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'| . | N T R O D U C T | O N recommendations. This document details the empiri-

cal and anecdotal analysis performed to establish the
foundation for those recommendations. The Technical
Appendix is organized into six chapters listed in the text
box below.

The Connecticut Metropolitan Council of Governments
(MetroCOQ) is the regional planning organization

for the Greater Bridgeport Region, which includes the
City of Bridgeport and the Towns of Easton, Fairfield,
Monroe, Stratford, and Trumbull. In order to be desig-
nated as an Economic Development District by the U.S.
Fconomic Development Agency, MetroCOG is under-
taking the development of a Comprehensive Economic
Development Strategy (CEDS) - a strategy-driven plan
for economic development in the region. While this is the
first CEDS to be conducted for the MetroCOG region,
the six communities covered in this CEDS document
were included in the 2009 “One Coast, One Future”
CEDS, which included eight additional communities in
lower Fairfield County. While this plan covers similar
communities, it is infended as a standalone CEDS from
the One Coast, One Future study (Map 1-1).

The region’s elected officials, administrations, business
community, and key stakeholders were engaged over

a six-month process to identify the region’s emerging
economic development goals, review the market find-
ings and opportunities, and prioritize recommended
strategies. The CEDS is infended to provide MetroCOG
with an action plan that guides the region’s efforts over
the next five years.

This Technical Appendix is a companion piece to the
Strategic Plan document that details the specific CEDS
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2: DEMOGRAPHIC
ANALYSIS

A. INTRODUCTION

The socioeconomic analysis provides the foundation for
understanding a community, its economy, and its poten-
fial. The consultant analyzed recent demographic trends
for the Connecticut Metropolitan Council of Govern-
ments (MetroCOG) region’s local and regional markets
to understand the past and current market context. The
analysis was conducted both in aggregate and on the
individual municipality level to understand overall frends
and the differences between the different communities.
The analysis in this chapter also assesses the region’s
residents and workforce, how they have changed over
time, and how they compare to other areas to under-
stand nuances of the local marketplace.

B. MAJOR FINDINGS

The MetroCOG Region is aging — like
much of the U.S., the MetroCOG Region has a large
concentration of Baby Boomers (persons born between
1943 and 1968). This population represents a dispro-
portionate share of age cohorts (particularly compared
to the Generation X cohort). As Baby Boomers continue
to reach retirement age, the need to find additional
workforce will be necessary to maintain existing employ-
ment levels in addition o accommodating any new job
growth in the region.

This growing need is further exacerbated by the Baby
Boomer generation becoming less likely to relocate
after retirement. The declining workforce combined
with lower-than typical housing turnover will require
MetroCOG communities fo encourage new housing
development to be able to sustain and expand upon
current economic activity levels. To this point, increas-
ing housing diversity to accommodate a range of price
points and occupancy types will be crifical to long-term
regional economic development success.

The region’s population is diverse and
continuing to diversify — MetroCOG has a
diverse population, particularly within the City of Bridge-
port. Historic population growth frends indicate that the
region’s population base is growing in racial and ethnic
diversity. This is an economic development opportunity,
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as the MetroCOG Region can build upon this mo-
mentum to develop new ethnic-based businesses and
minority enfrepreneurs. Anecdotal feedback from re-
gional leaders identified several opportunities to create
new paths fo business and job creation through stronger
engagement with the region’s minority populations.

The MetroCOG Region has an income

dichotomy — The data analysis indicate that the City
of Bridgeport and the surrounding Towns have very dif-
ferent socioeconomic conditions, ranging from income
levels to education aftainment to housing tenure. From
an economic development perspective, this dichotomy
can adversely impact business recruitment. At a base
level, access to employment centers outside Bridgeport
is not always convenient or cost effective for all workers.
Having limited access to a variety of labor skill sets can
impact business location decisions. More strategically,
the changing urban/suburban dynamics has created
challenges to gamer public support for some types of
development.



The comparable slower growth within
MetroCOG is both symptomatic and

predictive — The MetroCOG Region has not grown
as rapidly as other communities within southwest Con-
necficut. On one hand, the region has not delivered as
much new housing as other regions within the state. The
lack of new development adversely impacts growth.

On the other hand, the region also has not experienced
comparable job growth. Without greater housing
development (particularly greater housing diversity), the
MetroCOG Region likely will continue to experience
more modest economic growth.

C. METHODOLOGY
1. Study Areas

This Comprehensive Economic Development Strategy
(CEDS) focuses on the six municipalities covered by the
MetroCOG planning region (Map 2-1). These include
the City of Bridgeport and the Towns of Easton, Fairfield,
Monroe, Stratford, and Trumbull. RKG Associates also
analyzed local and regional comparative areas, in-
cluding the 14 municipalities covered by the 2009 One
Coast, One Future CEDS ("One Coast Region”) and/
or Fairfield County to understand where the MetroCOG
Region may be deviating from frends in the broader
region. The One Coast Region includes the six Metro-
COG municipalities as well as the cities of Norwalk and
Stamford, and the towns of Darien, Greenwich, New
Canaan, Weston, Westport, and Wilton.

