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Summary Report
Introduction

This report presents the results of a real estate market evaluation and opportunity analysis for the Town of
Hamden, CT. The Town of Hamden, CT retained the team of Planimetrics and Camoin Associates for
assistance updating the Town’s Plan of Conservation and Development (POCD). Camoin’s role included:
•

Analysis of local and regional real estate markets, including residential, office, and retail trends

•

Preparation of this briefing booklet to summarize the challenges and opportunities related to
market trends

•

Supporting the POCD update by resourcing the process with market intelligence (ongoing)

Our objective is to provide the Town and its partners information needed to make sound decisions
regarding the POCD.

Process & Methods

This analysis seeks to identify market trends at the regional level that are impacting real estate
development, as well as trends in the town itself that may affect opportunities for Hamden. The market
analysis provides a snapshot of the real estate market realities today and, more importantly, identifies
emerging trends that will affect future development opportunities.
Like any market analysis, this process began with a thorough assessment of supply and demand of
potential uses. General uses for consideration included residential housing, office/commercial space, and
retail and services. Camoin Associates conducted a detailed market assessment of these uses, which
included a close examination of the demographic and economic trends affecting demand and the
capacity for new space to be absorbed.
The majority of the data employed in this analysis was derived from three proprietary sources:
•
•
•

EMSI – Labor Market Analytics
Esri Business Analyst - Spatial Analytics & Modeling
CoStar – Commercial Real Estate Data

These data providers aggregate industry and market data from public and private sources. Additional
information about each is included at the end of this report.
In addition to the data analysis, Camoin conducted in-person and telephone interviews with commercial
and mixed-use property developers, economic development professionals, and licensed real estate
professionals to further understand the current economic and real estate environment. Interviews focused
on the projected demand for different types of space (commercial, residential, retail, mixed-use, etc.),
price points, recent projects, and amenities. Key economic development officials and business leaders
were also interviewed to gauge on-the-ground perspectives of the true opportunities for real estate
development and redevelopment.
The next few pages present a summary of economic and real estate market trends in Hamden and
opportunities for consideration. The comprehensive Market Analysis is provided as Appendix A.
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Market Trends Summary
Economic Summary

A local economy driven by Education, Health Care, and Retail Trade.

Figure 1: Industry Distribution by
Top Employment Sectors, Town of Hamden, 2018
From 2013 to 2018, jobs increased by 11.0%
in the Town of Hamden from 27,782 to
30,921. This change outpaced the national
growth rate of 8.2% by 2.8 percentage points.
Hamden’s job growth was driven by
Educational Services (2,534 new jobs) and
Arts, Entertainment, and Recreation (230 new
jobs).
The top three industries by employment in
2018 are Educational Services (9,368 jobs),
Health Care and Social Assistance (4,474 jobs)
and Government (3,217 jobs).

Source: EMSI

Figure 2: Industry Distribution by Greatest Contribution to
Gross Regional Product, Town of Hamden, 2017
Gross Regional Product (GRP) measures
the final market value of all goods and
services produced in a region. This figure is
the sum of earnings, property income, and
taxes on production.

Source: EMSI
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Total GRP in Hamden reached $2.58 B in
2017. Educational Services topped the list
at $694 M, followed by Government at
$306 M, Health Care and Social Assistance
at $269 M and Finance and Insurance at
$209 M. Retail trade rounded out the top
five at $176 M GRP, edging out
manufacturing, which contributed $164 M
GRP in 2017.
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Residential Market Trends
Rental markets roar, while homeowners and
homebuyers have increasing anxiety over
taxes, safety, and schools.
Hamden attracts homebuyers because of its great
neighborhoods, diverse communities, access to
amenities, and proximity to New Haven. However, the
demand for owner-occupied units is relatively flat due to
a few notable factors that affect home-purchasing
decisions:
•

Taxes: High, and rising, property taxes mean
your dollar does not go as far in Hamden
compared to adjacent communities with lower
taxes.

Regional Housing Market SWOT

The following SWOT was completed for the South
Central Connecticut Comprehensive Economic
Development Strategy, 2018-2023
(www.rexdevelopment.org/images/PDFs/2018CEDS/S
WOTMay2018.pdf).

Strengths


Opportunities





•

•

Public Schools: There is a growing perception
that the local public-school system in Hamden is
weak. This is perpetuated by rankings on real
estate websites, which are based on standard
test scores and not weighted against other
factors that drive lower test scores in some
schools (like proportion of non-English speaking
students, for example).
Safety: Realtors noted that their clients are
more often asking about the safety of Hamden.
While Hamden does have a relatively high crime
rate (crime index of 21 out of 100) 1, some of the
concern over crime is being driven by poor
aesthetics in some neighborhoods and
transportation corridors (blight, lack of property
maintenance).

These issues are not having the same effect on the
demand for rental units in Hamden. Looking at the
housing tenure information, from 2010 to 2018, the
number of owner-occupied units in town declined by
about 560 units while, the number of renter-occupied
units increased by nearly 330 units, indicating a shift in
demand in the town’s residential market from ownership
options to rental options.










Single family suburban homes do not appeal to
Millennials due to ongoing maintenance issues and
lack of proximity to recreational activities and public
transportation options
Suburban housing costs are prohibitive in several
communities within the region
Lack of marketing strategies for housing modalities
that are targeted to their most attractive populations
(exception possibly being elderly housing)
There currently does not exist any centralized
database for housing in the region

Threats








According to the website Neighborhood Scout
https://www.neighborhoodscout.com/ct/hamden/crime.

Housing located in center city districts in Meriden and
New Haven enable residents to walk or take the train
to work
Trend in workforce housing being developed near
relative places of work (e.g., Mary Wade Home)
Decline in out-migration of residents in New Haven
County indicate a need to develop a continuum of
housing options as residents retire and age
Potential for development of mixed use, mixed
income projects is the region, such as the plans for
the former “Church Street South” in New Haven

Weaknesses



1

Diverse mix of housing in the region, accommodating
professionals, singles, families, retirees, and elderly
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Availability of housing options for low wage workers
and their families is scarce.
Uncertain sense of public funding and support on
both federal and state levels, including Section 8 and
the Choice Neighborhood initiatives
Lack of credible transportation a barrier to filling jobs
in outlying areas of the region
Out-migration of young persons, particularly college
students and graduates, may adversely affect the
housing market in the region
Credentials needed to be competitive are constantly
changing
Lack of a sufficient pipeline may force companies to
move away
Out-migration of young persons, particularly college
students and graduates, may adversely affect the
labor pool
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Who are the future residents of Hamden?

Hamden is expected to have a net gain of over 330 households over the next 5-years (2018 to 2023).
There will be some loss in lower-income households, while new household formation will occur in
households with incomes over $50,000. The town is expected to gain over 1,500 households with incomes
of at least $50,000, with the highest growth in number of households in the $100,000 to $149,000 income
range. In terms of age of householder, high-growth cohorts will be the 35 to 44 (young metro-renters)
and 65 to 74 age groups (active seniors). Typical consumer preferences of these two markets are
summarized below: 2
Young Metro-Renters (Age: 35 to 44)
Projected to grow by over 400 new households in Hamden with an income over $50,000 by 2023.
•
•
•
•
•
•
•
•
•

Highly mobile and educated
Live alone or with a roommate in apartment buildings and condos, often mixed-use
Popularity of urban life continues to increase for consumers in their late twenties and thirties
Spend a sizable portion of their wages on rent, clothes, and the latest technology
Live close to their jobs and prefer to walk or take a taxi to get around
Very conscious of nutrition, they regularly buy and eat organic foods
Place importance on learning new things to keep life fresh and variable
Highly connected, using the Internet for entertainment and environmentally friendly purchases
Music and art are major sources of enjoyment

Active Seniors (Age: 65 to 74)
Projected to grow by 475 new households in Hamden with an income over $50,000 by 2023.
•
•
•
•
•
•
•
•

Prefer to age-in-place or at least in the same neighborhood instead of a senior living campus
Prefer a more expansive home-style in less crowded neighborhoods
Looking for single-level housing options in lower-density neighborhoods
Many still live in the neighborhoods where they grew up or raised their family
Earned a comfortable living, easing into retirement
Value health and financial well-being
Take advantage of their proximity New Haven to engage in arts and culture
Active in their communities, generous in their donations, and seasoned travelers

Based on Tapestry Segmentation Analysis from Esri BOA, interviews with local real estate professionals working in
Hamden, and Camoin Associates’ observations from prior research and analysis in the region.
2
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Retail, Food, & Services Market
Well-served market enduring national disruption in the retail industry through
targeted products and services.
In total, Hamden has about 430 retail, food, and service businesses that generate about $713 million in
sales annually. Nearly 15% of the jobs in Hamden are in this industry sector (4,500 jobs).
The national retail landscape is changing rapidly due to the ‘Amazon Effect’ of online retailing. Along with
the national trends, the State of Connecticut has an incredibly poor reputation among the retail
community due to its declining population and economic and fiscal challenges.
But, as noted during interviews with retail property managers, there are several uses that still require a
physical presence:
•
•
•
•
•

Grocery stores and other food-services, particularly those that offer semi-prepared foods
Discount retailers like Burlington, Aldi, etc.
Necessity-based retail like pharmacies
Health and fitness centers, especially those targeted to specific markets/themes
Restaurants

By accommodating these types of businesses, Hamden’s retail and services industry is proving resilient to
adverse national and regional trends. According to CoStar, retail vacancies in Hamden are at a low 4.8%
and net absorption is projected within 1% through 2022.
An analysis of retail spending by Hamden’s residents shows that there is local demand for modest growth
in the following retail categories:
•
•
•

Restaurants/Other Eating Places
Other General Merchandise Stores (examples include dollar stores, variety stores, etc.)
Electronics & Appliance Stores

Existing retail leaders noted that the Town of Hamden is easy to work with and more welcoming to
retailers than some of its competitors, which gives Hamden an edge. There is a desire for more lenient
regulations that will allow them to better adapt to changing market conditions, especially when it comes
to signage – they would like the ability to have modern, digital signs.
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Regional Real Estate SWOT
Office Market
Low vacancy and no new demand means little
action.
The office space market in Hamden has been relatively
idle in recent years. The town’s office space inventory
includes roughly 1.7 million square feet of rentable
space; of which less than 95,000 is vacant (5.6% vacancy
rate). New Haven County has over 34 million rentable
square feet of office space that includes nearly 2.7
million square feet of vacant space (7.9% vacancy rate).
Office-utilizing industries in New Haven County are
projected to grow by only 3% over the next 10-years
through 2028. This equates to about 325,800 square feet
of office space demand. The over 2.7 million rentable
square feet of space available in the county can easily
absorb the limited growth projected in the coming years.

The following SWOT was completed for the South
Central Connecticut Comprehensive Economic
Development Strategy, 2018-2023
(www.rexdevelopment.org/images/PDFs/2018CEDS/S
WOTMay2018.pdf).

Strengths





An established brownfield revolving loan fund
An existing and growing network of recreational trails
and recreational opportunities including agri-tourism
Vibrant population centers with a mix of rural
communities
The region is centrally located between New York City
and Boston

Opportunities









Increased cooperation among municipalities
(expanding on existing programs, such as hazard
mitigation)
Transit oriented development along planned and
existing rail corridors
Downtown redevelopment and town centers
Further enhancements of trails and open space
Infill development of brownfield sites
Evolved and innovative zoning to spur high quality
and diverse job growth

Weaknesses









Lack of developable land with many brownfield sites
Vacant retail that will not rebound due to online
Significant infrastructure improvement needs that do
not have an identified funding source
Changing demographics with younger workers
leaving the state and older workers retiring
Lack of affordable housing
Inefficient connections to existing transit
Challenging impacts of a state tax policy that is reliant
on property taxes
State financial instability for the foreseeable future
that creates uncertainty for private investment

Threats
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Additional budget cuts to all programs due to the
state’s fiscal situation & potential federal budget cuts
Hurdles to remediation of contaminated sites through
high costs and difficult property owners
Continued migration of the workforce
Natural hazards and rising sea levels
Continued upward trend of high cost of living
Additional sprawl that depletes agricultural land,
farming, and food security
More changes in demand for office and retail space as
a result of advancements in technology
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Opportunities for
Consideration

Opportunity: Create a PLACE shared by
Students & Residents

A concern noted by many residents and local officials is the
influence that Quinnipiac University’s growth is having on the
local real estate market. Notably, single family homes around
the college are being purchased and turned into student
housing. This trend is having a negative impact on housing
stock in Hamden’s neighborhoods as many homeowners are
neglecting regular maintenance of their own properties,
assuming their home will be purchased for student housing.
It is no secret that college students in any town can be
challenging neighbors. In other communities where similar
trends have occurred, large sections of neighborhoods were
transitioned to high-priced, but low-quality student housing.
The subsequent phase in this trend is for private sector
developers to see an opportunity and develop high-density,
modern student housing, with great amenities that pull most
students away from the community neighborhoods, leaving a
stock of homes owned by absentee landlords, that have been
converted from single-family to multi-unit rentals that cannot
achieve market-rends (and are too expensive to convert
back). In some college-towns like the City of Syracuse, NY,
this trend has caused high vacancy rates and even
neighborhood abandonment.
This trend is not good for Quinnipiac University either. Most
universities are either located in or near a downtown and as
re-urbanization continues across the U.S., the college will
struggle to attract students looking for amenities and
experiences that a mixed-use downtown environment offers.
Storrs Center is an example of how a college and a
community came together to create a place for students,
university employees, local businesses, and the resident
community (see case study in the side-bar). Blue Back Square
in West Hartford is another example. These examples
demonstrate that the challenges Hamden is experiencing with
respect to student residents can be addressed with focused
action, but it will take a strong, sustained partnership
between the Town, Quinnipiac University, and the business
community to develop and achieve a shared vision.

