1

BR-2

PROJECTING DECK W/ METAL
RAILING SYSTEM, FIBER
CEMENT TRIM, & COMPOSITE
DECKING

PROJECTING DECK W/ METAL
RAILING SYSTEM, FIBER
CEMENT TRIM, & COMPOSITE
DECKING

ALUMINUM STOREFRONT
SYSTEM

SOLDIER COURSE BRICK
DETAILING

FC-P3
FC-L1

FIBER CEMENT TRIM @
WINDOWS TO MATCH FC-P3

BR-2 BR-2COMPOSITE WINDOW,
TYPICAL

NORMAN BRICK, 3RD
RUNNING BOND W/ PRECAST
CAP ALONG BASE

FC-P2
FC-L2

FC-P3
FC-L1

PAINTED METAL DOOR @
TRASH ROOM

PROJECTING CANOPY ABOVE
STAIRWAY ENTRANCE

FC-P2

FC-L2FIBER CEMENT TRIM BOARD
TO MATCH FC-P3

FC-L2FIBER CEMENT TRIM BOARD
TO MATCH FC-P3

FC-L2FIBER CEMENT TRIM BOARD
TO MATCH FC-P3

KEY PLAN

N

FC-L2
FC-P2

FC-L1

FC-P3

FIBER CEMENT, LAP SIDING, COLOR 1
FIBER CEMENT, LAP SIDING, COLOR 2
FIBER CEMENT, PANEL SIDING, COLOR 2
FIBER CEMENT, PANEL SIDING, COLOR 3

BR-2
BR-1 NORMAN BRICK, 3RD RUNNING, COLOR 1

NORMAN BRICK, 3RD RUNNING, COLOR 2

MATERIALS LEGEND

A B
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South Elevation - Section A

South Elevation - Section B

Architectural Overview  |  Building Elevations



COMPOSITE WINDOW,
TYPICAL

FC-L1 FIBER CEMENT TRIM @
WINDOWS TO MATCH FC-P3

BR-2NORMAN BRICK, 3RD
RUNNING BOND W/ PRECAST

CAP ALONG BASE

SEMI-RECESSED DECK W/
METAL RAILING SYSTEM,

FIBER CEMENT TRIM, &
COMPOSITE DECKING FC-L2FIBER CEMENT TRIM BOARD

TO MATCH FC-P3

BR-2

FC-P2
FC-L2

FC-P2
FC-L2

BR-2
BR1

COMPOSITE WINDOW,
TYPICAL

FC-L2
FC-P3

FC-P3
FC-L1

PROJECTING BAY CLAD W/
FIBER CEMENT PANEL SIDING

FC-P2
FC-L2

BR-2
BR1

COMPOSITE WINDOW,
TYPICAL

COMPOSITE WINDOW,
TYPICAL

NORMAN BRICK, 3RD
RUNNING BOND W/ PRECAST
CAP ALONG BASE

FC-P2
FC-L2

FIBER CEMENT TRIM @
WINDOWS TO MATCH FC-P3

PROJECTING CANOPY ABOVE
STAIRWAY ENTRANCE

FC-P2 PAINTED METAL DOOR @
SERVICE / UTILITY ROOMS

ALUMINUM STOREFRONT
SYSTEM

PROJECTING CANOPY ABOVE
RESIDENTIAL ENTRANCE

W E

planning board presentation   /   03.10.26   /   the commons at river road   JMC  /  SVP  /  BOHLER  /  HDS 14

East Elevation

West Elevation

Architectural Overview  |  Building Elevations



planning board presentation   /   03.10.26   /   the commons at river road   JMC  /  SVP  /  BOHLER  /  HDS 15

Architectural Overview  |  Sustainable Design
*Sustainable design strategy focused on aligning with Andover Climate Action & Sustainability Plan
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Architectural Overview  |  Sustainable Design
*Sustainable design strategy focused on aligning with Andover Climate Action & Sustainability Plan

RIVER ROAD

INTERSTATE 93

OLD RIVER ROAD



Landscape & Lighting
Overview

02



N

Site Area:	              9.62 acres +/- 
Landscape Buffer:    30’
Lot Coverage:	             22%
Open Space:	              42%
Open Space:	              57% landscaped
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Landscape Overview  |  Rendered Landscape Plan
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Landscape Overview  |  Existing Tree Conditions
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CANOPY & FIR TREES