To complete the demographic, economic base, and real
estate analyses, RKG Associates used several primary
(i.e., municipal property assessment data) and second-
ary (i.e., U.S. Census Bureau) data sources. Where
possible, RKG used municipal boundaries to compile the
data. However, limitations in how some data sourc-

es are compiled make them not line up with the exact
municipal boundaries in southwestern Connecticut. In
these instances, RKG Associates approximated the study
regions as close as possible. Each sectfion of this analy-
sis will detail the boundaries used.

2. Data Sources

Primary data sources used for this analysis include
demographic information from the U.S. Census Bureau
American Community Survey (ACS) and current esfi-

mates and projections from ESRI and EMSI. Both ESRI
and EMSI are nationally recognized third-party data

providers that use a series of primary and secondary
data sources to generate estimates and projections of a
variety of socioeconomic variables for a range of geo-
graphic areas. Any additional data sources not outlined
here are noted within that respective section.

D. POPULATION TRENDS &
PROJECTIONS

Based on 2019 ACS data, the MetroCOG Region is
home to approximately 323,000 residents (Table 2-1).
The City of Bridgeport is the largest population center in
the region, with a population of approximately 146,000
people, accounting for 45 percent of the total popu-
lation in the region. Fairfield and Stratford are the next
two largest communities in the region with populations
of approximately 62,000 and 52,000 respectively.
Monroe and Trumbull are significantly smaller than
Fairfield and Stratford with populations of approximately
36,000 and 20,000 respectively. Easton is the smallest
and most rural of the communities with a total population
of approximately 7,500 residents.

Table 2-1: Population Totals
| 2019

Jurisdiction Population
City of Bridgeport 145,639
Town of Easfon 7,543
Town of Fairfield 61,740
Town of Monroe 19,546
Town of Stratford 52,120
Town of Trumbull 35,976
MetroCOG Region 322,564

Source: U.S. Census ACS 2015-2019
5-Year Estimate, 2021

Population growth has been modest, but consistent
throughout the MetroCOG Region. Since 2010, the re-
gion’s population has grown approximately 2.6 percent
(Figure 2-1), with all municipalities experiencing net pos-
itive population growth rafes. The Town of Fairfield had
the highest growth rate at 5.1 percent during this time pe-
riod. In contrast, the population of the municipalities that
comprise the One Coast Region excluding those munic-

MetroCOG | RKG | CEDS | Technical Appendix 7



Figure 2-1: Population Trends | 2010-2019
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Figure 2-2: Population Projections by Age Cohort
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ipalities in the MetroCOG Region
grew twice as fast (5.2 percent) as

the MetroCOG Region.

Population projections indicate
that the MetroCOG Region will
continue to grow at a stable rafe.
EMSI population projection data
indicate that the MetroCOG
Region will increase approximately
2.3 percent between 2019 and
2029. As discussed in more detail
in the next sections, this population
growth is anticipated to primarily
emanate from growth in the popu-
lation aged 65 and older, which is
forecasted to grow nearly 28 per-
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cent (Figure 2-2). It is also worth
noting that EMSI has forecasted
significant growth among those
aged 25-34, an age cohort in the
early-to-mid stage of their career
and working years. This is positive
from a workforce and economic
development perspective, as new
working-aged residents will enter
the local marketplace.

The concerns of an aging work-
force and comparatively more
modest (to the One Coast Region)
population growth has the poten-
fial to adversely impact local busi-
nesses. At a base level, alarge

part of the MetroCOG workforce
is reaching refirement. This gen-
erafion of workers has proven less
likely to relocate after retirement.
Given the recent frends in the
MetroCOG Region of litfle new
residential development (detailed
in the Real Estate chapter), poli-
cies that promote new residential
development would be needed
to attract and accommodate new
workers to the region to mitigate
the pending loss in workforce.

E. POPULATION
BY AGE

As noted, the current and project-
ed effects of the Baby Boomer
generation are prevalent in the
MetroCOG Region. Like many
communities in the U.S., the
MetroCOG Region is home to an
aging population that constitutes

a large—and growing—number
of residents nearing or entering
refirement. From 2010 to 2019,
the number of residents aged 55
years or older grew approximately
42 percent, significantly faster than
the overall population growth rate
of 2.6 percent. Additionally, this
rapid expansion is shifting the de-
mographic composition of the re-
gion, with the share of the popula-
tion aged 55 and older increasing
from just under 23 percent in 2010
fo approximately 28 percent of the
population in 2019 (Figure 2-3).

In contrast, households headed by
persons aged 35-44 contfracted
from 2010-2019. This most likely is
due to the generational cohorts, as
there are not as many Generation
X individuals as there are Baby
Boomers or Millennials. The data
indicate that generational size is
impacting the MetroCOG Region.

This finding is consistent with



national frends and could have @
substantial impact on the region'’s
long-term economic development
sustainability. Older households
are tending to age-in-place which
will adversely impact housing
availability for the next generation
of workers and by extension a
lack of available workforce. An
analysis of work force trends by
age can be found in Chapter 3:
Economic Base Analysis.

