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The Millennium Partners project at 115 Winthrop Square will serve to strengthen the 

economic growth and development of Boston. Some of the project’s benefits include: the 

creation of resident housing in Boston’s financial district, increasing commercial business 

enterprise and office space, as well as, the improvement of existing parks (115 Winthrop Square 

Prospectus 2017). The project is estimated to create 2,950 construction and 2,700 permanent jobs 

of which, 330 include new businesses (Winthrop Square Brochure, 2017). Other benefits include 

a $12 million annual contribution to the city’s tax base and $27 million in state personal, 

corporate and sales revenue in 2021 (Appleseed 2017). See Table 1 and 2: Millennium Partners 

Public and Project Benefits. There are enumerated incentives in a Memorandum of 

Understanding (MOU) Millennium signed with the City of Boston to broaden the economic 

empowerment of minorities. An analysis into the economic and social demographics of 

minorities in Roxbury, Mattapan, Dorchester and Hyde Park highlights the estimated level of 

economic gains, impacts and benefits from the proposed development. 

 

Table 1: Millennium Partners Project Benefits ($ thousands) 

Franklin Park $28,000  

Boston Common Park $28,000  

East Boston, Orient Heights $10,000  

South Boston, Old Colony $25,000  

Emerald Necklace Completion $11,000  

Total $102,000  

 

Table 2: Millennium Partners Public Benefit Payments 

Housing Linkage $3,478,948  

Jobs Training $834,280  

Off Site Improvements $9,000,000  

Land Acquisition $152,700,000  

Total $166,013,228  

  Source: 115 Winthrop Square Project Prospectus 2017 

 

According a signed Economic Opportunity and Inclusion MOU with the city, there are wide 

gaps in economic benefits and narrow streams of opportunity for minority residents. As a result, 

the MOU states that efforts will be undertaken by selected contractors to ensure: 

• 15% of total contract values in construction are given to City certified Minority and 

Women Business Enterprises (MWBEs). 

• 51% of trade contract hours be awarded to Boston residents and 40% of hours be 

allocated to minorities. 

• 12% of trade contract work hours will be dedicated to women. 

• Through a partnership with Suffolk Construction’s Trade Partnership Series business 

training program, Millennium will work to bolster opportunities for underserved minority 

and women construction firms. The partnership will catalyze contractor relationships 

between minority firms and Suffolk’s subcontractors (MOU 2017, pp 2-4). 

 



2 
 

Estimated Economic Benefits for Boston and Minority Communities 

Appleseed, a research consulting firm estimates that 115 Winthrop Square will have 

rental spaces for office tenants, accelerator tenants, retail, restaurant services and building 

management operations in 2021 (Appleseed 2017). 

  

• Office tenants will account for 2,700 full time jobs and yield $548 million in yearly 

earnings;  

• 363 full time jobs are estimated in restaurant, food services and retail with $33.3 million 

in earnings per year; 

• Building management services will generate 5,559 full time jobs, which translate to $813 

million in annual income (Appleseed 2017). 

 

Minorities can expect a share of the jobs based on the estimates of City residents employed. 

Appleseed’s extrapolation reports that 45.2 percent of individuals employed in tenant 

occupations will be city residents and 60.3 percent of workers will occupy the retail, restaurant 

and building services occupation (Appleseed 2017). This assumes that the remaining share of 

jobs can benefit minority contractors and communities in the following ways: 

 

• At least 42 to 53 percent of jobs can be gained in office and accelerator tenant 

occupations. 

• 39.7 percent of jobs are available in the share of retail, food services and building 

management operations. 

• 15 percent or $184.9 million to MWBEs based on an estimated project cost of $1.23 

billion. 

• 40 percent or $493.2 million to minority contractors. 

• 12 percent or $146.9 million to women. 

• $76.73 million in earnings from the estimated 1,126 jobs to minority contractors in 2019; 

$79.17 million in 2020 and $82.49 million in 2021. 

• 24 percent of black owned construction firms are estimated to have a share in earnings 

less than or equal to $18.4 million in 2019, $19 million in 2020 and $19.8 million in 

2021.  

• Approximately $222 million in annual wages from tenant business, services, building 

management, maintenance and operations jobs. This accounts for estimated spillover 

effects from direct and indirect jobs. 

 

Earnings estimates are a projection of average hourly rates in the construction industry. They 

include a 1.2 percent conservative growth rate in construction earnings plus an assumed 0.3 

percent Consumer Price Index (CPI) benchmark. See Table 3: Minority Contractor & 

Construction Three Year Earnings Estimates and Table 4: Projected Construction Earnings 

in Minority Communities. 

