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Demand Considerations 
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Hourly employees 
with typically 30 

minute lunch 
breaks – if they go 
out its “grab & go” 

offerings 

Time limitations & 
location impact lunch; 

work dress limits 
immediate after work 

Addressable employee 
lunch market based on 
occupational mix 

Occupational Mix % of workforce

16000 Total 

Estimated 

Employees

Management 8.6 1376

Business and Financial Operations 7.7 1232

Computer and Mathematical 2.9 464

Architecture and Engineering 1.0 160

Life, Physical, and Social Science 1.0 160

Community and Social Services 2.1

Legal 3.7 592

Education, Training, and Library 1.7

Arts, Design, Entertainment, Sports, 

and Media
3.2 512

Healthcare Practitioners and Technical 13.9

Healthcare Support 2.1

Protective Service 3.5

Food Preparation and Serving Related 3.7

Building and Grounds Cleaning and 

Maintenance
7.8

Personal Care and Service 2.9

Sales and Related 6.1

Office and Administrative Support 14.7

Installation, Maintenance, and Repair 5.1

Production 1.8

Transportation and Material Moving 3.5

Unclassified 3.3

~4500 
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National benchmarks suggest a potential for $12.5m in 
spending from the office worker 

Implies retail & restaurant potential 
spending of  

approximately $12.5m 
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Within 10 minutes of target area are 53,000 
households 
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The Springfield core market number of households is 
fairly large but substantially poorer than the benchmark 
communities 
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Within 10 minutes Springfield income distribution is 
highly concentrated in lower income categories 
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Springfield disposable median income increases 
more than any comparison community as distance 
from the downtown grows 



… Helping to close Springfield’s downtown market 
disposable income gap 



Comparing largest segments – 30 minutes 

Springfield Northampton 
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What potential “customers” said about the downtown 

Focus Group Comments 

• I feel safe after leaving dinner 

• You’re pretty safe until after 10-11 

• More people on the street would make it feel safe 

• Some of the streets are very dark even with the 
Christmas lighting 

• Not visually appealing 

• The empty storefronts are creepy 

• Media overhypes the story and makes it seem like 
random people are shot or stabbed at any time of 
day 

• Not enough restaurants  

• A coffee shop 

• Housing too expensive especially for what you get 

• Not enough housing options 

 

 

Differentiated 

Amenities & 
Activities 

Visual 
Appeal 

Residential 
Lifestyle 

Safety 

Dimensions of the Downtown Product 
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Safety and crime – perception & reality 

Springfield 

Providence 

Portland Hartford Parkville 

Portsmouth 

Trulia Crime Risk Map 
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“Activities” that generate concern represent less 
than 10% of the storefronts in the area 



However in terms of linear feet of frontage, surface 
parking plus empty lot frontage rival occupied 
frontage 



Moving Forward 
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Initial focus should be on the “Taylor Bridge” quadrangle 

• Existing restaurant activity and restaurant 
infrastructure 

• Place making infrastructure – 2 major squares adjacent 
to location 

• Walking proximity to downtown and emerging 
residential areas 

• Vacant storefronts but fewer “missing teeth” than 
other areas of the District 

• Strategic site control 

• Existing investment in key buildings 

• Note: includes frontage on both sides of streets 

Restaurant infrastructure 

X 

Unused restaurants represent ~1400 seats Note: every available restaurant is not plotted 16 
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Building condition assessment 
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Available surface lots in 

the area “fit” new 

housing 

 

 
• 341 additional units 
• 28,700 sqft first floor 



And can still serve as 

anchor to broader district 

redevelopment 



Active Implementation Assistance 

Initial Best Practice Research 

• Safety and security initiatives 

• Place-making activities 

• Programming and retail/restaurant development strategies 

• Financial gap approaches 
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    Springfield Providence 
Residential | Apartments SF Rent PSF Rent 

 One Bedroom 720 $1,116  $1.55 
720 $1,550  $2.15  

Gross Revenue $13,392  $18,600  
less: Operating Expenses ($5,800) ($5,800) 

less: RE Property Taxes $0  $0  
Net Operating Income $7,592  $12,800  

Capitalization Rate 6.75% 6.75% 
Valuation /Unit $112,474  $189,630  

High level pro forma analysis (cont…) 

For illustration purposes only 21 
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