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Standing Committee on Economic Development 

July 1, 2008

Worcester City Council

AgendaAgenda

•• Process and OutreachProcess and Outreach
•• North Main Economic Development North Main Economic Development 

StrategyStrategy
•• Draft Plan Draft Plan 
•• Development StrategiesDevelopment Strategies

•• Next StepsNext Steps
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Goals and ObjectivesGoals and Objectives

•• Identify opportunities for development that will Identify opportunities for development that will 
be integrated with existing projects and plans in be integrated with existing projects and plans in 
the area.the area.
•• MarketMarket--driven driven 
•• Financially responsibleFinancially responsible
•• Sustainable redevelopment  Sustainable redevelopment  

•• Create a strategy that supports the City’s Action Create a strategy that supports the City’s Action 
Agenda and is consistent with smart growth and Agenda and is consistent with smart growth and 
transittransit––oriented development principles.oriented development principles.

Process and OutreachProcess and Outreach

•• 18 Month Process18 Month Process
•• Steering Committee MeetingsSteering Committee Meetings
•• Stakeholders InterviewsStakeholders Interviews
•• Focus Groups MeetingsFocus Groups Meetings
•• DayDay--long Charrettelong Charrette
•• Project Web SiteProject Web Site
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Charrette

• September 29, 2007

• Extensive publicity (banner, website, 
press releases, mailing, radio)

• Highly successful; well-attended event

Breakout Sessions
Each group identified issues, opportunities, and priorities for 
the North Main Street area.
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Report Backs
Each group reported their results to the whole audience.

Voting Exercise

Each person was able to review all 
concepts generated by other groups and 
vote on  his or her top three priorities for 
the North Main Street area.
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Preliminary Development Program

Market Analysis

Building Reuse

Parking & Access

Preliminary 
Development Program

Economic Development 

Public Input
(Stakeholder Interviews, Focus Groups, Charrette votes)

Project Website
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DraftDraft
North Main Economic North Main Economic 
Development StrategyDevelopment Strategy

Draft ReportDraft Report

•• Executive SummaryExecutive Summary
•• IntroductionIntroduction
•• Community ProcessCommunity Process
•• Market OverviewMarket Overview
•• The PlanThe Plan
•• Development StrategiesDevelopment Strategies
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Draft ReportDraft Report

•• Executive SummaryExecutive Summary
•• IntroductionIntroduction
•• Community ProcessCommunity Process
•• Market OverviewMarket Overview
•• The PlanThe Plan
•• Development StrategiesDevelopment Strategies

Plan and Development Strategy OverviewPlan and Development Strategy Overview
•• North Main ContextNorth Main Context
•• Development ThemesDevelopment Themes
•• LongLong--Term VisionTerm Vision
•• Parcel Data SheetsParcel Data Sheets
•• Parking Circulation and TransitParking Circulation and Transit
•• Development StrategiesDevelopment Strategies
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Context                      Context                      

•• Northern Part of DowntownNorthern Part of Downtown
Regional AccessRegional Access
•• II--90 90 
•• II--290290
•• II--190190
•• Rt.146Rt.146
•• Rt. 9Rt. 9

•• Colleges/ UniversitiesColleges/ Universities
•• Defined DistrictsDefined Districts

•• DowntownDowntown
•• CanalCanal
•• Green IslandGreen Island
•• ArtsArts

Development Development 
ThemesThemes

Theme 1: Theme 1: 
“Urban Village/Downtown“Urban Village/Downtown
Connector”Connector”

Theme 2:Theme 2:
“Cultural/Academic District”“Cultural/Academic District”

Theme 3: Theme 3: 
“Idea Central/Gateway to“Idea Central/Gateway to
the New Economy”the New Economy”
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LongLong--Term VisionTerm Vision
•• 15+ year time frame 15+ year time frame 
•• 1.6 million+  SF of development1.6 million+  SF of development

•• Approximately: Approximately: 
•• 860,000 SF office 860,000 SF office 
•• 400,000 SF flex/R&D400,000 SF flex/R&D
•• 250,000 SF retail250,000 SF retail
•• 45,000 SF convention/meeting 45,000 SF convention/meeting 
•• 300 residential units300 residential units
•• 50,000 SF cultural50,000 SF cultural
•• 220220--room hotelroom hotel

•• 15+ year time frame 15+ year time frame 
•• 1.6 million+  SF of development1.6 million+  SF of development

•• Approximately: Approximately: 
•• 860,000 SF office 860,000 SF office 
•• 400,000 SF flex/R&D400,000 SF flex/R&D
•• 250,000 SF retail250,000 SF retail
•• 45,000 SF convention/meeting 45,000 SF convention/meeting 
•• 300 residential units300 residential units
•• 50,000 SF cultural50,000 SF cultural
•• 220220--room hotelroom hotel

LongLong--Term VisionTerm Vision
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Parcel “Data Sheets” Parcel “Data Sheets” –– Court HouseCourt House

Parcel “Data Sheets” Parcel “Data Sheets” –– Worcester AuditoriumWorcester Auditorium
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Parcel “Data Sheets” Parcel “Data Sheets” –– Boys ClubBoys Club

Parking, Circulation Parking, Circulation 
and Transitand Transit
•• Minimize Parking Minimize Parking 

RequirementsRequirements

•• Accommodate existing Accommodate existing 
parkersparkers

•• Parking Structures, not Parking Structures, not 
parking lotsparking lots

•• Balanced parking supplyBalanced parking supply
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Parking, Circulation and TransitParking, Circulation and Transit

•• Regional access and site Regional access and site 
access is sufficientaccess is sufficient

•• Needs intersection Needs intersection 
operational and geometric operational and geometric 
improvement in northern improvement in northern 
sectionsection