 

 

Year Minority Contractor Earnings  Minority Construction Earnings

2019 $76,726,541 $18,414,370

2020 $79,168,112 $19,000,347

2021 $82,493,173 $19,798,362

Table 3: Minority Contractor & Construction Three Year Earning Estimates
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Table 4: Projected Construction Earnings in Minority Communities 

 
Minorities will benefit across commercial building maintenance, basic IT support 

management, concierge and security industry jobs post construction. Earnings estimates are 

extrapolations of mean hourly earnings reported by the Bureau of Labor Statistics Occupational 

and Wage Estimates for Massachusetts in 2016. For example, in 2016 the mean hourly wage for 

a person employed in basic IT management and support was $30.01 (BLS 2017). Taking the 

assumed earnings growth rate of 1.2 percent plus the 0.3 CPI benchmark, equals an average 

hourly rate of $35.71 or $8.4 million in total earnings based on an estimated 113 or 10 percent 

employed minority workers in 2021. See Table 5 below. 

 

 
 

The Realities of Minority Firms in Boston 

Black and Latino communities in Boston have a low ownership rate of business. The U.S 

Census 2014 Annual Survey of Entrepreneurs found that almost one third or 36 percent of the 

state’s fifty most densely populated metropolitan statistical areas had about 20 percent minority 

owned businesses. Consider, the Boston-Cambridge-Newton area ranks tenth as the most 

populated area in Boston. However, the share of minority firms in the area is only 9.6 percent 

(Jennings 2017). The survey reported that there were 130,710 employer firms which generated 

$177 billion in state earnings from 2.9 million employed workers. But, the share of earnings 

from Black and Latino owned firms was only 1.2 and 2.4 percent respectively. The total 

employment generated by Black and Latino business in Massachusetts was close to 33,981 

workers (Jennings 2017).  

 

Although Boston has exhibited job growth, unemployment, business growth and average 

incomes remain low in minority communities. As of March 2017, Massachusetts had an 

unemployment rate of 3.6 percent (BLS, 2017). However, Boston’s unemployment rate is 8.7 

percent. In comparison, Roxbury, Mattapan, Dorchester and Hyde Park have unemployment 

rates of 11.9, 14.2, 11.6 and 8.6 percent respectively (ACS 2015). See Figure 1: City 

Unemployment Rates. Low unemployment rates are linked to wealth gains. Unemployment 

accounts for 9 percent of the national racial wealth gap difference (IASP 2016). The high levels 

of unemployment in minority cities coupled with growing income disparities limit the potential 

City

 No. 

employed in 

Construction

No. 

Employed as 

a Percent

Total 

Employed 

across 

Industries

Estimated 

2019 

Earnings

Estimated 

2020 

Earnings

Estimated 

2021 

Earnings

Hyde Park 371 2.4% 15,531           1,832,821$   1,891,145$  1,970,573$ 

Dorchester 862 4.9% 17,584           3,761,276$   3,880,966$  4,043,967$ 

Roxbury 318 2.7% 11,624           2,099,023$   2,165,817$  2,256,782$ 

Mattapan 529 4.0% 13,321           3,046,944$   3,143,903$  3,275,947$ 

Source: 2011-2015 American Community Survey 5 year estimates

Occupation Mean Hourly2019 2020 2021

Commercial Building Maintenance $12,344,430 $12,999,630 $13,654,830

Basic IT Management/Support $7,927,776 $8,175,441 $8,423,107

Concierge Workers $11,152,243 $11,759,286 $12,366,329

Security Workers $9,745,900 $10,304,786 $10,863,672

Total Estimated Earnings $41,172,368 $43,241,163 $45,309,958

Table 5: Projected Post Construction Workforce Earnings
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for economic well-being and growth in underserved communities (MAPC 2017). Boston has a 

53 percent minority population but only 32 percent of businesses are minority owned (COB 

Business 2016). Women also fall short as business owners and sole entrepreneurs. They make up 

52 percent of the city’s population and roughly own 35 percent of the businesses (COB Business 

2016). Altogether, these figures suggest that efforts to champion business growth and investment 

opportunities for minority communities is necessary to foster economic growth for the city and 

build shared prosperity. 