Storrs Center Example – Creating a
Downtown for the Community & the
College
Storrs is a new, modern downtown area situated
across the road from the University of
Connecticut's (UConn) main campus. It serves as
the town center for the Town of Mansfield, an area
which otherwise consists of rural farmland and
small villages.
Officially ‘completed’ in 2016, Storrs Center is a highdensity (mostly 4-5 stories) mixed-use downtown with
commercial spaces on the first floor and residential
above. The downtown was designed with walkable
streets and a vibrant town square. About 170,000 SF
of commercial space lines the ground level and 618
apartments fill the upper stories. A directly adjacent
neighborhood of 42 ‘Main Street Homes’ offers a mix
of townhomes and condominiums within a minutes’
walk from the commercial center.
Over 50 businesses have moved in including coffee
shops, restaurants, health care services, and business
support services – even an Amazon store. More
recently a few professional service businesses. One of
the critical elements is the Price Chopper grocery
store. The development density created a
concentrated market that did not previously exist and
made it possible for the grocery store to work.
Since 2010, approximately $4M was invested by the
town and UConn for studies, grant matches, legal
fees, development of the Town Square, etc. The return
on these investments has been significant. Storrs
Center generates more than $40 million in annual
sales, 500 permanent jobs, and $15 million in annual
employee earnings at Storrs Center businesses and
spending elsewhere in the Town of Mansfield.
The fiscal impact of Storrs Center on the Town of
Mansfield is equally impressive. It generated $30,000
in property tax revenue for the Town in fiscal year
2009-10. In 2016, it generated 57 times that amount
($1.7 M) and that will continue to increase as the
project’s abatement period phases out. That’s no
small return on investment!

Note: This case study is an excerpt from CONNECTICUT
DOWNTOWN’S MATTER. HERE’S WHY. Which was originally
prepared for the Connecticut Main Street Center by Camoin
Associates: www.camoinassociates.com/making-case-whyCamoin Associates | Market Evaluation Report for Town of Hamden, CTdowntown%E2%80%99s-are-critical-states-economic-future.
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Benefits to Hamden - A downtown environment that fits with its town character. Growth in retail, arts and
culture, and services in a dense, walkable environment and diverse housing options. Job creation and
growth in the tax-base.
Benefits to Quinnipiac – Ability to offer students the opportunity to live in a modern, high-density
community with desired amenities and services where they are welcome. Ability to compete.
Business Community – Market access to the college community. Modern, high-quality space near the
college with parking to accommodate and attract visitors from outside the area.

Opportunity: Re-Invest in the Neighborhoods in the Southern Part of Town

One of Hamden’s most important draws for residents is its proximity to New Haven and all the associated
employment, and entertainment opportunities offered by the city. Yet, some of Hamden’s lowest-quality housing
and commercial stock is in the southern part of town along the Hamden-New Haven border. This area presents an
opportunity for Hamden to re-invest in itself, through:
•

Land Assembly – The parcels in this part of town are small and the private sector does not have the time or
resources necessary to purchase individual properties for redevelopment. Instead, the Town can work with
property owners and other stakeholders to combine contiguous properties and create larger parcels of land
more favorable for development. (More: https://www.camoinassociates.com/landassembly).

•

Promoting Inclusive Growth – This area is home to some of Hamden’s most at-risk residents in terms of
financial stability and economic opportunity. For redevelopment to be successful, it must create economic
prosperity for current residents as well as attract new investment. The Brookings Institute is actively working
on this topic, and presents the role of Economic Development Organizations around the themes of:
o Practice - expanding access to business networks and better targeting programs that help
companies
o Policy - advocating for new investments in transit and affordable housing
o Partnership - using convening power to unite and educate leaders across sectors and communities
More information can be found here: https://www.brookings.edu/research/committing-to-inclusive-growthlessons-for-metro-areas-from-the-inclusive-economic-development-lab/)

•

Partner with New Haven – Work with the City of New Haven to coordinate projects and initiatives.

Opportunity: Invest in Broadband Infrastructure

We spoke with several business owners and managers from a variety of industry sectors to understand what it is like
to do business in Hamden. Nearly every Hamden business we interviewed is working to grow their business by
diversifying services in some way, from investing in and employing new technology to doing more online sales (i.e.
ecommerce). Hamden businesses are increasingly using the internet to diversify their business offerings and/or
reach more customers.
•

Many retail-based businesses noted that ecommerce has allowed them to compete with larger competitors
and stay relevant.

•

Within the health care industry, home-based care is growing rapidly and access to high-speed
telecommunications infrastructure is essential to support growth in telehealth and remote patient
monitoring businesses.
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As Hamden’s businesses become more reliant on internet connectivity to do business and remain relevant in the
modern economy, it will be important for the Town to ensure fast, reliable, affordable high-speed internet access
throughout the community.

Opportunity: Focus on Placemaking

The ability to attract and retain skilled and knowledgeable workers has
become the greatest challenge facing communities across the country
and among the top issues noted by Hamden’s business leaders. Several
noted that their difficulties in attracting and retaining their labor force
is inhibiting growth.

“As both an overarching idea and a hands-on
approach for improving a neighborhood, city,
or region, placemaking inspires people to
collectively reimagine and reinvent public
spaces as the heart of every community.”
-

Project for Public Spaces

A strong sense of place is critical for attracting talent. As the economy becomes increasingly digitized and
connected, talented workers are choosing where to reside based on their preferred lifestyle and quality of place over
employment opportunities. To compete for the future workforce, Hamden must invest in its public spaces. During
the interviews for the market analysis, concerns with community’s image came up repeatedly. Especially the need for
better maintained sidewalks, planters, and other aesthetic improvements along public corridors.

Opportunity: Strengthen Physical & Emotional Connections

The way that information flows and how people become connected shapes regional economic ecosystems.
Innovation results from collaborations and connections among firms, research institutions, entrepreneurs,
developers, and others in the economic development stack. Strong networks reinforce a sense of place and place
reinforces connectivity. As Hamden moves through this planning process, think about how to improve physical
connections between the community’s nodes of employment, assets, and amenities as well as the ways in which
residents, employees, and visitors connect with each other when they engage with these places. Where are the
nodes of information, knowledge, and ideas and how does that flow within the community? Which assets and
amenities in Hamden spark creativity and collisions?

Opportunity: Address Uncertainty with Stronger Communications

The abrupt changes in economic and real estate markets combined with local and statewide fiscal anxiety is causing
uncertainty and uneasiness for Hamden residents and business owners. The POCD update is an opportunity for the
Town to address some of these issues with policy and projects. As the process evolves, the community would
benefit from a well-planned, consistent marketing and communications campaign designed to educate, inform, and
engage that continues beyond planning to implementation.

Camoin Associates | Market Evaluation Report for Town of Hamden, CT
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Appendix A: Market Analysis

Appendix A contains the full market analysis completed to support the Town of Hamden’s POCD update. It is
comprised of the following sections:

Economic Profile
•
•

Demographic Trends
Employment Trends

Real Estate Market Profile
•
•
•
•
•

Retail and Services Market Analysis
Office Space Market Analysis
Residential Housing Market Analysis
Tapestry Segmentation Analysis
The University: An Economic Driver & Market Disruptor
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Economic Profile
Demographic Trends

Much like New Haven County, and the State of Connecticut, the Town of Hamden’s population, and the number of
households in the community, have remained relatively flat since 2010. According to Greater New Haven: A Strategy
for Economic Success, of the 16 communities included in the economic region, Hamden’s population growth rate
was the highest at just below 1%. 3 Average household size in Hamden is consistently smaller at 2.39 persons per
household compared to over 2.50 in the county and state. The number of college-students living in the community
contributes to the lower average household size as well as the town’s lower median age. Notably, Hamden has a
higher median household income compared to the county and state and saw the greatest increase in median
household income from 2010 to 2018.

Table 1: Demographics
Region

Town of Hamden

New Haven County

State of Connecticut
Region

Town of Hamden

New Haven County

State of Connecticut
Region

Town of Hamden

2010

60,960

862,477

2010

23,727

334,502

New Haven County

State of Connecticut
Region

Town of Hamden

New Haven County

State of Connecticut

60,920

# Change

-40

869,888

2018

23,501

7,411

57,373
# Change

-226

334,798

1,371,087
1,384,848
Average Household Size
2010

2.37
2.49

State of Connecticut
Region

2018

3,574,097
3,631,470
Households

New Haven County

Town of Hamden

Population

2018

2.39

2010

37.3
39.2

2018

38.4
40.5

0.02
0.02
0.02

# Change

1.1

40.0
41.3
Median Household Income
2010

$66,695
$61,114
$67,740

Source: Esri, American Fact Finder

2018

$75,047
$65,394
$75,016

13,761

# Change

2.51

2.52
2.54
Median Age

296

1.3
1.3

# Change

$8,352
$4,280
$7,276

% Change

-0.1%
0.9%
1.6%

% Change

-1.0%
0.1%

1.0%

% Change

0.8%
0.8%
0.8%

% Change

2.9%
3.3%
3.2%

% Change

12.5%
7.0%

10.7%

Greater New Haven: A Strategy for Economic Success - Southern Central Connecticut Comprehensive Economic Development
Strategy (CEDS), 2018-2023. https://www.rexdevelopment.org/index.php?option=com_content&view=article&id=30&Itemid=229

3
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Figure 3: Hamden Commuting Patterns
Inflow-Outflow, 2015

Roughly 14,000 people are
employed in Hamden and live
outside of the town, 3,300
people both live and work in
Hamden, and over 23,300
people live in Hamden and are
employed outside of town.

Source: OnTheMap

According to OnTheMap, nearly
60% of the Hamden residents
that commute elsewhere for
work, travel less than 10-miles
and the majority travel south to
New Haven. Employment
centers in Hamden are situated
in the southeast part of town,
along Wilbur Cross Parkway
and Dixwell Avenue.

Figure 4: Hamden Commuting Patterns,
Where Residents Work, 2015

Source: OnTheMap
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Projected population gain/loss for Hamden is shown in the following table. This data is based on the 2010 Census
and projected through 2018 by Esri. This data illustrates how the Town is aging, with significant growth in the 65-74
age group. Note: The loss of 20-24 year olds and gain of 25-34 year olds is overstated. These are not long-term
residents that age in the community, they are students of Quinnipiac University, which is responsible for maintaining
a steady flow of young adults aged 18-24 in Hamden.