F. RACE &
ETHNICITY

Racial diversity in the MetroCOG
Region is more dynamic than in
the One Coast Region. Approx-
imately half the population in the
MetroCOG Region is a racial or
ethnic minority (defined as identi-
fying as any race/ethnicity other
than non-Latinx White), compared
with 42 percent in the One Coast
Region. However, the racial and
ethnic diversity is not consistent
across all communities in the Met-
roCOG Region, as approximately
80 percent of the population of
Bridgeport is comprised of racial
and ethnic minorities (Figure 2-4).
Of the other communities, Stratford
is the only community with a popu-
lation that is at least a third racial /
ethnic minority.

Additionally, the region as a
whole grew significantly more
diverse from 2010 to 2019. During
this time period, the racial-ethnic
minority population grew 18.4
percent faster than the growth of
the non-Latinx White population
which grew 11.2 percent. As such,
from 2010-2019, the share of the
total MetroCOG Region popula-
fion that is a racial /ethnic minority
grew slightly from 41.1 percent

to 48.6 percent (Figure 2-5).

Figure 2-3: Population by Age | MetroCOG Region | 2010-2019
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Figure 2-4: Population by Race/Ethnicity
MetroCOG Municipalities & Region | 2019

Source: U.S. Census ACS 2015-2019 5-Year Estimate, 2021
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Figure 2-5: Race/Ethnicity Concentration Trends
MetroCOG Region | 2010-2019
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Figure 2-6: Household Formation Trends | 2010-2019
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Figure 2-7: Households by Tenure | MetroCOG Municipalities | 2019
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However, not all racial /ethnic
minorities experienced the same
rate of population growth in the
region. For example, the Black/
African American population only
grew 7.3 percent, less than half
the rafe of the general population
from 2010 to 2019. The multiracial
population, those who identify as
two or more races, experienced
the fastest rate of growth, nearly
fripling in population from approx-
imately 2,500 residents to 7,000
residents. The Asian and Latinx (of

and 24 percent, respectively.

The diversity of residents provides
the region an opportunity to
strengthen its small business and
entrepreneurial efforts targeting
minority and women-owned busi-
nesses. Creating strategies that
embrace the region's emerging
population groups can provide

a niche for the region’s business
development efforts and increase
the potential business mentoring
program candidates. The region
will need an intentional plan to
identify, attract, and engage this
growing part of the community.

any race) population also expe-
rienced rapid growth during this
time period, growing 41 percent
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G. HOUSEHOLDS

Mirroring the population trends,
historical household growth in the
MetroCOG Region has lagged
the historical household growth
experienced in the One Coast
Region (excluding the MetroCOG
municipalities). The six Metro-
COG municipalities experienced
a nef increase of 812 households
between 2010 and 2019 (0.7
percent) compared fo a nef
3,005 increase (2.2 percent) for
the remaining One Coast Region
communities (Figure 2-6). How-
ever, household growth was not
uniform across all municipalities
within the MetroCOG Region. In
fact, the City of Bridgeport experi-
enced a net decline in households
of 3 percent (1,600 households)
compared to growth rafes ranging
from 1.1 percent in Stratford o
14.8 percent in Easton.

The overall household composi-
fion of the population of the One
Coast Region and MetroCOG
are not significantly different — with
nearly 70 percent of the residents
in both regions living in “family
households” or households with
two or more people related by
marriage or blood. Addition-

ally, approximately 25 percent

of residents in both regions live
alone and the remaining 5-to-6
percent of householdings living
with people not related by mar-
riage or blood. However, a major
difference between the One
Coast Region and MetroCOG is
within family households. Metro-
COG has a higher share of family
households classified as “other
family households” meaning family
households not including a married
couple. This often includes both
single parent and multigenera-
tional households. This finding is



Figure 2-8: Households by Income Cohort | 2019
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consistent with national trend data,
as minority households, particularly
Latinx households, are more likely
to have multigenerational house-

holds.

H. TENURE

Both the MetroCOG Region and
the One Coast Region have a
higher share of renter households
compared to the national average,
likely due to the region’s more
urban form and Connecticut's high
housing costs.  That said, housing
tenure varies significantly by com-
munity in the MetroCOG Region.
While approximately 38 percent
of occupied housing is renter oc-
cupied, the vast majority of renter
households (almost 75 percent of
the region’s renters) reside in the
City of Bridgeport, where approxi-
mately 58 percent of all occupied
households are renters (Figure
2-7). By comparison, none of the
other communities in the region
have more than 25 percent of their
respective households renting.

While Bridgeport accounting for
the maijority of renfal housing is
consistent with typical urban-sub-
urban community dynamics, the
disparity between Bridgeport and
the other communities is large.