 

Figure 1: City Unemployment Rates 

 

 
  

Fostering Job Growth and Economic Impact in Minority Communities 

Appleseed projects 115 Winthrop Square development will employ 5,753 people 

annually in the construction trades. Of the total employed 4,627 persons, 51 percent or 2,360 

employees will be Boston residents. Earnings over a four-year period in 2019 will amount to 

$538.2 million (Appleseed 2017). Furthermore, they project that direct construction spending 

will be around $1.17 billion. Based on the direct employment estimations, minorities and women 

would be awarded the remainder of 1,126 individual jobs per year. The estimated analysis means 

the expected exclusive benefits for minority and women is far less. This does not include direct 

and indirect spending spillovers. 

  

Therefore, targeted efforts should be made to advance job growth in minority 

communities like Roxbury, Mattapan, Dorchester and Hyde Park. Bearing in mind, that the 

median incomes in these communities varies greatly compared to Boston. For example, Boston’s 

has a median income of $55,777. The median income of Roxbury and Mattapan is $28,885 and 

$45,958. In comparison, Dorchester and Hyde Park have slightly higher median household 

incomes at $48,123 and $61,391 respectively (ACS 2015). See Figure 2: Median Household 

Income Across Cities. The income disparities suggest that the quality of life, spending and 

consumption are limited based on the level of disposable income, which directly affects a 

household’s budget constraint. Put differently, the budget constraints of Boston residents are 

lower compared to that of minority residents. 

 

 

8.7

11.9

14.2

11.6

8.6

0

2

4

6

8

10

12

14

16

Boston Roxbury Mattapan Dorchester Hyde Park

P
er

ce
n

t 
R

a
te

Source: 2015 American Community Survey. U.S Census Bureau

City Unemployment Rates



5 
 

 

Figure 2: Median Household Income Across Cities 

 

 
 

There are stark differences in the growth and success of minority businesses compared to 

white owned businesses. Between 2009 and 2012 only 13 percent of small minority owned 

businesses experienced growth in employment. Conversely, 68 percent of white owned 

businesses had gains in employment. Women owned businesses also had low growth gains of 16 

percent (Adams 2016). Businesses in Roxbury, Dorchester, Hyde Park and Mattapan receive 23 

percent fewer loans to support their operations compared to businesses in the downtown Seaport 

and Allston neighborhood (Adams 2016). 

 

Minority entrepreneurs fall in particular industry classifications in Massachusetts. The 

2014 Annual Survey of Entrepreneurs reported that only 30 industries from a total of 267 were 

made up of self-employed blacks in the state (Jennings 2017). Blacks have the highest self-

employment ranking in the limousine and taxi chauffeur industry. Construction, child care 

services, trucking and cashier or cash checking services account for the other major black 

entrepreneurial industries. See Figure 3: Major Black Entrepreneurial Industries. Blacks born 

in the United States have a self-employment rate of 2.5 percent compared to Asians, 6.5 percent. 

Latinos have a slightly higher rate of 3.6 percent than blacks (Jennings 2017). On the other hand, 

foreign born Blacks, Asians and Latinos in Massachusetts have higher employment rates. For 

example, foreign born blacks have a 7.8 percent rate compared to a 10.2 and 7.2 percent self-

employment rate for Asians and Latinos respectively (Jennings 2017). 

$55,777 

$28,885 

$45,958 
$48,123 

$61,391 

 $-

 $10,000

 $20,000

 $30,000

 $40,000

 $50,000

 $60,000

 $70,000

Boston Roxbury Mattapan Dorchester Hyde Park

A
m

o
u

n
t 

in
  d

o
ll

a
rs

Source: 2015 American Community Survey. U.S Census Bureau

Median Household Income Across Cities



6 
 

Figure 3: Major Black Entrepreneurial Industry Classifications 

 

 
 

The graph above shows that only 24 percent of black owned firms are in the construction 

industry. The 115 Winthrop Square development can improve employment and economic 

opportunities in communities like Roxbury, Mattapan and Dorchester where the unemployment 

rates are acutely higher compared to Boston. Consequently, leading to increases in employment 

and segmenting the limited construction firms into the project’s construction trades. The city 

government should take intentional steps to identify minority firms in these communities. The 

city government needs to augment development planning initiatives with differentiated strategies 

like capital lending to strengthen the competitiveness of minority contracting firms (Jennings 

2017).  

 

Minority firms need to be proactive in planning for large volumes of procurement should 

they be awarded a substantial share of trade contracts (Clarke 2017). This requires accelerated 

strategies between local, minority small businesses and capacity building institutions to enhance 

resource magnetism (Clarke 2017). As a result, encouraging large developers like Millennium to 

contract with local minority and women owned business. The added capacity enables developers 

to reduce the preponderance of risk and sole contracting with larger established suppliers in favor 

of local suppliers (Clarke 2017). 