Figure 5: Population Gain/Loss by Age,
Town of Hamden 2010-18

Table 2: Population Distribution by Age, Town of Hamden
Age Range
0-4
5-9
10 - 14
15 - 19
20 - 24
25 - 34
35 - 44
45 - 54
55 - 64
65 - 74
75 - 84
85+
Total

Source: Esri

2010

#
3,179
3,034
3,239
5,400
6,490
7,480
7,498
8,268
7,201
3,972
3,186
2,013
60,960

%
5.20%
5.00%
5.30%
8.90%
10.60%
12.30%
12.30%
13.60%
11.80%
6.50%
5.20%
3.30%

2018

#
2,842
3,016
3,136
5,089
5,514
8,398
7,031
7,338
7,648
5,655
3,094
2,159
60,920
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%
4.70%
5.00%
5.10%
8.40%
9.10%
13.80%
11.50%
12.00%
12.60%
9.30%
5.10%
3.50%

Change 2010-18
#
%
-337 -11.86%
-18
-0.60%
-103
-3.28%
-311
-6.11%
-976 -17.70%
918 10.93%
-467
-6.64%
-930 -12.67%
447
5.84%
1,683 29.76%
-92
-2.97%
146
6.76%
-40
-0.07%
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Hamden’s population is becoming more racially and ethnically diverse. As shown in the table below, from 2010 to
2018, the population of individuals who identify as Black Alone grew by over 1,450, Asian Alone grew by over 600,
and Some Other Race Alone grew by nearly 550. Additionally, the number of individuals who live in Hamden and
identify as having a Hispanic Ethnic Origin grew by over 1,700 residents. According to Esri projections, by 2023 the
proportion of individuals living in Hamden who identify as White Alone will drop below 60%. These are important
trends to take note of when considering the types of housing, retail, and services that will be in-demand by the
Town’s resident population in the future.

Table 3: Racial & Ethnic Diversity in Hamden
Race/Ethnicity
White Alone
Black Alone
American Indian Alone
Asian Alone
Pacific Islander Alone
Some Other Race Alone
Two or More Races
Hispanic Origin
Total Population

Source: Esri

2010
68.5%
20.2%
0.1%
5.5%
0.0%
3.0%
2.7%
8.7%
60,960
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2018
Change
63.4%
-3,134
22.6%
1,454
0.2%
61
6.5%
607
0.0%
0
3.9%
547
3.3%
364
11.5%
1,702
60,920
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Employment Trends
Overall Employment

Employment levels have been on the rise in Hamden since 2012 and are projected to continue at a consistent rate.
The town experienced a spike in employment in 2014 from the expansion of Quinnipiac University.

Figure 6: Hamden Employment Growth, 2012 -2022

From 2012 to 2018, the Town of Hamden added over 3,000 jobs for an 11% job growth, which outpaced New Haven
County, Connecticut, and the United States. Hamden average earnings per job are about $1,000 below the national
average earnings of $64,200 per job.

Table 4: Historic Industry Trends
Region
Town of Hamden

New Haven County
Connecticut

United States
Source: Emsi

2013 Jobs
27,782

397,842

1,823,971

150,497,974

2018 Jobs

2013-2018
Change

30,921

3,139

417,811

19,969

163,694,294

13,196,320

1,879,249
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55,278

2018 Avg
2013-2018 %
Earnings per
Change
Job
11%

$63,157

3%

$76,255

5%
9%

$64,587
$64,161

P a g e | 16

While the local and regional economy is projected to slow in the coming years, job growth is expected to remain
positive. Hamden is expected to out-perform the county and state with a 5% growth rate, which is on-par with the
projected national growth rate.

j

Table 5: Projected
Industry Trends, 2018-2023
y
Region

2018 Jobs

Town of Hamden

30,921

New Haven County
Connecticut

United States

Source: Emsi

417,811

1,879,249

163,694,294

2018-2023
Change

2023 Jobs
32,610

1,689

430,149

12,338

172,004,305

8,310,011

1,923,132

43,883

2018-2013 %
Change

5%
3%

2%

5%

Half of Hamden businesses employ less than 5 people and over 70% of the businesses in town employ less than 10.
Hamden distribution of business by size is similar to that of the state.

Table 6: Business Size
Business Size

1 to 4 employees
5 to 9 employees

10 to 19 employees
20 to 49 employees
50 to 99 employees

100 to 249 employees
250 to 499 employees
500+ employees

Source: DatabaseUSA.com

Hamden

Business Count

1,216

514
398
206

Percentage

50.0%

21.1%
16.4%
8.5%

State of CT
Percentage

50.3%
22.1%
15.1%
8.1%

58

2.4%

2.6%

8

0.3%

0.4%

30

3

1.2%

0.1%

1.3%
0.1%

*Business Data by DatabaseUSA.com is third-party data provided by EMSI
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Employment by Industry

Table 7, below, displays the industries in the Town of Hamden ranked by 2018 job figures. The top five performing
industries in each category are highlighted in blue. Within the Town of Hamden, the largest industry by employment
is Educational Services. This sector is also the fastest growing in terms of number of jobs. It employs over 9,300
people in town and grew by 37%, adding 2,534 jobs, from 2013 to 2018. The second largest industry sector by
employment in Hamden is Health Care and Social Assistance, which employs just nearly 4,200 and grew 3% from
2013 to 2018. Rounding out the top five industry sectors include Government (3,200 jobs), Retail Trade (2,800 jobs),
and Accommodation and Food Services (1,700 jobs). Government and Retail Trade experienced slight declines in
employment from 2013 to 2018 whereas Accommodation and Food Services grew by 3%. While not among the top
five largest sectors, the Arts, Entertainment, and Recreation sector is among the top for growth. This sector added
230 jobs, a growth rate of 66%, from 2013 to 2018.

Table 7: Town of Hamden, All Industries
NAICS
(2-digit)

Description

2018
Jobs

2013
Jobs

2023
Jobs

61

Educational Services

6,834

9,368

10,598

90

Government

3,248

3,217

3,231

62

Health Care and Social Assistance

44

Retail Trade

72

Accommodation and Food Services

81

Other Services (except Public Administration)
Administrative and Support and Waste
Management and Remediation Services

56

Professional, Scientific, and Technical Services

54

31

Manufacturing

23

Construction

52

Finance and Insurance

48

Transportation and Warehousing

42

Wholesale Trade

71

53

Arts, Entertainment, and Recreation
Real Estate and Rental and Leasing

51
11

Agriculture, Forestry, Fishing and Hunting

22

Utilities

21

55
99

Information

Mining, Quarrying, and Oil and Gas Extraction
Management of Companies and Enterprises
Unclassified Industry

Source: Emsi

Total

4,045
2,868
1,706
1,405

4,152
2,833

1,748
1,604

4,474
2,768
1,808

2013 2018
Change

2,534

107

42

2%

-35

119

0

0
0

<10
<10

27,782

90

<10

30,921

$32,912

$23,880

$83,452

1%

$59,228

784
790
735

-76

25

3%

-1

15

2%

10
14

11%

12

-7

-2%

-4

-29

0

0

0

5%

72

68

0

22

-8%

230

328

9%

-93

654

0

<10

3%

2%

1,034

0

0

60

$88,381

$39,657

48

332

-2%

-2%

980

576

-65

-22

970

339

-1%

$59,916

-3%

922

346

0%

$73,378

$25,540

103

723

8%

7%

1,254

776

14

13%

117

1,232

651

322

Avg.
Earnings
per Job

14%

1,129

761

1,230

2018 2023 %
Change

199

-42

785

2018 2023
Change

1,721
1,372

760

3%

-1%

1,394
1,110

37%

-31

1,436
1,203

2013 2018 %
Change

0

0

66%

-7%

0% $122,707
2%

$87,105

-1%

$45,897

78

14%

-24%

-22

-24%

$78,864

0%

0

0%

$0

0%

0%

0

0

0%

0%

<10 Insf. Data Insf. Data Insf. Data Insf. Data
3,139

11%

1,689

Top five industries in each category.
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$64,529

2%

<10 Insf. Data Insf. Data Insf. Data Insf. Data
32,599

$78,872
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5%

$37,772

$0

$0

Insf. Data
Insf. Data
$63,157

Real Estate Market Profile
Retail and Services Market Analysis
Market Snapshot

For this analysis, “retail and services” refers to the Retail Trade industry (NAICS 44) and the Accommodation and
Food Services Industry (NAICS 72) collectively. Together, these industries comprise an important portion of
Hamden’s economy. Retail Trade is the fourth largest industry by employment in Hamden with over 2,800 jobs or
9.2% of the total jobs in town. Accommodations and Food Services is the fifth largest industry by employment, with
over 1,700 jobs (5.7% of total jobs). Altogether, 14.9% of the jobs in Hamden are in retail and services.

Figure 7: Industry Distribution by Top Employment Sectors
Town of Hamden, 2018

Source: EMSI
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Town-wide, retail vacancies stand at 4.8%, compared to 4.9% for the county overall. In Hamden, there is over 3.0 M
SF of retail space, with no projects under construction. CoStar anticipates positive absorption through 2018 but a
reverse in this trend starting in 2019 with about 6,000 SF added to the available inventory annually. Since the start of
2018, rents in Hamden have risen by 7.7% reaching an average of $16.12 (asking rent). Rents are expected to close
out the year up 9.2%.
Regionally, vacancy in the New Haven County market has fallen to the market’s lowest point in decades yet rents are
still short of the prerecession peaks. According to CoStar, the following demographics limit growth in the region:


The market has gained almost no new residents over the past 10-years.



The segment of the population that spends the most per capita, individuals ages 35 to 53, has decreased.

Therefore, location quality is becoming increasing important and retailers are relocating within the market to more
advantageous site locations. Large vacant blocks of space that are left are more difficult to lease; smaller spaces
1,000 to 2,000 SF are the most sought after. Hamden experienced this when the 36,000 square foot Toys”R”US
closed. The space was subdivided into smaller spaces to attract smaller tenants – Aldi and The Wine Merchant. 4

3.02 M

4.8%

$16.12

Total SF, Hamden (2018)
52.3 M SF in New Haven County

Vacancy Rate, Hamden (2018)
4.9% in New Haven County

Gross Asking Rent, Hamden (2018)
$16.35 in New Haven County
Source: CoStar

Retail businesses are concentrated in several areas in Hamden. The most notable of which is an area known as the
Miracle Mile, which was one of the first open air shopping centers in the region. Located North of the Wilbur Cross
Parkway on Dixwell Avenue, this area consists of large national chains like Panera Bread, Bed Bath & Beyond, Petco,
etc. This strip includes well over 1,000,000 square feet of retail space which is nearly fully occupied. As other retail
centers developed throughout the region and started competing with the Miracle Mile, the types of tenants along
the Miracle Mile have shifted toward discount and necessity-based retailers like Walmart, Burlington Coat Factory,
T.J. Maxx, and Aldi, as well as more food and service-businesses like Planet Fitness and Starbucks. According to local
property managers, the “Amazon effect” has accelerated this trend. A notable recent project is a new Sketchers
outlet, which is unique because outlet stores typically cluster near other outlet stores. But, the local market
conditions met all of Sketcher’s site-selection criteria and, according to property managers interviewed for this
project, the new store is out-performing its projections. The hope is that other outlet retailers might consider the
Miracle Mile in the future.
South of the Miracle Mile, on the other side of Wilbur Cross Parkway is Lower Dixwell Avenue, which quickly
transitions from the dense-concentration of national retail chains to more local service businesses and restaurants
that developed organically over-time as the corridor transitioned from manufacturing and distribution businesses to
more service-based businesses. As such, many of the service businesses in this part of town occupy space that has
been converted from manufacturing uses. This corridor was the subject of the 2015 study by AMS Consulting, LLC
and Zared Architecture, Market Study & Recommendations, Lower Dixwell Ave. Corridor, which includes an illustrative
narrative of its conditions on page 22 of the report.

4

Source: Toys R Us location in North Haven among four stores retailer plans to close in Connecticut
https://www.nhregister.com/business/article/Toys-R-Us-location-in-North-Haven-among-four-12522859.php.
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The Mount Carmel area along Whitney Avenue, near Quinnipiac University, contains another corridor of retail and
services businesses that cater primarily to residents, the college population, and employees of the many small and
mid-sized businesses located in this part of town. Much of the retail stock in this area is tired and in need of
reinvestment. The commercial properties were developed incrementally in a low-density sprawl-like fashion and,
therefore, the area lacks cohesion and identity. The northern section of this corridor is not served by public sewer
infrastructure, which limits future development from occurring.
The intersection of Whitney Avenue and Dixwell Avenue encompasses the area known as Town Center. This area
might be considered Hamden’s ‘Main Street’ and is the closest thing Hamden has to a downtown in terms of
density, architectural style, and mix of uses. Public uses anchor the area, including the library, old Town Hall, and
Police Station. Local restaurants serve the daytime workforce as well as the many students and long-term residents
that live in the area. A 115-room hotel and conference center are currently under construction, which will draw even
more people to this walkable section of town on a regular basis. This part of Hamden is easily accessible via Wilbur
Cross Parkway.