The data indicate that there is litile
housing diversity from community
to community. While some com-
munities, such as Fairfield, have
experienced some new rental
housing development over the past
few years, there has been litfle
new housing development in the
region. Given the lack of develop-
able land suitable for residential in
the region, new housing develop-
ment will likely need to be denser
to accommodate the current, and
growing, need for housing diversity
within the region. This is particu-
larly important given the growing
concentration of near-refirement
and refirement households that will
be seeking to downsize.
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I. HOUSEHOLD
INCOME

The median household income in
2019 in the MetroCOG Region
was approximately $85,000,
lower than in the One Coast Re-
gion’s (excluding the MetroCOG
municipalities) $128,000. This gap
was driven by both a significantly
higher share of very high-income
households (those making over
$200,000 annually) in the One
Coast Region and a significantly
higher share of very low-income
households (those making less than
$35,000 annually) in the Metro-
COG Region (Figure 2-8).

Median household income varies
significantly between communities
in the MetroCOG Region. Bridge-
port has a significantly lower medi-
an income than the other communi-
ties, with a median income of less
than $50,000. With the exception
of Stratford, all other communi-

ties in the region have median
household incomes of well above



Table 2-2: 2019

by Municipality

Under $35k ~ $35k-$50k — $50k-$75k ~ $75k- $100k ~ $100k- $150k  $150k-$200k $200k +
Bridgeport 39.1% 14% 17.5% 10.3% 11.4% 4.5% 3.2%
Easton 72% 57% 10% 10.6% 15.3% 13.9% 374%
Fairfield 11.8% 6.3% Q9% Q.3% 16.1% 13.3% 33.4%
Monroe 14.1% 6.8% 7.8% 9.5% 22% 15.7% 24.1%
Stratford 19.3% M% 17.3% 15.6% 17.8% 1M.1% 8%
Trumbull 11.2% 6.9% Q.4% 1% 23.0% 14.8% 23.6%
Source: U.S. Census ACS 2015-2019 5-Year Estimate, 2021
Figure 2-9: Households by Income Cohort | 2019 Region, with real incomes grow-
ing 1.9 percent in MetroCOG
$120,000 $105,800 12% compared with 5.7 percent in the
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driven by slower than average
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$100,000 a year, indicating that
the region’s economic opportuni-
ties are not equally shared by all
residents of the region.

In looking at the income distribu-
fions of each community in the
MetroCOG Region, the income
disparities between Bridgeport
and the surrounding communities
are starkly highlighted. In 2019,
over 39 percent of all households
in Bridgeport were earning less
than $35,000 annually, signifi-
cantly higher shares than in any of
the other municipalities. Addition-
ally, nearly 70 percent of all very
low-income households eaming
less than $35,000 per year resid-
ing in the region reside in Bridge-
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port (Table 2-2).

From an economic development
standpoint, committing more
resources fo further addressing the
income gap between Bridgeport
and the surrounding communities
is a top priority in order to bolster
the entire region. This includes both
providing Bridgeport residents the
tools and opportunity fo increase
their earning potential as well

as creating a greater diversity of
housing price options within the
city.

Also of note, real income growth

between 2010 and 2019 was
slower in the MetroCOG Region
compared to the One Coast

Both the MetroCOG Region and
the One Coast Region are well
educated. Both regions have
more than 60 percent of their adult
residents (older than 25 years)
having completed at least some
post-secondary education (Fig-
ure 2-10). These levels exceed
national averages. While the
One Coast Region (excluding the
MetroCOG municipalities) has a
higher concentration of adults with
at least a Bachelor's degree (58.2
percent) than the MetroCOG
Region (37.2 percent), the Metro-
COG Region’s greater diversity is
an economic development asset,
particularly given the region's
concentration in production-based
jobs. This diverse population base



is an integral part of the Metro-
COG Region’s appeal to many
types of firms considering a move
to the area.

Further, the adult population

within the MetroCOG Region

has become better educated.

The number of residents holding

a bachelor's degree or an ad-
vanced degree increased by 14.7
percent and 17,7 percent, respec-
tively, since 2010 (Table 2-3). This
is a highly positive trend from an
economic development perspec-
five as firms looking to expand or
relocate to the region will benefit
from a growing number of highly
educated and talented workers.

Another educational trend worth
noting is lower-than-average
growth in the population with
some college or an associate’s
degree. This category is inclusive
of workers who hold a certificate
from a trade school, historically a
pipeline of talent for many manu-
facturing-related positions. While,
based on interviews, there is @
trend towards automation in many
of these manufacturing industries,
the need for skilled machinists and
other skilled-trade workers remains
strong within the MetroCOG
Region. To this point, ensuring
there is investment and support for
educational programs that train
medium skilled workers is important
from an economic development
perspective.

Figure 2-10: Education Attainment of Persons 25+ Years Old | 2019
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Source: U.S. Census ACS 2015-2019 5-Year Estimate, 2021

Table 2-3: Change in by Population
| 2010-2019

Minimum Education 2010 2019 % Growth
Less than a High School Diploma 32,145 28,979 -10.9%
High School Diploma (or Equiv.) 56,850 55939 1.6%
Some College/Associates Degree 46,255 48,930 5.5%
Bachelors Degree 38,680 45,330 14.7%
Advanced Degree or More 2791 33,934 /7%

Sources U.S. Census ACS 2015-2019 5-Year Estimates, 2021
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3: ECONOMIC
BASE ANALYSIS

A. INTRODUCTION

RKG Associates analyzed the current
and recent socioeconomic trends for the

MetroCOG region and Fairfield County

as a whole to understand the region'’s

In-Commuters

current and potential economic oppor-
tunities and challenges moving forward.
This data also helps to identify the
characteristics of the current workforce.
Additionally, economic data helps to
identify recent trends in the regional

Source: U.S. Census

Figure 3-1: Commuting Inflow/Outflow | MetroCOG Region | 2018

Live & Work in
MetroCOG Region

Out-Commuters

marketplace and existing strengths and
potential opportunities for future eco-
nomic development.