 

As of 2016, Massachusetts had 2,866 certified minority and women owned firms. 2,702 

were for profit and 164 were non-profit firms (OSD 2016). See Figure 4: Certified for-profit 

minority firms. Of the 2,702 total firms, 450 were black or African American, 257 were 

Hispanic or Latino, 201 were Asian American, 37 were Cape Verdian and 106 were Portuguese 

(OSD 2016). See Figure 5: Minority and Women Owned Firms by Race 
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Figure 4: Certified for Profit Minority Firms 

 

 

Figure 5: Minority and Women Owned Firms by Race 

 

 
 

Massachusetts’ expenditures with minority and women owned businesses decreased in 

two key industries: economic development and labor and workforce development between 2015 

and 2016. However, there were significant spending increases in the transportation industry 

(OSD 2016). See Tables 6 and 7 Expenditures with Minority and Women Owned Businesses.  
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The largest industries in Roxbury, Mattapan, Dorchester and Hyde Park are: 1) 

management and business, art occupations 2) Service occupations 3) Sales and office 

occupations and 4) production and transportation occupations. See Table 8: Number of Persons 

Employed by Industry in Minority Communities. 

 

 
Millennium Partners proposes that diversity goals will include the creation of permanent 

jobs post construction (115 Winthrop Prospectus 2017). With the projection of jobs in office, 

retail and service occupations, minority communities are poised to share in the economic 

benefits. Table 8 shows that service occupation and sales sectors have the highest minority 

representation with exception of the Dorchester and Hyde Park outliers in management, business 

and art occupations. With the estimated 39.7 percent of jobs in this sector post construction, 

minority workers will have the potential to reduce disparities in the cost of living, median 

income and unemployment. Notwithstanding, the spillover effects of job and wage gains will 

improve individual standards of living, health and well-being, child care, promote business 

growth and allow families to weather unexpected emergencies (MAPC 2017). 

Recommendations to Champion Minority Participation 

• Strengthen city and local efforts across minority communities to target and assess the 

procurement competencies of minority contractors for upcoming developments. 

• Stimulate investments into economic, labor and workforce development sectors to 

broaden economies of scale and mitigate income and chronic unemployment disparities. 

• Incentivize capital lending capacity between institutions and minority firms to create 

spheres of competitive advantage for small local businesses. 

• Develop inclusive plans to allocate a share of tenant and retail accommodations to 

qualifying minority businesses that channel pathways for shared prosperity and economic 

growth. 

 

 

 

Table 6: Minority Business Enterprise Expenditures

Industry 2015 2016

Economic Development 22,003,311$               20,247,549$               

Labor and Workforce Development 3,074,334$                2,001,903$                 

Transportation 78,679,002$               125,163,089$             

Table 7: Women Owned Enterprise Expenditures

Industry 2015 2016

Economic Development 80,408,063$               28,597,167$               

Labor and Workforce Development 3,523,372$                2,928,719$                 

Transportation 113,333,014$             170,197,530$             

Table 8: Minority Employment in Key Industries

Major Industry Roxbury Mattapan Dorchester Hyde Park

Management, Business and Arts 3,581 3,443 6,809 4,903

Service Occupation 3,405 4,738 4,640 4,345

Sales and Office 2,809 3,016 3,271 4,100

Production and Transporation 1,419 1,362 1,690 1,485

Source 2011-2015 American Community Survey 5 year Estimates
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• Establish support frameworks needed to assess and evaluate market opportunities within 

the business to business (B2B) local and regional eco-system. 

Conclusion 

The 115 Winthrop Square development promises to generate substantial revenues and 

add to the city’s tax base. The estimate of construction and permanent jobs in Boston and for 

minority firms will broaden income earnings. There will be ripple effects in spending, expansion 

and creation of new small businesses. In turn, strengthening the city’s future, innovation and 

investment potential while ensuring that all residents have equal opportunities to stimulate 

economic mobility. Targeted efforts in minority contracting and communities are critical to 

spearhead economic inclusion while supporting middle wage job opportunities. With aimed 

investments, the city and developers alike can continue to address the fragmentation of the 

business lending eco-systems and reduce the barriers to success in minority communities. 
 

Ricky Ochilo is a Policy and Research Consultant. He holds a M.A in Public Policy and an M.B.A from 

Brandeis University’s Heller School for Social Policy and Management. 

 

Milton Benjamin is President and Founder of Kage Growth Strategies LLC. 
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