Retail Marketplace Profile

In total, Hamden has about 430 retail businesses that generate about $713 million in sales annually. The following
table contains retail spending data for the town. The existing retail sales (“supply”) of businesses in Hamden are
compared to the estimated retail spending of residents (“demand”). The difference between demand and supply is
referred to as the retail gap. Existing retail sales are specific to Hamden businesses whereas retail spending is an
estimate of gross spending by residents living in Hamden regardless of where the retail spending occurs.
When the demand (spending by residents) for goods and services is greater than sales, sales are said to “leak out”
creating a positive retail gap (i.e. sales leakage). Conversely, if the supply of goods sold (local sales) exceeds demand
(spending by residents), it is assumed that non-residents are coming into the town and spending money, creating a
negative retail gap (i.e. sales surplus).
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Table 8: Retail Marketplace Profile, Town of Hamden
NAICS

2017 Industry Group

4411

Automobile Dealers

4413

Auto Parts, Accessories & Tire Stores

4412
4421
4422
443

4441
4442
4451
4452
4453

Other Motor Vehicle Dealers
Furniture Stores

Home Furnishings Stores

Electronics & Appliance Stores

Bldg Material & Supplies Dealers

Lawn & Garden Equip & Supply Stores
Grocery Stores

Specialty Food Stores

Beer, Wine & Liquor Stores

446,4461 Health & Personal Care Stores
447,4471 Gasoline Stations
4481

Clothing Stores

4483

Jewelry, Luggage & Leather Goods Stores

4482
4511
4512
4521
4529
4531
4532
4533
4539
4543
7223
7224
7225

Shoe Stores

Sporting Goods/Hobby/Musical Instr Stores
Book, Periodical & Music Stores

Department Stores Excluding Leased Depts.
Other General Merchandise Stores
Florists

Office Supplies, Stationery & Gift Stores
Used Merchandise Stores

Other Miscellaneous Store Retailers
Direct Selling Establishments
Special Food Services

Drinking Places - Alcoholic Beverages
Restaurants/Other Eating Places
Total

Demand

(Retail Potential)

$156,536,379

Supply

(Retail Sales)

Retail Gap

Number of
Businesses

12

$74,517,877

$82,018,502

$14,188,313

$12,938,164

$1,250,149

14

$18,071,765

$7,144,743

$10,927,022

7

$19,633,117
$19,240,056
$34,662,530

$7,443,030

1

$4,895,402

$14,344,654

$7,212,102

$27,450,428

9

$1,763,744

$4,275,363

6

$51,517,618

$26,014,972

$150,385,240

$128,055,794

$18,283,548

$14,009,160

$81,101,714

$6,039,107

$12,190,087

$25,502,646

4

9

$22,329,446

24

$4,274,388

16

$62,611,170

$18,490,544

19

$2,737,380

$5,138,697

$29,857,696

$12,414,854

$17,442,842

12

$91,647,353

$99,882,427

($8,235,074)

6

$7,134,597

$59,784,664
$50,259,312

$7,876,077

$12,497,949

$3,923,383

$44,510,583

$2,744,827

$66,927,562
$50,989,142

$4,054,857
$500,011

$4,389,770

($7,142,898)
($729,830)

$8,443,092
$3,423,372

8

23
36

3
8
1

$6,647,035

$37,863,548

$9,700,321

$23,149,996

($13,449,675)

13

$19,189,040

$9,429,211

$9,759,829

18

$2,868,024
$3,530,138

$2,134,349
$5,404,628

$4,199,947

$13,417,565

$1,596,880

$831,708

$2,786,067
$95,369,926

$1,016,391,344

$1,880,939

$63,374,231

$713,126,880

$733,675

($1,874,490)
($9,217,618)
$905,128
$765,172

$31,995,695

$303,264,464

9
8

17
6
8
4

126
427

Source: Esri

Sales leakage and sales surplus carry different implications. In many cases, sales leakage presents an opportunity to
capture unmet demand locally since a percentage of residential spending occurs outside the community. This
demand can be met locally by opening new businesses or expanding existing businesses within retail sectors that
show sales leakage. However, not all retail categories that exhibit sales leakage are a good fit for the region.
A sales surplus might exist for several reasons. For example, a region might be a popular shopping destination for
tourists and other out-of-towners, or a cluster of competing businesses offering a similar product or service may be
located within the area, creating a specialty cluster that draws in spending by households from outside the area.
Alternatively, a sales surplus could be an indicator of market saturation.
The Retail Gap Analysis for Hamden contains a list of industry groups sorted by 3- and 4-digit NAICS codes and
includes figures for sales demand (estimated spending by town residents), sales supply (existing retail sales within
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Hamden), retail gap (demand minus supply), and number of businesses in town. Retail categories with sales leakage
are in black, and those with sales surplus are in red.
The following categories of businesses have retail leakage, indicating that residents are leaving Hamden and
pursuing purchases associated with these business types elsewhere:


Automobile Dealers



Other Motor Vehicle Dealers



Auto Parts, Accessories & Tire Stores



Furniture Stores



Home Furnishings Stores



Electronics & Appliance Stores



Bldg Material & Supplies Dealers



Lawn & Garden Equip & Supply Stores



Grocery Stores



Specialty Food Stores



Beer, Wine & Liquor Stores



Gasoline Stations



Clothing Stores



Shoe Stores



Jewelry, Luggage & Leather Goods Stores



Sporting Goods/Hobby/Musical Instr Stores



Book, Periodical & Music Stores



Other General Merchandise Stores



Florists



Other Miscellaneous Store Retailers



Special Food Services



Drinking Places - Alcoholic Beverages



Restaurants/Other Eating Places
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Retail Potential Analysis

Retail Potential for the Town of Hamden

Sales leakage of retail categories in Hamden were compared to average sales of similar business in town. This allows
us to identify which industries with sales leakage may have enough unmet demand to warrant opening a new store
or expand existing stores to serve the resident population. Additionally, the amount of supportable space is
provided based on average sales per square foot for each retail category.
The following table identifies the number of new businesses that theoretically, could be supported in Hamden
assuming:
1.
2.

10% of the sales leakage is recaptured (this is typical among various retail categories), and
New businesses have sales comparable to the average sales of all local businesses in the same retail
category.

Based on these assumptions, Hamden residents have the spending power to support growth in Electronic &
Appliance Stores, Other General Merchandise Stores, and Restaurants/Other Eating Places.

Table 9: New Retail Business Potential Town of Hamden
A

B

C

D

NAICS

Retail Category

10% Leakage
Recapture

Average Sales
Per Business

4411

Automobile Dealers

$8,201,850

$6,209,823

4422

Home Furnishings Stores

$1,092,702

$1,020,678

4421
443

4442
4452
4483
4511
4529
4539
7225

Furniture Stores

Electronics & Appliance Stores

Lawn & Garden Equip & Supply Stores
Specialty Food Stores

Jewelry, Luggage & Leather Goods Stores

Sporting Goods/Hobby/Musical Instr Stores

$1,434,465
$2,745,043

$427,536
$438,977
$844,309

$801,345
$293,957
$343,103

1.1

3.4
1.5
1.3

Supportable
SF (D/G)

$280

5,123

$140

58,585

$280

3,903

$350
$300

$400

1,425

1,097

5.1

$200

18,932

$502,970

6.4

$370

8,647

Note: Table includes retail categories in which at least one new business could be supported.

1.7

1.9

$330

$200

Source: Esri, Camoin Associates
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7,843

$738,559
$523,845

$3,199,570

1.2

Average
Sales per
SF

$880

$975,983

Restaurants/Other Eating Places

1.3

G

1.7

$1,034,571

$3,786,355

Supportable
Businesses
(C/D)

F

$506,857

$1,744,284

Other General Merchandise Stores

Other Miscellaneous Store Retailers

$1,223,851

E
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959

5,286

4,880

Retail Potential for Mount Carmel Area

A retail potential analysis was also conducted for the
Mount Carmel neighborhood area to understand potential
opportunities for expanding retail and services in the
northern part of Hamden. The local trade area is a 3-mile
radius around the intersection of Sherman Avenue and
Whitney Avenue (shown in red on the map, Town Boundary
in blue). As of 2018, demographics for this area include:


Population – 33,053



Households – 12,255



Population in Group Quarters – 4,035



Median Household Income - $91,430



Median Age – 39.1

Figure 8: Mount Carmel Retail Trade Area

Source: Esri

Retail categories with enough sales leakage to support at least one business in the Mount Carmel area are shown in
the table below. It is important to note that the sales leakage data does not include spending by the over 4,000
Quinnipiac University students that live in campus-housing. 5 Therefore, we expect the potential to grow retail
businesses that college-students are interested in, particularly restaurants, to be understated by 5-10% based on the
proportion of population that the students represent in the local trade.

Table 10: New Business Potential – Mount Carmel Area
A

B

C

D

NAICS

Retail Category

10% Leakage
Recapture

Average Sales
Per Business

4421

Furniture Stores

$1,015,743

$721,364

443

Electronics & Appliance Stores

$1,534,757

$1,133,878

Clothing Stores

$1,410,862

4422
4441
4481
4482
4511
4529
7225

Home Furnishings Stores

Bldg Material & Supplies Dealers
Shoe Stores

$834,240

F

$140

7,255

1.4

$350

4,385

1.2

$1,314,522

1.2

$426,235

$232,339

1.8

$1,040,691

Restaurants/Other Eating Places

$1,150,220

$2,549,955

$852,658
$846,453
$522,931
$555,783

Note: Table includes retail categories in which at least one new business could be supported.

G

1.4

$1,624,508

Sporting Goods/Hobby/Musical Instr Stores
Other General Merchandise Stores

$685,317

E

Supportable
AverageSal Supportable
Businesses
es per SF
SF (D/G)
(C/D)

1.7
1.2
4.9
2.1

$140

$330
$400
$400
$330
$200
$370

5,959

4,923
3,527
1,066

3,154

12,750

3,109

Source: Esri, Camoin Associates

A survey of over 1,000 college students across the United States, concluded that students currently enrolled in
college want more than just pizza and ramen. They are looking for made-to-order, fresh, healthy options that are
customizable and quick – places like Chipotle, for example. 6

Retail spending data is based on household demographic information. College students who live on-campus are classified as
living in ‘group quarters’ and not part of households.
6 Source: Report: College students most likely to spend money on food: https://www.smartbrief.com/original/2016/04/reportcollege-students-most-likely-spend-money-food?amp.
5
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From the Interviews – Retail Trends

Further insights from discussions with retail property managers and business leaders are summarized below:
•

Nothing happens on speculation in this market. There is always a tenant before any shovel goes into the
ground.

•

New hot thing is converting industrial sites to retail, but this trend might be nearing saturation.

•

Safety is always critical for any project. As soon as a retail area is seen as unsafe, it dies.

•

Retailers desire modern signs that are highly-visible, specifically the ability to install digital signs.

•

Developers always want the permitting process to go smoother and faster to reduce their time-to-market.
Though some areas where efficiencies could be achieved were noted, Hamden is viewed as one of the easier
places to work-in compared to some other communities in the region, which gives the town an edge.

•

Dixwell Avenue is a challenge because of the size of parcels.

•

Merritt Parkway would benefit from pedestrian improvements.

•

New Milford is a top competitor of Hamden’s because of its tax base.
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Office Space Market Analysis
Market Snapshot

The office space market in Hamden has been relatively idle in recent years. The town’s office space inventory
includes roughly 1.7 million square feet of space; of which less than 95,000 is vacant (5.6%). The Town of Hamden is
situated within the New Haven County office market which exhibits a higher vacancy rate and higher average asking
rents.