B. MAJOR FINDINGS

The region is an employment center, but

exports labor — The MetroCOG region is an
employment center with industry concentrations in man-
ufacturing, health care, and retail /services. In fact, the
MetroCOG region experienced a net increase of jobs
of 5 percent between 2010 and 2020 while Fairfield
County and the State of Connecticut experienced litile
or no growth. Despite this, more than twice the number
of working MetroCOG residents commute out of the
region for work than stay to work locally. Data indicate
these individuals tend to work in other coastal employ-
ment centers in Connecticut and New York.

Anecdotal data from local business leaders and real
estate professionals indicate that the MetroCOG region
offers a comparatively affordable housing alternative

to areas like lower Fairfield County with strong trans-
portation connectivity. From an economic development
perspective, this presents an opportunity to market entre-
preneurial programs that would enable these workers to
create their own businesses and work closer to home.

The region’s needs to attract younger
worker to replace the existing aging
workforce in order to sustain existing

economic activity — Asnoted in Chapter 2: De-
mographic Analysis, a substantial part of MetroCOG's
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and Fairfield County’s workforce is nearing refirement
age. Countywide, this cohort (persons 55 years-old
and older) totals more than 115,300 workers, constitut-
ing almost 28% of the Fairfield County’s existing work-
force. While this cohort offers a substantial opportunity
fo promote entrepreneurial development (as many of
these workers are very experienced and, in the peak,
eaming years of their career), economic development
efforts to ensure the region can attract—and house —
workers to replace these individuals as they retire should
be an important focus for the region.

The region’s strongest employment
growth is in jobs requiring minimal ed-
ucation — Since 2010, jobs in Fairfield County
requiring a high school education (or less) increased by
more than 16,700 jobs, or 15 percent. In contrast, jobs
requiring bachelor’s degrees or post graduate degrees
declined by more than 9,300. While consistent with
statewide and national frends, this finding indicates two
needs. First, greater regional investment in retaining
and atfracting jobs targeting well educated workers will
be necessary to reverse this frend. Second, there is an
opportunity to better connect the regional education
continuum (secondary, vocational, and post-secondary)
fo both industry retention and targeting efforts as well
asa individual residents’ career stabilization and career
development.

The manufacturing sector remains the
region’s largest ‘primary’ employment

sector — Primary employment sectors are those




industry groups where their consumer base is largely
outside the immediate region. These sectors are vital to
a region's ability to increase wealth, as the profits and
salaries paid generally come from money collected
from outside the community rather than a redistribution
of money already circulating in the community. With-

in MetroCOG, the manufacturing sector is the largest
primary employment base. The CEDS analysis indicate
that a stronger regional effort fo preserve existing manu-
facturing businesses and jobs should be a cornerstone of
future economic development efforts.

C. METHODOLOGY

A variety of data sources were used to analyze the
economic base for the regional market. Like Chapter

2 - Demographic Analysis, population characteristics
were provided by ESRI and the U.S. Census Bureau. In-
formation about employment trends were gathered from
the U.S. Census Bureau’s County Business Patterns data
and EMSI, a global data vendor of employment trends
and projections. Worker characteristics, labor force data
and occupational skill level was provided by the U.S.
Bureau of Labor Statistics and the Connecticut Depart-
ment of Labor. Commuting pattern data was generated
and presented by the OnTheMap service provided by
the U.S. Census Bureau's Center for Economic Studies.
Major employer data was provided by the Connecti-
cut Department of Labor. Any additional data sources
not included above will be noted when appropriate
throughout the chapter.

D. EMPLOYMENT
CHARACTERISTICS

The employment characteristics of residents in the Metro-
COG region and Fairfield County provide existing and
new businesses with a sfrong source of potential work-
ers. Labor force frends also provide additional depth

to understanding how the socioeconomic changes and
economic base changes are consistent or divergent.

1. Current Job Base & Comparison

to Broader Region

In 2020, there were approximately 127,000 jobs in the
MetroCOG region, accounting for about 28 percent of
all jobs located in Fairfield County and approximately
7 percent of all jobs in the State of Connecticut. While
not as large or as prominent as other economic centers

in the state, the MetroCOG region is an important and
vital economic engine of the Fairfield County and the
State of Connecticut. From 2010-2020, the employment
base in the MetroCOG region grew significantly faster
than both Fairfield County as a whole and the State

of Connecticut (Table 3-1). Job growth in the Metro-
COG region reached 5 percent during the last decade
(fotaling more than 5,100 net new jobs), compared to a
0.5 percent growth rate (approximately 7,000 net new
jobs) for the State and negative 0.4 percent for Fairfield
County.