Balsam Fir

Sweet Gum

Valley Forge American Elm

Red Maple

Eastern Redbud

Pennsylvania
Sedge

Ruby Spice
Summersweet

Wetlands
Groundcover Mix

Arrowwood
Viburnum

Red ChokeberryPurple
Lovegrass

SHRUBS & GROUND COVERGRASSES

Landscape Overview  |  Plant Selection



AMENITIES LEGEND
1      PUBLIC PLAZA
2      POOL
3      YOGA LAWN
4      BOCCE
5      BIKE RACKS
6      GRILL AREA
7      WALKING PATHS
8      FIRE PITS
9      RAIN GARDENS

MATERIALS LEGEND

CONCRETE PAVING

SPECIALTY PAVING

EXPOSED AG. CONCRETE

VEHICLE SPECIAL PAVING

PORCELAIN PAVERS

STABILIZED STONEDUST

TIMBER DECKING

N

1

5
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Landscape Overview  |  Pulic Realm



AMENITIES LEGEND
1      PUBLIC PLAZA
2      POOL
3      YOGA LAWN
4      BOCCE
5      BIKE RACKS
6      GRILL AREA
7      WALKING PATHS
8      FIRE PITS
9      RAIN GARDENS

MATERIALS LEGEND

CONCRETE PAVING

SPECIALTY PAVING

EXPOSED AG. CONCRETE

VEHICLE SPECIAL PAVING

PORCELAIN PAVERS

STABILIZED STONEDUST

TIMBER DECKING

2

3

4

6

8

8

N

planning board presentation   /   03.10.26   /   the commons at river road   JMC  /  SVP  /  BOHLER  /  HDS 22

Landscape Overview  |  Central Courtyard



N

7

7

6

8

8
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AMENITIES LEGEND
1      PUBLIC PLAZA
2      POOL
3      YOGA LAWN
4      BOCCE
5      BIKE RACKS
6      GRILL AREA
7      WALKING PATHS
8      FIRE PITS
9      RAIN GARDENS

MATERIALS LEGEND

CONCRETE PAVING

SPECIALTY PAVING

EXPOSED AG. CONCRETE

VEHICLE SPECIAL PAVING

PORCELAIN PAVERS

STABILIZED STONEDUST

TIMBER DECKING
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Landscape Overview  |  Rendered Landscape Plan
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Landscape Overview  |  Courtyard Precedents
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Landscape Overview  |  Lighting Plan



Mixed Use
Overview

03



100 Old River Road
RETAIL ANALYSIS & 

PROPOSED PROGRAMMING

01/12

MARCH 2026 EVERSTREET



DUCTIONIntro
• Boston-based retail strategy and placemaking advisory firm

 • Works with visionary clients who push commercial real estate beyond another generic block of
buildings

 • Our Activate Your Street SM method creates attractive retail spaces, revitalizes corridors, and
transforms sites into centers of durable economic performance

 • Founder & Principal Ann V. Ehrhart is a market leader with over 19 years of experience in retail
real estate strategy consulting and brokerage

MARCH 2026

02/12

EVERSTREET

+ Facilitated over $1.1 billion in
transactional value.
+ Advisor to municipalities,
developers, and institutional owners.
+ Specialize on ground-floor
activation within mixed-use projects.



SHARED VISION FOR
MIXED-USE ACTIVATION

100 Old River Road

• Special Permit Uses. In the MODT, MODRR and MODB,
the Planning Board may grant a Special Permit for a Mixed-
Use Structure in which multi-family housing is the principal
use and any of the following nonresidential uses may be
located on the ground floor, subject to any conditions that
the Planning Board deems appropriate.

• Approved Non-Residential Uses listed in the Zoning code
allow for neighborhood anchoring amenities including:

Private club not conducted for profit
 Personal service establishment
 Establishment for the retail sale of merchandise
 Convenience store
 Non-exempt educational use
 Medical center or clinic
 Self-service laundry or dry-cleaning operation
 Restaurant
 Restaurant, sit-down
 Restaurant, limited service
 Shop for custom work involving the manufacture of
articles to be sold on the premises
 Indoor commercial recreation establishment
 Business, professional or administrative office
 Grocery store

• Activate the building and River Road
neighborhood meaningfully with approved
Use Opportunities.
 • Serve residents and the surrounding
consumer base.
 • Ensure long-term, sustainable occupancy.
 • Set a thoughtful tone for the evolving River
Road corridor.