1.7 M

5.6%

$19.52

Total Rentable SF, Hamden (2018)
34 M SF in New Haven County

Vacancy Rate, Hamden (2018)
7.9% in New Haven County

Gross Asking Rent, Hamden (2018)
$20.62 in New Haven County
Source: CoStar

According to local real estate professionals, there are only two Class A office buildings in Hamden; each around
80,000 square feet and both have high levels of occupancy. Within the last year, 10,000 square feet of new space
was constructed in town. According to CoStar data, there are no plans for new deliveries or proposed office space
projects within the next 12-months into 2019 Q3, despite low vacancy rates. This is because the cost to build new
space in the town exceeds its market value. Existing office buildings in Hamden can be purchased for about 40% of
replacement costs. 7
Within the regional office market,
pharmaceutical and medical insurance
companies like Anthem Blue Cross
and Blue Shield, the Yale New Haven
Hospital, and Alexion Pharmaceuticals
are the dominate tenants, all holding
major leases within the New Haven
area. In 2017, just one year after
relocating to the New Haven area,
Alexion Pharmaceuticals made the
decision to move its headquarters
from the City of New Haven to the
Boston Metropolitan Area. Alexion
Pharmaceuticals still maintains lab
and research space in the New Haven
area. Prior to this move, net
absorption consistently increased
from 2013 to 2016. New Haven
County has seen an uptick in new
leases in the 4,000-5,000 square foot
range, particularly in the medical and
biotech sectors. 8

7
8

Figure 9: New Haven County Net Absorption

Source: Discussions with local property owners and developers.
2018 New England Market Outlook, CB Richard Ellis, 2018
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The Town of Hamden’s office market has a relatively low vacancy rate compared to the county. As of 2017, office
vacancy was 5.7% for the town compared to 7.9% in the county. Over the last decade, both markets reached their
highest vacancy rates in 2012 at 7.0% for the town and 10.6% for the county.

Figure 10: Office Market Vacancy

Rental rates in the Town of Hamden peaked in 2002 at $18.59 per square foot and have generally trended
downward through 2014. Conversely, rental prices in the regional New Haven County office market have been
generally slowly increasing since 2004, leveling off around $17.50 per square foot after 2014. The spike in price in
Hamden in 2017 is due to a recent surge in medical office rents following the completion of a 10,000 square foot
medical office building in Mount Carmel. It is important to note that prices in small, local office markets can appear
more volatile than larger regional markets due to their small size. One project can swing the average price
significantly; however, one project alone does not signify a trend.

Figure 11: Office Market Rent
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Office Space Demand Projection

Demand for office space in the future is largely a product of industry growth as measured by jobs. Job growth in
industries that typically require office space drives demand that is generally proportional to the number of
employees. That is, as the number of jobs increases (or decreases) in office-utilizing industries, demand for office
space will respond proportionally. Therefore, to estimate future demand for office space in Hamden, projections
provided by EMSI for office-utilizing industries in both Hamden and New Haven County were evaluated.
Industries that are likely to utilize office space in Hamden are highlighted in blue in the following table. These
industries are projected to reduce employment in the coming years by about 1%, which suggests the demand for
office space by local employers in Hamden will lessen.

Table 11: Employment Growth in Office-Utilizing Industries, Town of Hamden
NAICS
11
21
22
23
31
42
44
48
51
52
53
54
55

Description
Agriculture, Forestry, Fishing and Hunting
Mining, Quarrying, and Oil and Gas Extraction
Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional, Scientific, and Technical Services

Management of Companies and Enterprises
Administrative and Support and Waste
56
Management and Remediation Services
61 Educational Services
62 Health Care and Social Assistance
71 Arts, Entertainment, and Recreation
72 Accommodation and Food Services
81 Other Services (except Public Administration)
90 Government
99 Unclassified Industry
Total Jobs
Total Office-Utilizing Jobs
Source: EMSI

2018 Jobs

2028 Jobs

2018 - 2028 2018 - 2028
Change
% Change

0
0
0
970
1,110
723
2,833
776
90
785
332
1,232

0
0
0
992
979
740
2,724
787
55
785
332
1,271
<10

Insf. Data

Insf. Data

1,394

1,361

(33)

(2%)

9,368
4,152
576
1,748
1,604
3,217
<10
30,921
3,506

11,393
4,754
702
1,840
1,804
3,259
<10
33,789
3,477

2,025
602
126
92
200
42
Insf. Data
2,868
(29)

22%
14%
22%
5%
12%
1%
Insf. Data
9%
(1%)

<10
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0
0
0
22
(131)
17
(109)
11
(35)
0
0
39

0%
0%
0%
2%
(12%)
2%
(4%)
1%
(39%)
0%
0%
3%
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Within the regional market, office-utilizing industries in New Haven County are projected to grow by 1,629 jobs, an

increase of 3% between 2018 and 2028. The subsector driving most of this growth is Administrative and Support

which is projected to expand by 1,742 by 2028.

Table 12: Employment Growth in Office-Utilizing Industries, New Haven County
NAICS
11
21
22
23
31
42
44
48
51
52
53
54
55

Description

Agriculture, Forestry, Fishing and Hunting
Mining, Quarrying, and Oil and Gas Extraction
Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional, Scientific, and Technical Services
Management of Companies and Enterprises
Administrative and Support and Waste
56
Management and Remediation Services
61 Educational Services
62 Health Care and Social Assistance
71 Arts, Entertainment, and Recreation
72 Accommodation and Food Services
81 Other Services (except Public Administration)
90 Government
99 Unclassified Industry
Total Jobs
Total Office-Utilizing Jobs
Source: EMSI

2018 Jobs

2028 Jobs

2018 - 2028 2018 - 2028
Change
% Change

1,155
177
1,565
19,206
29,956
14,625
43,915
11,983
4,493
11,810
7,161
20,170
5,318

1,265
139
1,583
19,857
25,142
14,624
43,547
12,883
3,259
11,615
7,631
20,698
6,106

110
(38)
18
651
(4,814)
(1)
(368)
900
(1,234)
(195)
470
528
788

10%
(21%)
1%
3%
(16%)
0%
(1%)
8%
(27%)
(2%)
7%
3%
15%

22,463

24,205

1,742

8%

41,831
74,003
6,897
28,567
22,303
50,145
68
417,811
64,254

50,392
82,591
7,615
30,142
24,699
50,980
69
439,042
65,883

8,561
8,588
718
1,575
2,396
835
1
21,231
1,629

20%
12%
10%
6%
11%
2%
1%
5%
3%

Using a standard assumption of 200 rentable square feet (RSF) per worker 9, the reduction in office-utilizing jobs in

the Town of Hamden will result in the vacancy of an additional 5,800 square feet. However, considering the net loss
is less than 30 jobs across several industries, we expect that most businesses in town will occupy the same amount

of space despite reducing staffing levels because it will be cheaper to continue operations within existing locations

A 2010 report from the U.S. General Services Administration, “Workspace Utilization and Allocation Benchmark,” found average
rentable office space per employee to be 230 square feet. As a result of efforts to implement more efficient design standards, the
typical office standard has declined from around 250 square feet per workstation in the early 2000s to around 200 square feet or
less. In addition, a trend toward less personal workspace in favor of larger group space, as well as an increase in teleworking will
likely contribute to continued declines in office space per employee.
9
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than relocate the company to a slightly smaller space. For New Haven, employment growth will result in a demand
for approximately 325,800 rentable square feet of office space by 2028.

Table 13: New Demand for Office Space
2018 OfficeUtilizing Jobs
Town of Hamden
New Haven County

Source: Camoin Associates, CoStar

3,506
64,254

New OfficeNew Demand
Rentable SF Per
Utilizing Jobs,
for Office Space
Worker
2018 - 2028
(RSF)
(29)
200
(5,800)
1,629
200
325,800

Future office-utilizing job growth in New Haven County through 2028 is estimated to absorb over 325,800 square
feet of space, which is only 12% of the existing available inventory throughout the county. For Hamden to fill its
95,600 square feet of currently vacant office space, it would need to capture 30% of the office job growth projected
for the county, where historically the town has captured about 6% of regional growth. This assumes that no new
office inventory will be added to the market.
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Residential Housing Market
Analysis

The purpose of the residential market analysis is to assess
market trends, evaluate the types of housing that currently
exist compared to what is in-demand in the market, and
identify opportunities the Town of Hamden to meet future
residential demand.

Why Live in Hamden?

This is the question we asked during one-on-one interviews
with local real estate agents, developers, and business
leaders: What is it about Hamden that makes someone want to
live in this community? Here’s a summary of what we heard:





The following SWOT was completed for the South
Central Connecticut Comprehensive Economic
Development Strategy, 2018-2023
(www.rexdevelopment.org/images/PDFs/2018CEDS/S
WOTMay2018.pdf).

Strengths







More diverse than other parts of the state, great mix
of people



Grew up in Hamden, feel connected to the
community
Progressive community



Great variety of local amenities



Great access to New Haven:



Amenities and services



o

Employment opportunities - can bike to Yale



You can park for free compared to New
Haven where parking is incredibly expensive
for residents

Ability to be a 1-car household – variety of
transportation options

Housing located in center city districts in Meriden and
New Haven enable residents to walk or take the train
to work
Trend in workforce housing being developed near
relative places of work (e.g., Mary Wade Home)
Decline in out-migration of residents in New Haven
County indicate a need to develop a continuum of
housing options as residents retire and age
Potential for development of mixed use, mixed
income projects is the region, such as the plans for
the former “Church Street South” in New Haven

Weaknesses

o

o

Diverse mix of housing in the region, accommodating
professionals, singles, families, retirees, and elderly

Opportunities

Great neighborhoods





Regional Housing Market SWOT



Single family suburban homes do not appeal to
Millennials due to ongoing maintenance issues and
lack of proximity to recreational activities and public
transportation options
Suburban housing costs are prohibitive in several
communities within the region
Lack of marketing strategies for housing modalities
that are targeted to their most attractive populations
(exception possibly being elderly housing)
There currently does not exist any centralized
database for housing in the region

Threats

Regional Housing Market Context

Hamden is located within the New Haven County residential
market area, which was the subject of a Strengths,
Weaknesses, Opportunities Threats (SWOT) Analysis during
the 2018-2023 Comprehensive Economic Development
Strategy. Findings from that SWOT Analysis are summarized
in the column to the right.
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Availability of housing options for low wage workers
and their families is scarce.
Uncertain sense of public funding and support on
both federal and state levels, including Section 8 and
the Choice Neighborhood initiatives
Lack of credible transportation a barrier to filling jobs
in outlying areas of the region
Out-migration of young persons, particularly college
students and graduates, may adversely affect the
housing market in the region
Credentials needed to be competitive are constantly
changing
Lack of a sufficient pipeline may force companies to
move away
Out-migration of young persons, particularly college
students and graduates, may adversely affect the
labor pool
P a g e | 32

Housing Market Supply

Housing Tenure & Occupancy Status

As of 2018, the Town of Hamden’s housing stock consisted of about 25,300 units, which was an increase of
approximately 160 units from 2010. Looking at the housing tenure information, the number of owner-occupied units
declined by about 560 units while, the number of renter-occupied units increased by nearly 330 units from 2010 to
2018, indicating a shift in housing preferences in the town’s residential market from ownership options to rental
options.
Typically, a healthy vacancy rate is about 10%, which allows enough supply for buyers to have a variety of choices
but not so much available housing stock that prices are driven down as sellers compete for buyers’ attention. The
overall vacancy rate in the Town of Hamden increased from 5.5% in 2010 to 7.0% in 2018, suggesting a slight
weakening of demand for housing units in the town, but still a healthy market.

Table 14: Housing Tenure & Occupancy Status, Town of Hamden
2010
Occupied Units

Owner-Occupied

Renter-Occupied

Vacant Units

Total Housing Units
Source: Esri

23,727

2010 % of
Total

2018

2018 % of
Total

94.5%

23,501

8,168

32.5%

8,497

33.6%

25,114

100.0%

25,277

100.0%

15,559

1,387

62.0%

5.5%

15,004
1,776

93.0%

2023
23,834

2023 % of
Total

92.1%

59.4%

15,011

58.0%

7.0%

2,033

7.9%

8,823

25,867

34.1%

100.0%

The Town of Hamden has a lower vacancy rate than New Haven County at 7.0% compared to 8.8%. Additionally, the
town has a higher portion of owner-occupied units compared to the county.

Table 15: Housing Tenure Comparison, 2018
Occupied Units, % of total units

Owner-Occupied, % of total units

Renter-Occupied, % of total units

Vacancy Rate, % of total units
Source: Esri

Town of Hamden

New Haven County

93.0%

91.2%

33.6%

35.2%

59.4%
7.0%
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Structure & Age

Single-family homes make up over half of the housing stock. Overall, both the Town of Hamden and New Haven
County offer a healthy mix of multi-family housing options ranging across buildings with 2 to 50 or more units.