2. Commuting Patterns

Despite the region'’s relative concentration of employ-
ment and recent job growth, the MetroCOG region is
a net exporter of labor.  According to data from the US
Census Longitudinal Employer-Household Dynamics
(LEHD) program, there were approximately 117,000
jobs located in the MetroCOG region in 2018, com-
pared with approximately 142,000 workers who live in
the region. Further, only 45 percent (or approximately
53,000 jobs) within the region are held by MetroCOG
residents (Figure 3-1). At a base level, the data suggest
that the MetroCOG region is more closely oriented to
being a residential marketplace than a frue regional
employment center. The land use configuration of the
six Towns within the region corroborates this finding, as
the maijority of developable land in these communities is
dedicated fo residential use (defailed more in Chapter
4: Real Estate Analysis). More strategically, the data
indicate there is a mismatch between the jobs that are
available in the MetroCOG region and the skillsets of
residents.

Of those workers who both live and work in the Metro-
COG region, Bridgeport and Stratford are the munic-
ipalities that both provide the largest number of local
workers and are the largest work destfination for the
region’s residents.

Study Area 2010 2020 % Growth
MetroCOG Region 121,830 126,932 5%
Fairfield County, CT 460,485 458,245 -0.5%
State of Connecticut 1,803,378 1,810,307 0.4%

Source: EMSI Industry Tables, 2010-2019
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Commuting patterns for both
in-commuters and out-commut-
ers are heavily influenced by the
region’s existing transportation
network. As noted above, 55
percent of the work force in the
MetroCOG region commutes in
from outside of the region. These
in-commuters come from all over,
with no single municipality outside
of the MetroCOG region ac-
counting for more than 5 percent
of the total workforce (Table 3-2).
Nearly all of the top municipal-
ities for providing workers to the
MetroCOG region are directly
accessible to the region by either
the Metro-North New Haven line,
I-95, or Route 15 highlighting the
importance of the region’s sfrong
fransportation networks, which are
a major asset to the region.

Similarly, the work destinations that
MetroCOG residents commute
to are located in municipalities

Table 3-2 12018

Top Locations of

that are accessible via the Met-
ro-North New Haven line. Similar
fo the top residential locations of
those who work in MetroCOG,
MetroCOG residents commute to
a wide variety of locdlities, indicat-
ing that many are choosing to live
in the region due fo its strong trans-
portation network. Interestingly,
New York City only accounts

for 5.4 percent of MetroCOG
residents that commute outside

the region. This figure contrasts
anecdotal findings, where local
business and community leaders
have indicated a much stronger
labor force connection.

3. Employment by Age
of Employees

As mentioned earlier in Chapter 2:
Demographic Analysis, the Baby

Boomer (55 years-old and older)
age cohort has been the fastest

Locations of

Jurisdiction  Share of Workers Jurisdiction  Share of Workers
Bridgeport, CT 22.3% Bridgeport, CT 13.7%
Stratford, CT 8.5% Stamford, CT 6.9%
Shelton, CT 4.7% Stratford, CT 6.5%
Trumbull, CT 4.7% Norwalk, CT 6.4%
Milford, CT* 4.5% New York, NY 5.4%
Norwalk, CT 3.0% Shelton, CT 4.6%
West Haven, CT 2.4% Trumbull, CT 4.2%
New Haven, CT 1.9% Milford, CT* 41%
Stamford, CT 1.8% New Haven, CT 3.4%
Danbury, CT 1.5% Westport, CT 31%
All Others 44.6% All Others 41.7%

* outside Woodmont

Source: U.S. Census longitudinal Employer-Household Dynamics
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growing cohort in the MetroCOG
region, growing 42% between
2010 and 2019. As such, this
growth is having substantial im-
pacts on the current and long-term
sustainability of the region’s work-
force. Over the past 10 years, the
number of workers over the age
of 55 years old in Fairfield County
has grown 36 percent, significant-
ly faster than any other group of
workers (Table 3-3). Additionally,
this rapid expansion has shifted
the composition of the work force,
with the share of all workers over
the age of 55 growing almost 22
percent of the workforce in 2010
to nearly 28 percent in 2020.

Also of note is the decline in work-
ers aged 35-44 and 45-54, which
contfracted 7 percent and 13
percent, respectively. These age
cohorts are workers in their prime
working years, indicating that
while the work force nears refire-
ment, the region currently does not
have enough workers in the middle
stages of their careers to replace
retiring workers.

If these trends continue, the re-
gion is at risk of being unable to
replace the aging Baby Boomer
working population. This could
lead to a significant shortage of
workers that would disrupt the op-
erafions of industries and enterpris-
es currently present in the region
today and potentially cause cor-
porate relocation out of the region.
Additionally, a future shortage of
workers would likely prevent new
business relocation to the region.
At a minimum, attracting younger
workers across all skill levels is a
priority to help stabilize the existing
workforce in the region.



