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1 
Introduction 

About this Report 

Purpose 
This technical report supports the development of the Downtown Lakeland Community 
Redevelopment Plan Update under Lakeland’s Restore the Core initiative. It documents current 
conditions and recent trends relevant to Downtown’s market context, including demographic 
change, employment characteristics, and real estate performance across key property types. 

Contents 
The report summarizes apartment, office, industrial, lodging, and commercial and retail market 
indicators for the Downtown Lakeland trade area, as defined by the Downtown CRA boundary 
shown in Figure 1. It also includes a retail demand and supply (gap) analysis to help screen 
categories that appear to have unmet demand within the trade area. 

This report is intended to inform redevelopment policy, capital investment priorities, and 
implementation actions within the Downtown plan update. Economic findings and forecasts 
should be interpreted as market context for planning decisions, not as a substitute for project-
specific underwriting or tenant-level feasibility analysis. 

Relationship to Other Market Work 

This report is an addendum to the broader Lakeland CRA Local Area Market Assessment, which 
provides regional and CRA-wide context and serves as the comparison frame for several 
Downtown metrics. Where relevant, this Downtown report references the CRA Local Area to 
highlight Downtown’s relative share of growth, inventory, and performance. 

Prepared by 

Market and real estate analysis for this report was prepared by Florida Economic Advisors, LLC, 
led by Dr. Chris Jones, an economist with extensive Florida-based market and fiscal analysis 
experience. Planning and policy interpretation, including discussion of redevelopment 
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implications and implementation considerations, is provided to support the Downtown Lakeland 
Community Redevelopment Plan Update. 

Overview of Downtown Lakeland  
The Downtown Lakeland trade area used for this assessment corresponds to the current 
Downtown Lakeland Community Redevelopment Area (CRA). Downtown is comprised of 
approximately 555 acres and is centered around Munn Park and the traditional downtown core.  
Downtown is bounded by Lake Beulah Drive to the west, the InTown By-Pass / SR 600 (George 
Jenkins Boulevard) to the north, the Lake Avenue and Bartow Road corridor to the east, and the E 
Walnut Street and Lake Morton edge to the south. 

Figure 1 Downtown Lakeland Study Area 

 

Regional Context 

Lakeland sits within Central Florida’s I-4 corridor, between the Tampa Bay and Orlando 
metropolitan areas. Downtown’s location provides access to regional labor markets, visitors, and 
supply chains that travel along the I-4 spine connecting major employment and population 
centers in Central Florida. Lakeland is approximately 36 miles from Tampa and 56 miles from 
Orlando by road travel, which supports Downtown’s role as a civic, employment, and visitor 
destination within a broader regional shed. 
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2 
Findings 

Downtown Lakeland Economic and Demographic 
Profile 
This section summarizes recent demographic change and baseline forecasts for the Downtown 
Lakeland Area. The intent is to document the scale of Downtown’s residential base, how it has 
changed since 2020, and how it is expected to change over the next five years based on baseline 
forecasts. 

Downtown Lakeland: 2026 estimates and 2031 baseline forecasts 
Key indicators below summarize Downtown’s recent growth, current scale, and near-term 
outlook. Detailed tables follow. 

› Population (2026): 2,721 residents 

› Population change (2020 to 2026): +952 residents (+53.8%) 

› Households (2026): 1,323 households 
› Downtown share of CRA Local Area population (2026): 3.0% 

› Downtown share of CRA Local Area growth since 2020: 10.6% 

› Population (2031 baseline forecast): 3,001 residents (approximately +11.6% from 2026) 

› Household income (2026 average): $70,310 (CRA Local Area: $69,872) 

› Household income (2031 forecast average): $84,470 

From 2020 to 2026, the population of the Downtown Lakeland Area increased by 53.8 percent, or 
952 persons. Estimates for 2026 place the permanent population at 2,721 residents in 1,323 
households. Downtown accounts for 3.0 percent of the CRA Local Area population, and it has 
captured 10.6 percent of the CRA Local Area growth since the beginning of the decade. 

Baseline forecasts for 2031 project a Downtown population of 3,001 persons, 1,554 households, 
and 1,640 housing units. These forecasts indicate that Downtown’s residential base is expected to 
grow by roughly 11.6 percent over the next five years. Current estimates indicate that households 
within the Downtown Lakeland Area have an average annual income of $70,310, slightly higher 
than the CRA Local Area average of $69,872. Five-year forecasts suggest that average annual 
household income within the Downtown trade area will approach $84,470 by 2031. 
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Table 1  Downtown Lakeland Population and Housing Profile 
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Employment Profile Within the Downtown Lakeland Area 
Table 2 presents the current attendant employment profile for the Downtown Lakeland Area by 
North American Industry Classification System (NAICS) sector. Employment totals represent jobs 
located within the Downtown trade area. 

A total of 9,558 employees work within 1,062 public and private organizations in the Downtown 
Lakeland Area. Employment is concentrated in a limited number of sectors. Approximately 55.1 
percent of the attendant labor force works within four industry sectors: public administration, 
health care and social assistance, professional, scientific and technical services, and information.  