Table 16: Housing by Units in Structure, 2016
Number of Units in
Structure

Town of Hamden

1, detached

1, attached

14,474

56.7%

194,120

53.6%

1,792

7.0%

35,034

9.7%

1,116

2

3 or 4

1,583

5 to 9

1,157

10 to 19

1,286

20 to 49

1,895

50 or more

Mobile home

Boat, RV, van, etc.

Total

New Haven County

4.4%

6.2%

4.5%

5.0%

7.4%

17,822

4.9%

40,673

11.2%

15,206

4.2%

21,680

15,220

6.0%

4.2%

2,165

8.5%

20,418

5.6%

-

0.0%

81

0.0%

39

25,507

Source: ACS, 2012-2016 5-year estimates

0.2%

100.0%

2,243

362,497

0.6%

100.0%

Compared to the county, Hamden’s housing stock is slightly younger with only 20% of the town’s housing units
built in 1939 or earlier compared to 26% in the county. When the American Community Survey 2012 - 2016, 5-year
estimates were conducted, there had been very little new residential construction in the town or county since 2010
due to the housing bubble and financial crisis. This created a lack of modern housing options in the market and
some pent-up demand, especially in the rental market.

Table 17: Housing by Year Built
Number of Units in
Structure

Built 2014 or later

Built 2010 to 2013

Town of Hamden
-

0.7%

2,584

10.1%

3,278

12.9%

Built 2000 to 2009

1,149

Built 1980 to 1989

2,869

Built 1990 to 1999

Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949

Built 1939 or earlier
Total

Median Year Structure Built

0.0%

183

3,267
4,266

2,808
5,103

25,507

Source: ACS, 2012-2016 5-year estimates

New Haven County
437

0.1%

2,822

0.8%

26,304

7.3%

4.5%

20,163

11.2%

44,663

12.3%

45,359

12.5%

12.8%
16.7%
11.0%

20.0%

100.0%

1962
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47,516
54,533
26,003
94,697

362,497

5.6%

13.1%
15.0%

7.2%

26.1%

100.0%

1961
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Price Points

The following chart illustrates average sale prices for single-family homes in Hamden since 2004. Prices peaked in
2006, which is different from other local markets that hit their highest in 2008 right before the housing bubble
‘popped’. After the 2006 high, average sale prices in Hamden trended downward for the next 10-years. In 2017 and
2018, average sale prices ticked up slightly, but are still well-below the 2006 high.

Table 18: Average Sale Price of Single-Family Homes, Hamden

Table 19 below displays owner-occupied home values for the Town of Hamden and New Haven County for 2018
and 2023 projections. Home values in Hamden are relatively lower than values in the county, with the median value
of the town being approximately $253,000 compared to $266,000 in the county. Values are projected to increase
from 2018 to 2023 at both the town and county level. The Town of Hamden can expect to experience an increased
in houses within all income cohorts above $300,000. The trend is also present at the county level.

Table 19: Home Values of Owner-Occupied Units
Housing Value
<$50,000

2018

Town of Hamden

190

1.3%

170

$100,000-$149,999

1,383

9.2%

1,244

$200,000-$249,999

3,020

20.1%

2,813

$50,000-$99,999

$150,000-$199,999
$250,000-$299,999
$300,000-$399,999
$400,000-$499,999
$500,000-$749,999
$750,000-$999,999

$1,000,000-$1,499,999
$1,500,000-$1,999,999
$2,000,000+

Median Value

Average Value
Source: Esri

383

2.6%

2,375

15.8%

2,834

18.9%

3,385

786
555

54
23

0

16

$252,664
$271,804

22.6%

5.2%
3.7%
0.4%
0.2%
0.0%
0.1%

2023

204

3,171

1.5%

8.3%

20,568

18.7%

31,379

1.4%
15.4%

2,502

16.7%

916
773

84
46

0

32

$265,118

New Haven County

1.1%

2,318

3,909

2018

26.0%

6.1%
5.1%
0.6%
0.3%
0.0%
0.2%

$290,997
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6,550

31,705
30,232
41,537
18,188
15,951

3,814
1,341

415
789

$265,624
$312,541

2023

2,751

1.3%

10.0%

18,670

9.0%

15.3%

27,790

3.2%

15.4%
14.7%
20.2%

8.8%
7.8%
1.9%
0.7%
0.2%
0.4%

3,699

1.8%

30,268

14.6%

26,554

12.8%

46,995
20,417

13.4%
22.7%

9.8%

20,968

10.1%

2,129

1.0%

5,356
621

1,225

$288,682
$344,498
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2.6%
0.3%
0.6%

Hamden’s low home values do not necessarily equate to affordability. When considering owner-occupied housing
costs, property taxes must be considered as part of that cost. Compared to the surrounding municipalities, the Town
of Hamden has the highest property tax rates. Furthermore, as displayed in the figure below, the property tax rates
in the Town of Hamden have been increasing at a faster rate than the surrounding area. This has implications for not
only residential ownership but drives up costs for new construction and business expansion. As one local relator put
it “Unless you have a strong reason for wanting to be in Hamden, your dollar goes much further in another town.”

Table 20: Mill Rates
Municipality

FY 2019 Mill Rate

Wallingford

28.64

Cheshire

32.62

North Haven
Bethany

Woodbridge
New Haven
Hamden

Source: CT Office of Policy & Management

31.18
36.90
39.83
42.98
47.96

2013 - FY2019
% Change

10%
17%
20%
29%

18%
11%
29%

Figure 12: Change in Mill Rates Across Municipalities

Since 2008, there has been a steady stream of home foreclosures in Hamden. The drop-in home prices combined
with the rapid rise in property taxes are the primary factors driving this trend. Homeowners who borrowed with
home equity loans prior to 2008 are particularly vulnerable to foreclosure because when they go to sell, the value of
their home is significantly lower than what they paid for it.
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Rental listing data indicates that average rental price points in the Town of Hamden are around $1,400 per unit with
effective rents coming in slightly lower than asking rent. Rental rates have increased significantly from 2000, with
asking rent increasing 34% ($354) and effective rent increasing 32% ($331). Local realtors noted that while a portion
of this increase in price is due to greater demand for rental units, the rise in taxes is also driving demand.

Table 21: Rental Price Points in the Town of Hamden
Year

2018 YTD
2017
2016

2015

2014

2013
2012
2011
2010
2009
2008

2007
2006
2005

2004

2003
2002
2001
2000

Source: CoStar

Asking Rent Per Unit

$1,394

Effective Rent Per Unit

$1,349

$1,346
$1,294

$1,288

$1,252
$1,219
$1,213

$1,362

$1,311
$1,312

$1,238
$1,194

$1,238

$1,208
$1,205

$1,206

$1,198

$1,242

$1,236

$1,202

$1,242
$1,208
$1,136
$1,084
$1,088
$1,085
$1,077

$1,040
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$1,196

$1,235
$1,200

$1,131
$1,079
$1,082
$1,079
$1,072
$1,031
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Construction Activity

Since 2000, seven buildings with a total of 935 units have been delivered to the Town of Hamden market. Deliveries
have been sporadic throughout the years with the last delivery, according to CoStar data, in 2017. As of 2018, there
is one building with 228 units under construction in the town. This building is the Canal Crossing at Whitneyville
West located on Mather Street. The community offers luxury apartments ranging from studios to two-bedroom twobath units at price points starting at $1,455.

Table 22: Multifamily Deliveries in the Town of Hamden
Year
2018 YTD
2017

Under
Construction
Buildings

1

1

Under
Construction
Units

Deliveries
Buildings

228

Deliveries Units
-

228

1

165

-

2

72

2016

2

393

2014

2

72

1

-

-

2015

2013

2012

2011

2010

2009

2008

2007

2006

2005

-

2

-

-

-

-

-

1

-

1

47

-

-

-

Total

Source: CoStar

11

-

228

-

-

228

-

-

-

-

1

-

-

-

-

-

-

13

2002

2001

-

-

8

13

228

2000

-

-

1

1

-

-

-

2004

2003

-

-

-

-

1,437

-

-

-

-

-

1

7

-

-

-

-

-

449

935

According to permit data obtained from the State of the Cities Data Systems, the Town of Hamden issued building
permits for 35 new homes between 2010 and 2018, the majority (62.9%) of which were single-family residences. The
Town of Hamden, accounted for 0.6% of building permits issued with New Haven County over that period.
Residential building permits have slowed in the Town of Hamden, indicating that that new residential construction
in the town is not keeping pace with the county.

Camoin Associates | Market Evaluation Report for Town of Hamden, CT

P a g e | 38

Table 23: Residential Building Permits
Year

Town of Hamden

2018 YTD

-

2016

-

567

852

2

2014

2012

3

12

2011

NA
NA

574

0.5%

902

Source: SOCDS Building Permits Database

NA

0.2%

598

16

35

NA

944

562

2

2013

Hamden, Percent
of County

467

-

2015

2010

593

-

2017

Total

New Haven
County

6,059

0.4%

2.0%

1.8%

0.6%

Projection of Residential Demand

Household growth will result from a combination of a natural increase due to new household formation, as well as
in-migration from other locations. Mobility data from the United States Internal Revenue Service (IRS) provides
insight into the origin of households that have migrated into New Haven County. From 2015 to 2016, an average of
approximately 17,284 households per year moved into the county. Approximately 40.6% of the new households
moved from other counties in Connecticut. Fairfield and Hartford counties were the most common counties of
origin, with 14.7% and 11.3% of all households coming from these places, respectively. Most households (58.0%)
came from counties outside of Connecticut including from nearby states such as New York and Massachusetts.
Additionally, 1.4% of the new households came from foreign countries.

Table 24: Average Annual Migration to New Haven County, 2015 - 2016
County of Origin
Total Inflow to New Haven County
From Connecticut

Average Annual
Households*

17,284

7,014

2,541

Fairfield County

1,948

Hartford County

1,116

Middlesex County

932

Litchfield County

285

New London County
Other County

From Different State

New York County, NY

192

Percent of Total
Inflow

100.0%

40.6%

14.7%
11.3%

6.5%
5.4%
1.6%
1.1%

10,029

58.0%

262

1.5%

9,094

52.6%

Middlesex County, MA

Kings County, NY
Other County

From Foreign Country

420

253
241

2.4%

1.5%

1.4%

*Number of returns filed, which approximates number of households
Source: IRS Migration Data
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Table 25, below, displays the projected demand for residential units in the Town of Hamden, focusing on demand
for market-rate units. As such, we examine the projected change in all households, and households with an income
of at least $50,000, a reasonable minimum income required for a household to afford to rent or purchase a marketrate unit.
According to population projections from Esri, by 2023 the Town of Hamden is expected to have a net gain of 333
households. Much of the household loss is exhibited in the lower household income ranges. As such, the town is
expected to gain 1,573 households with incomes of at least $50,000, with the highest growth in number of
households in the $100,000 to $149,000 income group. In terms of age, high growth cohorts will be the 65 to 74
and 35 to 44 cohorts.

Table 25: Projected Change in Households, Town of Hamden, 2018-2023
Household Income
Range / Age of
Householder
<$15,000
$15,000-$24,999
$25,000-$34,999
$35,000-$49,999
$50,000-$74,999
$75,000-$99,999
$100,000-$149,999
$150,000-$199,999
$200,000+
Total
$50,000+ Market
Source: Esri

<25
(17)
(19)
(4)
23
19
13
30
7
7
59
76

25-34
(96)
(67)
(52)
(40)
(53)
(8)
91
28
47
(150)
105

35-44
(61)
(50)
(27)
(27)
(12)
48
195
79
134
279
444

45-54
(96)
(51)
(53)
(60)
(105)
(24)
38
(9)
77
(283)
(23)
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55-64
(129)
(59)
(52)
(51)
(53)
(7)
65
26
68
(192)
99

65-74

75+

(92)
(58)
(1)
13
57
62
159
77
120
337
475

(102)
(68)
7
49
87
82
128
40
60
283
397
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Total
(593)
(372)
(182)
(93)
(60)
166
706
248
513
333
1,573

New Haven County is projected to gain 1,123 households by 2023 despite significant household loss in the lower
income cohorts. The county can expect to experience a net gain of 18,970 households with incomes of $50,000 or
greater. This growth will be driven by high growth households making between $100,000 and $149,999. Increase in
these high-earning households are expected to more than compensate for the projected decrease in households in
the < $15,000 to $99,000 range. The highest growth in households will be in the 65 to 74 and 35 to 44 age cohorts.
The 45 to 54 cohort will see the most significant contraction.