Age Group 2010 Jobs 2020 Jobs Growth % Growth
21 and Under 23936 23,465 (471) (2%)
22-34 102,742 105,630 2,888 3%
35-44 89,123 83,286 -5,837 (7%)
45-54 101,015 87,600 -13,415 (13%)
55 and Older 84,840 115,31 30,471 36%

Sources: U.S. Census

Table 3-4:

Fairfield County | 2010-2020

Minimum Education 2010 Jobs 2020 Jobs  Growth % Growth
<High School 35,998 46,145 10,147 28%
High School /GED 75173 81,782 6,609 9%
Some College/Associates 98,863 104177 5314 59,
Degree

Bachelors Degree or More 146,657 139,600 -/057 (5%)
Unaveilable 44,966 42,656 | -2,310 (5%)
(Workers Under 25) ' ' - ’

Source: U.S. Census

4. Employment by
Educational

Attainment

Job growth in Fairfield County

is strongest in positions that do

not require a high school diplo-
ma. Approximately 16,700 jobs
created in the County since 2010
require a high school diploma

(or equivalent) or less (Table
3-4). This finding is consistent
with job growth by industry data
(presented later in the Chapter),
where service-based sectors have
experienced the most substantial
increase. In contrast, jobs re-
quiring a Bachelor's degree or
post-graduate degree fell by more
than 9,300 jobs during the same

time period. These trends are

somewhat in contrast to population
frends, both in Fairfield County and
in the MetroCOG region specifi-
cally, where the adult population
has grown better educated over
the past ten years (Chapter 2: De-
mographic Analysis). This indicates
that while Fairfield County has
become an attractive residential
destination for these workers, they
are drawn to the area for reasons
other than immediate proximity

to employment. The presence of
these highly educated residents
could provide a potential oppor-
tunity for employers to recruit local
talent to stay in the Region instead
of commuting outside. However,
the workforce replacement issue
detailed in the previous sectfion
would also need to be addressed.

5. Unemployment
Rate

Unemployment rates have histor-
ically been higher in the Metro-
COG region than Fairfield County
or Connecticut. The 4Q 2020
unemployment rate in the Met-
roCOG region was 9.3 percent,
higher than the Fairfield County
and statewide unemployment rates
of 7.3 percent and 7.7 percent,
respectively. The relationship of
these rates was similar in 2010,
where the regional unemployment
rate was 10.2 percent compared
to 8.4 percent in Fairfield County
and 9.1 percent in the State.

It is important to note that unem-
ployment has not been uniform
within the MetroCOG region.

The region’s comparatively high
unemployment rafe is driven by
relatively high unemployment in the
City of Bridgeport. In comparison,
the surrounding towns typically
have unemployment rates consis-
tent with the state and county-wide
averages.

The COVID-19 pandemic has had
substantial impact on employ-
ment regionally and nationwide.
Unemployment rates were steadily
declining locally and statewide
between 2010 and 2019 (Figure
3-2), with the MetroCOG region's
unemployment rafe dropping to
4.5 percent in 2019. While the
higher 4Q 2020 figures reflect
the impact of COVID-19, these
COVID-impacted unemployment
figures are below 2010 levels.

While unemployment levels were
low throughout Connecticut prior
to COVID-19, addressing the
consistently higher unemployment
rate in the city of Bridgeport will
require a different set of strate-
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Figure 3-2: Unemployment Rate | 2010-2020
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Employment Levels

2-Digit NAICS Industry Sectors 2010 2020  Change % Change
Health Care and Social Assistance 21164 | 23,996 2,831 13.4%
Government 18,013 17631 (382) 21%
Manufacturing 16,683 | 14,262 (2,421) -14.5%
Retail Trade 12,224 | 12,422 199 1.6%
(veept e At 7394|7100 | (04| -40%
Accommodation and Food Services 6,578 8,830 2,253 34.3%
Educational Services 5,532 7790 2,258 40.8%
zr:rfveiicsano\, Scientific and Technical 5,440 5376 (64) 9%
Administrative /Support 5,326 5097 672 12.6%
Construction 5314 | 6,349 1,035 19.5%
Finance and Insurance 4,450 3,801 (649) -14.6%
Transportation and Warehousing 3,359 3,776 417 12.4%
Wholesale Trade 3,229 | 3,207 (23) -0.7%
Information 1,949 1,739 (210) -10.8%
Arts, Entertainment, and Recreation 1,693 2,147 455 26.9%
Real Estate and Rental and leasing 1,562 1,571 Q 0.6%
Eﬁ;r;gﬁseerzem of Companies and 5] a4 ~ 00%
Agriculture, Forestry, Fishing & Hunfing 82 103 22 26.7%
Utilities 73 40 (32) -A4.7%
Unclassified Industry 14 28 14 101.3%
Mining, Quarrying & Oll,/Gas Extraction 9 23 14 153.5%

Sources: EMSI, 2021
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gies as the region recovers from
the pandemic. At a base level,
educational attainment is much
different in Bridgeport, with lower
education levels among adults as
compared fo the rest of the Region.
To this point, simply finding new
low-skill (and often low-wage)
jobs will not create greater eco-
nomic health for the region. Rather,
a holistic approach to bolstering
both employment opportunities
and skill development programs
within those growing industries will
be more effective in improving the
overall quality of life for all Metro-

COG residents.