Table 2 Current Attendant Employment by Industry 

 
*Table total excludes 542 jobs under NAICS code 811.  
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Downtown Apartment Market Conditions 
This section summarizes current apartment market conditions and recent performance for the 
Downtown Lakeland Area. Reported market indicators in this section are based on CoStar 
inventory and time-series reporting. 

A total of 1,197 rental apartment units exist within the Downtown Lakeland Area. This accounts 
for 7.6 percent of the CRA Local Area apartment inventory. The current market vacancy rate is 4.6 
percent, which reflects a slight decrease over the past year. No new apartment starts have 
occurred within the last year, and no new units have been delivered to market during that period. 

Average monthly rental rates in Downtown are $1,239 for studio units, $1,465 for one-bedroom 
units, $1,929 for two-bedroom units, and $2,540 for three-bedroom units and larger. Absorption 
of 251 leased units has occurred over the past 12 months. 

Table 3 Downtown Lakeland Apartment Market 

 
Source: CoStar 

Figure 2 Downtown Lakeland Apartment Market 10-Year Performance 

 
Source:  CoStar  
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Downtown Office Submarket Activity 
This section summarizes office inventory and recent market performance within the Downtown 
Lakeland Area. Reported market indicators in this section are based on CoStar inventory and 
time-series reporting. 

The Downtown Lakeland Area contains an inventory of 2.06 million square feet of office space, 
representing 48.9 percent of the CRA Local Area office inventory. Current submarket conditions 
are tight, with 62,380 square feet of vacant space. This equates to an office vacancy rate of 3.0 
percent. Average lease rates dipped slightly over the past year, and the current reported 
weighted average is $30.04 per square foot. 

No new office construction starts occurred within the previous 12 months, and no new office 
space was delivered during that same period. 

Table 4 Downtown Lakeland Office Market 

 
Source: CoStar 

Figure 3 Downtown Lakeland Office Market 10-Year Performance 

 
Source: CoStar 
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Technical note on office inventory reporting: CoStar office inventory totals may differ from 
parcel-based estimates derived from the Polk County Property Appraiser database. A parcel 
matching analysis indicates an office inventory of 8.39 million square feet for comparable 
geographies and classifications. This report presents the CoStar series for consistency across 
market segments and across time. 

Downtown Industrial Submarket Activity 
The Downtown Lakeland Area contains limited industrial and service-industrial space relative to 
other parts of the Lakeland CRA Local Area. Where industrial-type uses do occur in and near 
Downtown, they are typically smaller, legacy facilities that function as building-service and 
construction-support activity rather than modern large-format industrial operations. 

A representative example of this service-industrial context is Cement Products and Supply Co. (a 
Maschmeyer company) located at 516 W Main Street, Lakeland, Florida 33815. The company is a 
long-standing local masonry supplier, founded in 1912, providing a full line of concrete block, 
brick, and masonry products. Maschmeyer’s materials division also identifies this location as a 
Lakeland brick and building materials site and a block plant location. In practical terms, this type 
of business typically involves a customer-facing materials showroom plus yard and delivery 
functions, which can include loading activity, deliveries by truck, and outdoor storage, even when 
the business is located near a downtown street grid. 

This example is relevant to Downtown planning because it illustrates an existing condition that 
commonly appears at the edges of downtown cores, especially in areas transitioning toward 
mixed-use reinvestment. In Lakeland, the CRA’s Downtown West planning work describes a 
nearby study area generally bounded by Florida Avenue, Memorial Drive, Lime Street, and Lake 
Beulah Drive, which frames the broader western Downtown context where legacy service and 
light industrial uses can be present alongside emerging redevelopment opportunities. In the 
Downtown plan update, this is best treated as a compatibility and context point: these uses may 
remain stable, may evolve over time, or may transition as sites redevelop, and the main planning 
issue is managing adjacency through site design and operational expectations rather than 
characterizing the business as “incompatible.”  
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Downtown Lodging Inventory  
This section summarizes the lodging inventory within the Downtown Lakeland Area, including 
hotel count, room totals, and the identified facilities that comprise the Downtown inventory. 

The Downtown Lakeland Area contains 387 rooms across four hotels, representing 10.2 percent 
of the CRA Local Area lodging room inventory. The four hotels include the 46-room Lake Wire 
Inn (244 N. Florida Avenue), the 126-room SpringHill Suites (511 W. Lime Street), the 88-room 
Terrace Hotel by Hilton, and the 127-room Hyatt Place Lakeland Center (525 West Orange 
Street). The most recently delivered Downtown lodging facility was SpringHill Suites, which 
opened in 2020. 

Table 5 Downtown Lakeland Lodging Inventory 

Hotel Rooms Notes 

Lake Wire 
Inn 

46 Independent motel; listed locally as a 46-room property 
near the Lake Wire area. 

Springhill 
Suites 

126 All-suite Marriott-branded hotel; visitor bureau notes it 
opened in summer 2020 and is located across the 
street from the RP Funding Center. 