MARCH 2026

03/12

EVERSTREET

Mixed-Use Zoning Our Objective

• Participated in multiple productive meetings
and discussions with the Planning
Department regarding visions for a mixed-
structure and the River Rd neighborhood.
 • Reviewed available town studies and
planning documents.
 • At Planning Board’s request, the project
team engaged Everstreet to perform a study
of the corridor and its retail potential.
 • Everstreet visited the site, canvased the
trade area and performed a retail analysis via
its proprietary framework.

Our Approach



Successful retail syncs merchandising, design & underwriting with the context of the
location.

Everstreet measures a site’s Market Demand to assess the context.
Consumer Demand — Who will use the space?
Tenant Demand — Who will lease the space?
Market Readiness — What can the corridor sustainably support?

Goal: Align retail scale, tenant mix, and design with long-term performance.

FRAMEWORK
Everstreet’s Market
Demand

MARCH 2026

04/12

EVERSTREET



ASSESS

CONSUMER
DEMAND 

People arecoming to
your Corridor for

goods, services and 

TENANT
DEMAND 
Retailand restaurant
tenants are actively
looking for space in
your Corridor.

programming.

Your retail space creates a thriving
neighborhood.

DEMAND

MARKET



ASSESS

A�racts the people from the immediate trade
area for daily goods and services. Tra�ic is
transient and limited to 1 or 2 day parts.

Consumer profile is 1 dimensional. Limited 
demand for retail space.

Strong mix of convenience and destination
retail. Heavy foot tra�ic throughout the day.

A�racts multiple consumer groups. Storefronts
rarely become available and often trade o� 

market.

Minimal foot tra�ic caused by lack of density or
failure. Chronic vacancy and turnover. No

demand for retail storefronts. Access 
obstructions.

Yes.

Yes.

None.

CONSUMER 
DEMAND

Yes.

None.

TENANT
DEMAND

Limited.

Yes.

None.

MARKET
DEMAND

Limited.

UNTESTED
CORRIDOR

DESTINATION 
CORRIDOR

CONVENIENCE 
CORRIDOR

M
ar

ke
t D

em
an

d



CONSUMER
DEMAND

Core Consumer Base

Future on-site residents

1,100+ nearby hotel keys generating consistent visitor
activity

 ~5,500 employees within a 5-minute drive

 2,800+ surrounding households with ~40% earning
over $125K

 I-93 commuter visibility and daily pass-by traffic

Trade area consumers are affluent, educated, and
time-conscious, favoring convenient, high-quality
neighborhood services such as coffee, fast-casual
dining, wellness, and everyday retail.

The regional trade area includes several established retail
corridors offering a wide range of shopping and dining
options that shape how residents and workers distribute
spending.

Major regional centers capture approximately 1M–11M
annual visits, while existing retail near Exit 42 sees roughly
83K–330K annual visits.

The River Road intersection currently has limited retail co-
tenancy and constrained development potential, making
it less likely to attract national chain retailers that
prioritize mature corridors.

These conditions favor local and regional operators
seeking expansion opportunities in Greater Andover.
Likely tenants include coffee or café concepts, fast-casual
dining, boutique wellness or fitness, and neighborhood
service retail.

MARCH 2026

07/12

EVERSTREET

TENANT
DEMAND



ANALYSIS
Market Demand
River Road Today

MARCH 2026

08/10

EVERSTREET

Everstreet’s analysis finds the River Road corridor sits between an Untested
and Convenience-Oriented Corridor, reflecting measurable consumer activity
but limited retail co-tenancy.

Implication
Current conditions support focused, highly visible retail scaled to the
corridor’s existing demand.



2,950 SQUARE FEET?
How we arrived at

2,950 SF Delivers

MARCH 2026

09/12

EVERSTREET

Alignment with demonstrated consumer demand.

Strong neighborhood anchor opportunity (coffee, fast casual,
wellness).

Flexibility in configuration allows for multiple storefronts.

Reduced long-term vacancy risk.

Visible activation at the building’s most prominent corner.



CONCLUSION

MARCH 2026

10/12

EVERSTREET

01

02

The project team studied the retail context of River Road
corridor and analyzed the location in relation to the approved
Use Opportunities (Zoning Code 8.9.3.2)

This produced the proposed retail configuration which creates a
healthy, viable environment for the uses below:

o Personal service establishment.
o Establishment for the retail sale of
merchandise.
o Convenience store.
o Medical center or clinic.
o Self-service laundry or dry-cleaning
operation.
o Restaurant, limited service.
o Indoor commercial recreation
establishment.
o Business, professional or administrative
office

Thank You