•• Major streets have excess Major streets have excess 
capacitycapacity

Parking, Circulation and TransitParking, Circulation and Transit

•• Improve WRTA hours and Improve WRTA hours and 
frequenciesfrequencies

•• Transit center and rail Transit center and rail 
connectionsconnections

•• Downtown connections via Downtown connections via 
streetcarstreetcar
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Development Development 
StrategiesStrategies

PhasingPhasing

NearNear--Term Phase (0Term Phase (0--5 Years)5 Years)

Interim Phase (5Interim Phase (5--15 Years)15 Years)

LongLong--Term Phase (15+ Years)Term Phase (15+ Years)
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Development StrategiesDevelopment Strategies
•• NearNear--Term ProjectsTerm Projects

•• Site 3 Site 3 –– AT&T SiteAT&T Site

•• Site 5 Site 5 –– Old CourthouseOld Courthouse

•• Site 8 Site 8 –– Salisbury Mansion Salisbury Mansion 
& Parking& Parking

•• Site 9 Site 9 –– Worcester Worcester 
Memorial AuditoriumMemorial Auditorium

•• Site 10 Site 10 –– Boys ClubBoys Club

NearNear--Term Conceptual Term Conceptual 
Development CostsDevelopment Costs
•• Private DevelopmentPrivate Development

$64.7 million$64.7 million

•• Public Improvements Public Improvements 
•• Sites 3, 5, 8 (streetscape) Sites 3, 5, 8 (streetscape) 
•• Site 9/10 (streetscape, plaza & closing of Site 9/10 (streetscape, plaza & closing of 

roadway)roadway)

$3.7 million$3.7 million
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•• Action ItemsAction Items
•• General ActionsGeneral Actions

•• HighHigh--Priority/Immediate  Priority/Immediate  
ActionsActions

•• PrePre--development/development/
Organizational & Promotional Organizational & Promotional 
ActionsActions

•• Funding and Implementation Funding and Implementation 
ActionsActions

•• SiteSite--Specific Actions Specific Actions 
•• Site 3 Site 3 –– AT&T SiteAT&T Site
•• Site 5 Site 5 –– Old CourthouseOld Courthouse
•• Site 8 Site 8 –– Salisbury MansionSalisbury Mansion
•• Site 9 Site 9 –– War Memorial War Memorial 

AuditoriumAuditorium
•• Site 10 Site 10 –– Boys ClubBoys Club

Development StrategiesDevelopment Strategies

•• OrganizationsOrganizations
•• Marketing/North Main Event PromotionMarketing/North Main Event Promotion
•• Infrastructure/Streetscape ImprovementsInfrastructure/Streetscape Improvements
•• Commercial Development/AcquisitionCommercial Development/Acquisition
•• Residential Development/HousingResidential Development/Housing

•• Funding/Incentive Sources & ProgramsFunding/Incentive Sources & Programs
•• Marketing/North Main Event PromotionMarketing/North Main Event Promotion
•• Development (Residential, Commercial, Flex/R&D)Development (Residential, Commercial, Flex/R&D)

Development StrategiesDevelopment Strategies
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Private Sector Development Cost Assumptions Private Sector Development Cost Assumptions 

•• AcquisitionAcquisition –– Current Assessed ValueCurrent Assessed Value

•• ConstructionConstruction –– Estimated Cost Per Estimated Cost Per 
Square Foot For Redevelopment/ Square Foot For Redevelopment/ 
Renovation In 2008 DollarsRenovation In 2008 Dollars

•• Other Costs Other Costs –– Includes Demolition, Site Includes Demolition, Site 
Work, Architecture & Engineering/ Work, Architecture & Engineering/ 
Permitting Fees, Interim Financing/ Permitting Fees, Interim Financing/ 
Working Capital, ContingencyWorking Capital, Contingency

Public/Private Development FundingPublic/Private Development Funding

Base Scenario  
Millions ($) Percentage

Enhanced Revenue 
Scenario 

Millions ($) Percentage

Private Sector Development      
Costs $64.7 100% $64.7 100%

Supportable Debt/Equity $27.7 42.8% $33.8 52.2%

"Gap" $37.0 57.2% $30.9 47.8%
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Public/Private Development FundingPublic/Private Development Funding

Base Scenario  
Millions ($) Percentage

Enhanced Revenue 
Scenario 

Millions ($) Percentage

Funding of Gap $37.0 100% $30.9 100%

Historic Tax Credits $15.3 41.3% $15.3 49.5%
District Improvement 
Financing $6.2 16.8% $7.5 24.3%

Site Acquisition Writedowns $7.1 19.2% $7.1 23.0%

Tax Increment Financing $4.4 11.9% $5.5 17.8%

Additional Development 
Grants/Surplus Funds 
Available  $4.1 11.1% +$4.5 +14.6%

Private Sector Development ProjectionsPrivate Sector Development Projections

Use Types Site 3 Site 5 Site 10 TOTAL

Office (SF) ‐ 87,500 ‐ 87,500

Retail/Health Club (SF) 1,800 12,500 24,000 38,300

Residential (Dwelling Units) ‐ ‐ 24,000 24,000

Total 1,800 100,000 48,000 139,800

On‐Site Parking (Spaces) ‐ 400 45 445
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Next StepsNext Steps

•• Presentation to:  Worcester City Council       Presentation to:  Worcester City Council       (July 1st)(July 1st)
Standing Committee on Standing Committee on 
Economic Development Economic Development 

•• 3030--Day comment period Day comment period (Ends July 31st)(Ends July 31st)

•• Make Revisions to the ReportMake Revisions to the Report (First week (First week –– August)August)

•• Finalize / Distribute Report Finalize / Distribute Report (Mid August)(Mid August)