Terrace 
Hotel 
(Hilton) 

88 Historic downtown hotel overlooking Lake Mirror; On-
site dining (Terrace Grille) and event space. 

Hyatt Place 
Lakeland 
Center 

127 Hyatt Place-branded hotel adjacent to the RP Funding 
Center; Hyatt describes it as near RP Funding Center 
and notes meeting space (1,000 SF) and newly 
renovated positioning. 
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Downtown Commercial/Retail Market Activity 
This section summarizes commercial and retail inventory and market performance within the 
Downtown Lakeland Area. Reported market indicators in this section are based on CoStar 
inventory and time-series reporting. 

The Downtown Lakeland Area contains 551,812 square feet of commercial and retail space. This 
represents 7.7 percent of the CRA Local Area commercial and retail inventory. Downtown 
commercial and retail conditions are slightly underperforming the CRA Local Area submarket 
based on vacancy. Downtown has 32,654 square feet of vacant space, which equates to a 
vacancy rate of 5.9 percent. 

Vacancy rates have been somewhat volatile in Downtown over the past 24 months. Lease rates 
are high relative to many peer submarkets, with a current weighted average of $24.90 per square 
foot. No new construction starts have occurred over the previous 12 months, while delivery of 
15,749 square feet of space occurred during that same period. 

Table 6 Downtown Commercial/Retail Market 

 
Source: CoStar 

Figure 4 Downtown Lakeland Commercial/Retail Market 10-Year Performance 

 
Source: CoStar 
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Commercial/Retail Gap Analysis – Lakeland 
Downtown Area 
Table 7 presents the results of a 2026 commercial and retail gap analysis for the Downtown 
Lakeland Area by store type. The gap analysis is a demand and supply comparison for retail and 
restaurant categories within the trade area. Total consumer demand, represented in terms of 
estimated local purchasing power from residents and attendant visitors, is compared to actual 
sales volumes from establishments located within the trade area. 

If estimated purchasing power exceeds establishment sales for a given category, the analysis 
indicates a “gap” of unmet demand for that store or business type within the trade area. If 
establishment sales exceed purchasing power, the analysis indicates a market condition 
consistent with “oversupply” for that category within the trade area. Gaps in spending are 
divided by an assumed average sales productivity of $400 per square foot of establishment 
activity to estimate potential square footage needs. 

The Downtown Lakeland gap analysis indicates that the trade area is a competitive market for 
retail and restaurant uses. While the overall area is characterized as oversupplied in aggregate, 
the analysis identifies several categories that display shortages of space and can be considered 
suitable candidates for development within an urban mixed-use project, based on the 2026 gap 
estimate. These categories include: 

› Grocery and convenience retailers (14,289 square feet) 

› General merchandise retailers (19,826 square feet) 

› Health and personal care retailers (15,046 square feet) 

› Building material and supplies dealers (7,249 square feet) 
› Electronics and appliance retailers (3,616 square feet) 

The reader should recognize that the gap analysis does not conclude that store types and 
categories outside the list above will be unsuccessful in Downtown or on any specific site. The 
gap analysis identifies categories that, based on the model inputs and trade area definition, 
display estimated shortages relative to purchasing power within the trade area. Project-specific 
feasibility and tenant viability depend on site characteristics, development program, timing, 
leasing strategy, and broader market conditions. 

Table 7 Retail Stores Opportunities Gap Analysis 

 



Downtown Lakeland Market Assessment 

 

 12 Findings 



Downtown Lakeland Market Assessment 

 

 13 Findings 

  



Downtown Lakeland Market Assessment 

 

 14 Concluding Observations for Downtown Lakeland Market Opportunities 

3 
Concluding Observations for 
Downtown Lakeland Market 
Opportunities 

Summary of Market Signals 
The findings in Chapter 2 indicate that the Downtown Lakeland trade area has experienced 
substantial residential growth since 2020, while still representing a relatively small share of the 
CRA Local Area’s overall population and housing inventory. Baseline forecasts indicate continued 
near-term growth in residents and households through 2031, along with rising household 
income levels. 

Downtown also functions as a major employment center within the CRA Local Area. The office 
market represents a large share of the CRA Local Area inventory and is characterized by tight 
vacancy. This concentration of jobs is a key factor shaping demand for services and activity in 
and around the core. 

Across other market segments, Downtown has a limited industrial presence relative to other 
nodes in the CRA Local Area, a defined lodging inventory that supports Downtown visitation, and 
a commercial and retail inventory that represents a modest share of the broader CRA Local Area. 
The retail gap analysis provides a screening-level comparison of purchasing power and 
establishment sales, and it identifies categories that show modeled demand shortfalls within the 
defined trade area. 

Relevance to the Downtown Redevelopment Plan 
Update 
This market assessment provides supporting context for the Downtown Lakeland Redevelopment 
Plan Update. It helps frame plan strategies and the project list by documenting baseline 
conditions, recent performance, and near-term forecasts for Downtown. 

At a high level, the market assessment reinforces several themes discussed in Chapter 2: 

› Continued growth in Downtown’s residential base. 

› Downtown’s role as a concentrated employment center, with tight office market conditions. 

› A defined but limited lodging inventory that reflects Downtown’s visitor and activity role. 
› Commercial and retail conditions are competitive, with gap analysis results that can be used 

as an initial screen for category-level opportunities. 
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