Table 26: Projected Change in Households, New Haven County, 2018 - 2023
Household Income
Range / Age of
Householder
<$15,000
$15,000-$24,999
$25,000-$34,999
$35,000-$49,999
$50,000-$74,999
$75,000-$99,999
$100,000-$149,999
$150,000-$199,999
$200,000+
Total
$50,000+ Market
Source: Esri

<25
(463)
(343)
(152)
28
(13)
57
85
13
20
(768)
162

25-34
(1,286)
(933)
(440)
(98)
(105)
418
1,309
411
581
(143)
2,614

35-44
(1,012)
(941)
(380)
(319)
(99)
639
2,126
884
1,700
2,598
5,250

45-54
(1,740)
(990)
(906)
(928)
(1,529)
(681)
(89)
(423)
438
(6,848)
(2,284)
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55-64
(2,168)
(1,205)
(738)
(738)
(842)
(89)
1,140
371
1,264
(3,005)
1,844

65-74
(1,178)
(890)
146
372
715
995
2,140
916
1,661
4,877
6,427

75+

Total

(984)
(660)
214
885
1,127
1,023
1,476
541
790
4,412
4,957

(8,831)
(5,962)
(2,256)
(798)
(746)
2,362
8,187
2,713
6,454
1,123
18,970
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The University: An Economic Driver & Market Disruptor

Quinnipiac University is located in the southeastern portion of the Town of Hamden, along the Quinnipiac River. As
of 2018, Quinnipiac University has a total enrollment of 10,290 undergraduate and graduate students. 10 According
to Quinnipiac University, approximately 4,800 students live in university housing options ranging from residence
halls, apartments, and off-campus houses. Most of the students that live off campus are upperclassmen and
graduate students.
Because of its size, Quinnipiac University has a dominate role in the local economy and real estate market. To
illustrate this, we look at jobs multipliers for the Colleges, Universities, and Professional Schools industry (6-digit
NAICS) in Hamden. For every job created in this industry, 0.17 jobs are created in other industry sectors (housing,
food, electronics, retail, landscaping, etc.). This means that the over 7,100 jobs in the Colleges and Universities subsector in Hamden support an additional 1,200 jobs in town. These 8,300 jobs represent 27% of the town’s total
employment.
A concern noted by many residents and local officials is the influence that Quinnipiac University’s growth is having
on the local real estate market. Notably, single family homes around the college are being purchased and turned
into student housing. This trend is having a negative impact on housing stock in Hamden’s neighborhoods as many
homeowners are neglecting regular maintenance of their own properties, assuming their home will be purchased for
student housing.
It is no secret that college students in any town can be challenging neighbors. In other communities where similar
trends have occurred, large sections of neighborhoods were transitioned to high-priced, but low-quality student
housing. The subsequent phase in this trend is for private sector developers to see an opportunity and develop
high-density, modern student housing, with great amenities that pull most students away from the community
neighborhoods, leaving a stock of homes owned by absentee landlords, that have been converted from singlefamily to multi-unit rentals that cannot achieve market-rends (and are too expensive to convert back). In some
college-towns like the City of Syracuse, NY, this trend has caused high vacancy rates and even neighborhood
abandonment.
This trend is not good for Quinnipiac University either. Most universities are located in or near a downtown and as
re-urbanization continues across the U.S., the college will struggle to attract students looking for amenities and
experiences that a mixed-use downtown environment offers.
It is important for Hamden and Quinnipiac to work together to mitigate some of these challenges. Other
communities have overcome similar situations by working together with their universities to realize the benefits of a
higher education system and build mutually beneficial relationships. The following are examples of best practices
that have helped to achieve a beneficial relationship between communities and their higher education institutions:




10

Develop a neighborhood advisory committee comprised of university officials and students as well as
community stakeholders and members to work together to ensure mutual interests are met and issues are
resolved that directly pertain to student housing and community quality of life.
Recognize neighborhood planning opportunities and attract funding from other sources. For example, the
Community Outreach Partnerships Centers Program (COPC) through the U.S. Department of Housing and
Urban Development can help supply job training, mentoring programs, financial and technical assistance,
and strategic planning efforts. For more information please visit:
https://www.hud.gov/programdescription/copc

Quinnipiac University
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Engage the community through mentoring programs that pair university students with community youth to
create a network of support.
Pair university resources with local businesses to enhance the communities’ technological base and research
efforts. For example, offering internship programs can enhance student achievement while providing local
businesses with a valuable resource. Additionally, universities can develop coworking/entrepreneurial spaces
where both students and businesses have access to technology and software.



Adopt policies to strengthen community and school relationship.



Establish and invest in training programs for students and community members. 11

Together communities and universities can reduce crime, combat housing issues, improve quality of life, and
provide community services for the student and local populations.

11

Kemp, R. L. (2013). Town and gown relations: A handbook of best practices. Jefferson, NC: McFarland.
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Tapestry Segmentation Analysis

Market segmentation analysis provides insight into the likely preferences and behaviors of a community’s residents,
based on their demographic and economic characteristics. Market segmentation is based on the idea that people
with similar demographic characteristics, purchasing habits, and media preferences naturally gravitate into the same
neighborhoods. Esri tapestry segmentation provides an accurate, detailed description of America's neighborhoods.
U.S. residential areas are divided into 67 distinctive segments based on their socioeconomic and demographic
composition and then further classified into LifeMode and Urbanization Groups. LifeMode groups represent markets
that share a common experience—born in the same generation or immigration from another country—or a
significant demographic trait, like affluence. Urbanization groups are based on geographic locale, from rural to
urban.
Camoin Associates employed Tapestry Segmentation to understand preferences of households in the Town of
Hamden and New Haven County. The Town of Hamden appears to have a larger relative population of singleperson households, as four of the town’s top 10 tapestries are primarily made up of these households. Two of these
segments—Young and Restless (11B) and City Strivers (11A)—make up nearly one-fifth of Hamden’s population.
These tapestries also belong to LifeMode 11, also known as “Midtown Singles,” which are generally comprised of
young adults and single parents seeking affordable housing while working in generally low-skilled positions.
Overall, the dominant tapestries in the Town of Hamden are more likely to prefer renting or owning a unit in a
multi-family complex compared to those in New Haven County. The motivation behind preferring multi-family
housing appears to vary from tapestry to tapestry, with some segments choosing to downsize or receive assisted
living care (tapestries 9B and 9E), enjoy a more urban environment (tapestries 8B and 3B), or simply to afford
someplace reasonable to live (tapestries 11A and 11B).

Table 27: Dominate Tapestry Segments in the Town of Hamden

5C
1D

Parks and Rec
Savvy Suburbanites

16.1%
11.9%

Married Couples
Married Couples

2.51
2.85

9E

Retirement Communities 10.0%

Married Couples

1.88

11B

Young and Restless

9.0%

Singles

2.04

11A

City Strivers

7.5%

Singles

2.78

5B

In Style
Comfortable Empty
Nesters

7.3%

Married Couples

2.45

Median
Housing Type
HH
Income
40.9 $ 60,000 Single-Family
45.1 $ 108,700 Single-Family
Multi-Units,
53.9 $ 40,800
Single-Family
Multi-Unit
29.8 $ 40,500
Rentals
High-Density
35 $ 42,200
Apartments
42 $ 73,000 Single-Family

6.8%

Married Couples

2.52

48 $ 75,000 Single-Family

8B

Emerald City

6.2%

Singles

2.06

3B

Metro Renters

5.6%

Singles

1.67

9B

Golden Years

3.5%

Married Couples

2.06

Esri Tapestry Segment

5A

% of Total
Households

Household Type

Avg Median
HH size Age

Single Family;
Multi-Units
Multi-Unit
32.2 $ 64,300
Rentals
Single-Family,
52.3 $ 71,100
Multi-Units
37 $ 57,000

Note: This table shows typical characteristics for each demographic segment nationally. This data is not specific to the study area.
Source: Esri
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Home
Ownership
(%)
69.7%
90.6%
45.1%
13.1%
31.9%
67.8%
86.9%
48.5%
20.2%
62.7%

The two dominant tapestries are consistent between the two geographies—Parks and Rec (5C) and Savvy
Suburbanites (1D), which combined make up nearly a third of either geography. These tapestries are typically
married couples approaching retirement age, who are likely to have a college diploma as well as a careful approach
to personal finances. They differ, however, in their income and wealth: Savvy Suburbanite denizens have a median
income that is nearly $49,000 a year greater than that of Parks and Rec denizens, or an 81% difference. Across New
Haven County, the dominant tapestries are married couples living in owner-occupied single-family residences with
median household incomes at or above $60,000 a year.

Table 28: Dominate Tapestry Segments in New Haven County
Esri Tapestry Segment

% of Total
Households

Household Type

Avg HH Median Median
size
Age HH Income

Housing Type

40.9 $ 60,000 Single-Family
45.1 $ 108,700 Single-Family
Multi-Units,
34.9 $ 43,700
Single-Family

Home
Ownership
(%)
69.7%
90.6%

5C
1D

Parks and Rec
Savvy Suburbanites

15.3%
13.0%

Married Couples
Married Couples

2.51
2.85

8E

Front Porches

12.0%

Married Couples

2.57

13D

Fresh Ambitions

6.9%

Married Couples

3.17

28.6 $ 26,700

2B

6.2%

Married Couples

2.88

42.6 $ 92,900 Single-Family

83.1%

4.7%

Married Couples

2.52

48 $ 75,000 Single-Family

86.9%

1E

Pleasantville
Comfortable Empty
Nesters
Exurbanites

4.0%

Married Couples

2.5

84.9%

9B

Golden Years

3.9%

Married Couples

2.06

51 $ 103,400 Single-Family
Single-Family,
52.3 $ 71,100
Multi-Units

11C

Metro Fusion

3.2%

Singles

2.65

29.3 $ 35,700

3B

Metro Renters

3.0%

Singles

1.67

32.5 $ 67,000 Mult-Unit Rentals

5A

Multi-Unit Rentals,
Single-Family

Multi-Unit Rentals,
Single-Family

Note: This table shows typical characteristics for each demographic segment nationally. This data is not specific to the study area.

46.6%
27.1%

62.7%
24.0%
20.2%

Source: Esri

Tapestry Segment Descriptions
City Strivers

These high-density city neighborhoods are characterized by a relatively young foreign-born population who have
embraced the American lifestyle, yet retained their cultural integrity. To support their lifestyle, City Strivers residents
commute long distances to find work in the service or retail industry. Their hard-earned wages and salary income
goes toward relatively high rents in older multiunit buildings, but they’ve chosen these neighborhoods to maintain
ties to their culture. Single parents are often the recipients of Supplemental Security Income and public assistance,
but their close-knit community provides the invaluable support needed while they work. City Strivers consumers are
bold in their purchasing decisions; they seek out deals on branded clothing, sometimes indulge in restaurants and
personal services, and splurge on their cable TV package. More information can be found here.


One in five households here are in poverty, but City Strivers residents rely more on wage and salary income.
Almost half have some college education.



Labor force participation is above average, but so is the unemployment rate.



They work in health care, transportation, social services, and protective services.



Style and image are important. Current trends are a strong influence on their shopping habits.
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They make impulse purchases on new brands and technologies, but also look for their friends’ approval.
These sociable consumers exhibit boldness in their decisions and aren’t afraid to share their opinion. They
share strong cultural integrity.

Comfortable Empty Nesters

Residents in this large, growing segment are older, with more than half of all householders aged 55 or older; many
still live in the suburbs where they grew up. Most are professionals working in government, health care, or
manufacturing. These Baby Boomers are earning a comfortable living and benefitting from years of prudent investing
and saving. Their net worth is well above average. Many are enjoying the transition from child rearing to retirement.
They value their health and financial well-being. More information can be found here.


Average household size: 2.50



Median Household Income: $68,000



Education: 34% college graduates; nearly 66% with some college education.



Low unemployment at 7%; average labor force participation at 61%.



Most households income from wages or salaries, but a third also draw income from investments and
retirement.



Comfortable Empty Nesters residents physically and financially active.



Prefer eating at home instead of dining out.



Home maintenance a priority among these homeowners.

Emerald City

Emerald City’s denizens live in lower-density neighborhoods of urban areas throughout the country. Young and
mobile, they are more likely to rent. Well educated and well employed, half have a college degree and a professional
occupation. Incomes close to the US median come primarily from wages and self-employment. This group is highly
connected, using the Internet for entertainment and making environmentally friendly purchases. Long hours on the
Internet are balanced with time at the gym. Many embrace the “foodie” culture and enjoy cooking adventurous
meals using local and organic foods. Music and art are major sources of enjoyment. They travel frequently, both
personally and for business. More information can be found here.


Well educated, these consumers research products carefully before making purchases.



They buy natural, green, and environmentally friendly products.



Very conscious of nutrition, they regularly buy and eat organic foods.



Cell phones and text messaging are a huge part of everyday life.



They place importance on learning new things to keep life fresh and variable.



They are interested in the fine arts and attuned to nature and the environment, and when they can,
purchase natural products
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Exurbanites

Ten years later, Exurbanites residents are now approaching retirement but showing few signs of slowing down. They
are active in their communities, generous in their donations, and seasoned travelers. They take advantage of their
proximity to large metropolitan centers to support the arts, but prefer a more expansive home style in less crowded
neighborhoods. They have cultivated a lifestyle that is both affluent and urbane. More information can be found
here.












Residents are college educated; more than half have a bachelor’s degree or higher; nearly 81% have some
college education.
This labor force is beginning to retire. 1 in 3 households currently receive Social Security or retirement
income. Labor force participation has declined to less than 60% (Index 95).
Unemployment remains low at 3.3% (Index 61); more of the residents prefer self-employment (Index 178) or
working from home (Index 177).
Consumers are more interested in quality than cost. They take pride in their homes and foster a sense of
personal style.
Exurbanites residents are well connected, using the Internet for everything from shopping to managing their
finances.
Sociable and hardworking, they still find time to stay physically fit.

Fresh Ambitions

The Fresh Ambitions segmentation includes 20.9% of the population within the Large-Format Retail Trade Area and
29.8% in the population within the Convenience Trade Area. These young families, many of whom are recent
immigrants, focus their life and work around their children. Fresh Ambitions residents are not highly educated, but
many have overcome the language barrier and earned a high school diploma. They work overtime in service, in
skilled and unskilled occupations, and spend what little they can save on their children. Multigenerational families
and close ties to their culture support many families living in poverty; income is often supplemented with public
assistance and Social Security. Residents spend more than one-third of their income on rent, though they can only
afford to live in older row houses or multiunit buildings. They budget wisely not only to make ends meet but also to
save for a trip back home. More information can be found here.


One in four is foreign-born, supporting a large family on little income. Fresh Ambitions residents live on the
edge of poverty but are an ambitious community. They will take on overtime work when they can.



Unemployment is high for these recent immigrants.



One in three has overcome the language barrier and earned a high school diploma.





Price-conscious consumers, they budget for fashion, not branding. However, parents are happy to spoil their
brand savvy children.
These residents maintain close ties to their culture; they save money to visit family, but seek out discount
fares over convenience.
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Front Porches

The Front Porches segmentation includes 20.1% of the population within the Large-Format Retail Trade Area. Front
Porches blends household types, with more young families with children or single households than average. This
group is also more diverse than the US. Half of householders are renters, and many of the homes are older town
homes or duplexes. Friends and family are central to Front Porches residents and help to influence household
buying decisions. Residents enjoy their automobiles and like cars that are fun to drive. Income and net worth are
well below the US average, and many families have taken out loans to make ends meet. More information can be
found here.

Composed of a blue-collar work force with a strong labor force participation rate, but unemployment is
high at 11%. Unemployment is high for these recent immigrants.


Price is more important than brand names or style to these consumers.



With limited incomes, these are not adventurous shoppers.



They would rather cook a meal at home than dine out.



They seek adventure and strive to have fun.

Golden Years

Independent, active seniors nearing the end of their careers or already in retirement best describes Golden Years
residents. This market is primarily singles living alone or empty nesters. Those still active in the labor force are
employed in professional occupations; however, these consumers are actively pursuing a variety of leisure
interests—travel, sports, dining out, museums, and concerts. They are involved, focused on physical fitness, and
enjoying their lives. This market is smaller, but growing, and financially secure. More information can be found here.








Golden Years residents are well educated—22% have graduate or professional degrees, 28% have
bachelor’s degrees, and 25% have some college credits.
Unemployment is low at 4% (Index 74), but so is labor force participation at 56% (Index 89), due to residents
reaching retirement.
Median household income is higher in this market, more than $71,000. Although wages still provide income
to nearly 2 out of 3 households, earned income is available from investments (Index 171), Social Security
benefits (Index 146), and retirement income (Index 144).
These consumers are well connected: Internet access is used for everything from shopping or paying bills to
monitoring investments and entertainment.



They are generous supporters of the arts and charitable organizations.



They keep their landlines and view cell phones more as a convenience.

Camoin Associates | Market Evaluation Report for Town of Hamden, CT

P a g e | 48

In Style

In Style residents embrace an urbane lifestyle that includes support of the arts, travel, and extensive reading. They
are connected and make full use of the advantages of mobile devices. Professional couples or single households
without children, they have the time to focus on their homes and their interests. The population is slightly older and
already planning for their retirement. More information can be found here.


Average household size: 2.33



College educated: 46% are graduates; 75% with some college education.





Low unemployment, at 5.6%; higher labor force participation rate, at 68%, with proportionately more 2worker households.
Median household income of $65,600 reveals an affluent market with income supplemented by investments
and a substantial net worth.



Connected and knowledgeable, they carry smartphones and use many of the features.



Attentive to price, they use coupons, especially mobile coupons.

Metro Fusion

The Metro Fusion segmentation includes 6.3% of the population within the Large-Format Retail Trade Area. Metro
Fusion is a young, diverse market. Many residents do not speak English fluently and have moved into their homes
recently. They are highly mobile and over three quarters of households are occupied by renters. Many households
have young children; a quarter are single-parent families. The majority of residents live in midsize apartment
buildings. Metro Fusion is a hard-working market with residents that are dedicated to climbing the ladders of their
professional and social lives. This is particularly difficult for the single parents due to median incomes that are 35%
lower than the US level. More information can be found here.






They’re a diverse market with 30% black, 34% Hispanic, and 20% foreign born.
Younger residents are highly connected, while older residents do not have much use for the latest and
greatest technology.
They work hard to advance in their professions, including working weekends.
They take pride in their appearance, consider their fashion trendy, and stick with the same few designer
brands.



They spend money readily on what’ hot unless saving for something specific.



Social status is very important; they look to impress with fashion and electronics.
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Metro Renters

The Metro Renters segmentation includes 19.9% of the population within the Large-Format Retail Trade Area, and
the largest percentage of Convenience Trade Area population at 41.2%. Residents in this highly mobile and
educated market live alone or with a roommate in older apartment buildings and condos located in the urban core
of the city. This is one of the fastest growing segments; the popularity of urban life continues to increase for
consumers in their late twenties and thirties. Metro Renters residents’ income is close to the US average, but they
spend a large portion of their wages on rent, clothes, and the latest technology. Computers and cell phones are an
integral part of everyday life and are used interchangeably for news, entertainment, shopping, and social media.
Metro Renters residents live close to their jobs and usually walk or take a taxi to get around the city. More
information can be found here.


Well-educated consumers, many currently enrolled in college.



Very interested in the fine arts and strive to be sophisticated; value education and creativity.



Willing to take risks and work long hours to get to the top of their profession.



Become well informed before purchasing the newest technology.



Prefer environmentally safe products.



Socializing and social status is very important.

Parks and Rec

The Parks and Rec segmentation includes 3.8% of the population within the Large-Format Retail Trade Area. These
practical suburbanites have achieved the dream of home ownership. They have purchased homes that are within
their means. Their homes are older, and town homes and duplexes are not uncommon. Many of these families are
two-income married couples approaching retirement age; they are comfortable in their jobs and their homes,
budget wisely, but do not plan on retiring anytime soon or moving. Neighborhoods are well established, as are the
amenities and programs that supported their now independent children through school and college. The
appeal of these kid-friendly neighborhoods is now attracting a new generation of young couples. More information
can be found here.


More than half of the population is college educated.



Older residents draw Social Security and retirement income.








The work force is diverse: professionals in health care, retail trade, and education, or skilled workers in
manufacturing and construction.
This is a financially shrewd market; consumers are careful to research their big-ticket purchases.
When planning trips, they search for discounted airline fares and hotels and choose to vacation within the
US.
These practical residents tend to use their cell phones for calls and texting only.
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Savvy Suburbanites

Savvy Suburbanites residents are well educated, well read, and well capitalized. Families include empty nesters and
empty nester wannabes, who still have adult children at home. Located in older neighborhoods outside the urban
core, their suburban lifestyle includes home remodeling and gardening plus the active pursuit of sports and exercise.
They enjoy good food and wine, plus the amenities of the city’s cultural events. More information can be found
here.


Education: 50.6% college graduates; 77.6% with some college education.



Low unemployment at 3.5% (Index 65); higher labor force participation rate at 67.9% (Index 109) with
proportionately more 2-worker households at 62.2%, (Index 120).



Well-connected consumers that appreciate technology and make liberal use of it for everything from
shopping and banking to staying current and communicating.



Informed shoppers that do their research prior to purchasing and focus on quality.

Young and Restless

Gen Y comes of age: Well-educated young workers, some of whom are still completing their education, are
employed in professional/technical occupations, as well as sales and office/administrative support roles. These
residents are not established yet, but striving to get ahead and improve themselves. This market ranks in the top 5
for renters, movers, college enrollment, and labor force participation rate. Almost 1 in 5 residents move each year.
Close to half of all householders are under the age of 35, the majority living alone or in shared nonfamily dwellings.
Median household income is still below the U.S. average. Smartphones are a way of life, and they use the Internet
extensively. Young and Restless consumers are diverse, favoring densely populated neighborhoods in large
metropolitan areas. More information can be found here.


Average household size: 2.02



Education completed: 2 out of 3 have some college, an associate’s degree, or a bachelor’s degree or higher.
Education in progress: almost 15% are still enrolled in college (Index 185).



Labor force participation rate is exceptionally high at 75.4%; unemployment is low at 7.8%.



These are careful shoppers, aware of prices, and demonstrate little brand loyalty.



They like to be the first to try new products, but prefer to do research before buying the latest electronics.



Most of their information comes from the Internet and TV, rather than traditional media.



They carry their cell phone everywhere they go.
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Data Sources

Economic Modeling Specialists International (EMSI)

To analyze the industrial makeup of a study area, industry data organized by the North American Industrial
Classification System (NAICS) is assessed. Camoin Associates subscribes to Economic Modeling Specialists Intl.
(EMSI), a proprietary data provider that aggregates economic data from approximately 90 sources. EMSI industry
data, in our experience, is more complete than most or perhaps all local data sources (for more information on
EMSI, please see www.economicmodeling.com). This is because local data sources typically miss significant
employment counts by industry because data on sole proprietorships and contractual employment (i.e. 1099
contractor positions) is not included and because certain employment counts are suppressed from BLS/BEA figures
for confidentiality reasons when too few establishments exist within a single NAICS code.

Esri Business Analyst Online (BAO)

ESRI is the leading provider of location-driven market insights. It combines demographic, lifestyle, and spending
data with map-based analytics to provide market intelligence for strategic decision-making. ESRI uses proprietary
statistical models and data from the U.S. Census Bureau, the U.S. Postal Service, and various other sources to present
current conditions and project future trends. Esri data are used by developers to maximize their portfolio, retailers to
understand growth opportunities, and by economic developers to attract business that fit their community. For
more information, visit www.esri.com.

CoStar

CoStar is the leading source of commercial real estate intelligence in the U.S. It provides a full market inventory of
properties and spaces—available as well as fully leased—by market and submarket. Details on vacancy, absorption,
lease rates, inventory, and other real estate market data are provided, as well as property-specific information
including photos and floor plans. CoStar covers office, retail, industrial, and multifamily markets. CoStar data is
researched and verified by the industry’s largest professional research team. With 1,200 researchers and 130 field
research vehicles, CoStar’s team makes calls to property managers; reviews court filings, tax assessor records and
deeds; visits construction sites; and scans the web to uncover nearly real-time market changes. More at
www.costar.com.
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Camoin Associates, Inc.
120 West Avenue, Suite 303
Saratoga Springs, NY 12866
518.899.2608
www.camoinassociates.com
@camoinassociate
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