E. EMPLOYMENT
TRENDS

Employment trends provide great-
er insight into recent and projected
employment shifts within different
employment sectors. This data
provides the foundation for defer-
mining market shifts, identifying top
industries and employers within the
region, and establishing a quanti-
fiable measure to help determine
those industry clusters with the
greatest potential for refention,
expansion, and attraction.

1. 2-Digit NAICS In-

dustry Growth Trends

Like most of the U.S., the Met-
roCOG region’s economy has
consistently been fransitioning from
a production-based market to a
service-based market. The larg-
est employment industry sector in
the MetroCOG region is Health
Care and Social Assistance, which
has 24,000 jobs and represents
approximately 19 percent of all
jobs in the region. This indusfry

is led by three major health care
facilities in the region in addition to



the services needed to support the
growing elder population. Three
of the four next largest industry
sectors, Government, Retail Trade,
and Accommodation and Food
Services are all industry sectors
that provide support services to
the region (Table 3-5). While
these sectors provide employment
opportunities and needed services
to the region’s residents, they are
not typically industry sectors that
are maijor drivers of economic
expansion.

Unlike most of the U.S., the Metro-
COG region has retained a large
production-based economy. The
Manufacturing sector is the third
largest industry sector in the re-
gion, employing 11 percent of all
workers. Of the five largest industry
sectors, it is the lone industry sector
with a primary purpose of provid-
ing goods and services outside

of the immediate region, making

it a criical driver of the region'’s
economy.

From 2010 to 2020, the employ-
ment base in the MetroCOG
region grew 5 percent, adding
approximately 6,100 jobs. How-
ever, this employment growth was
heavily concentrated in just three
industry sectors: Healthcare and
Social Assistance, Educational
Services, and Accommodation
and Food Service, gaining a
combined 7,300 jobs since 2010.
In contrast, the Manufacturing
sector experienced a net decline
of 2,421 jobs. The remaining 17
industry sectors experienced a net
increase of 1,174 jobs since 2010.
The net loss of Manufacturing jobs
is conceming from an economic
development perspective. While
much of this job loss stemmed from
broader trends in the industry such
as automation, the Manufacturing

industry also saw a decline in fotal
sales volume from 2010 to 2020

. This means that the loss in em-
ployment also is symptomatic of a
broader decline in Manufacturing
in the region. Given the impor-
tance of Manufacturing fo the
region's economy, strategies will
be needed to ensure this industry
remains strong moving forward.

2. 4-Digit NAICS
Industry Sector Trends

Similar to the industry sector trends,
the industries that experienced

the most substantial growth over
the past ten years tended to be

support-sector industries cater-

ing to the local population base.
Health Care and Social Assistance
industries constituted four of the

top ten growth industries (Table
3-6). Of the industries that added
at least 200 jobs since 2010, only
one, Scientific Research and De-
velopment Services, is a primary
industry. Additionally, only half of
the industries that added more than
200 jobs have average wages
above the regional average wage
of approximately $55,000. Only
two have average wages that
were $100,000 or more annually.
While any job growth should be
considered positive from an eco-

Table 3-6: | MetroCOG Region | 2010-2020
Average
NAICS  Industry Growth % Growth Wage
7225 Restaurants & Other Eating Places 2,003 379% $28,156
6113 Col\eggs, Universities, and 1826 5979 $35,41
Professional Schools
6241 Individual & Family Services 1,427 57.6% $39,314
5617 Services to Buildings & Dwellings 758 30.5% $37,600
3231 Printing & Related Support Activities 447 100.0% $59,872
6211 Offices of Physicians 437 13.6% $137990
6214 Outpatient Care Centers 412 Q8.7% $72,372
2382 Building Equipment Confractors 392 26.0% $77791
8121 Personal Care Services 373 38.9% $30,808
6213 Ofﬂc'e‘s of Other Health 345 28.8% $61.506
Practitioners
2130 Other Amusement & Recreation 335 30.2% $37649
Industries
oIl Elementary & Secondary Schools 282 24.5% $70,259
7223 Special Food Services 268 32.4% $39 756
4091 Couriers & Express Delivery 034 350% $55,518
Services
6233 Confinuiﬁg‘ Care Retirement 207 474% $42 412
Communities
5417 Sciehtiﬂc Research & Development 201 1047% | $105,638
Services

Sources: EMSI and RKG Associates, 2020
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Table 3-7: 4-Digit NAICS
Industries: | MetroCOG Region | 2020-2030
Projected Job  Projected %
NAICS  Industry Growth Growth
6113 Col\eggs, Universities & 1 424 26.9%
Professional Schools
7225 Restaurants & Other Eating Places 1,232 16.9%
6241 Individual & Family Services @55 24.4%
5617 Services to Buildings & Dwellings 589 18.1%
6211 Offices of Physicians 459 12.5%
6213 Offices of Other Health Practitioners 344 22.3%
6233 Conﬂnuing Care Retirement 579 42.0%
Communities
6214 Outpatient Care Centers 249 30.0%
8121 Personal Care Services 202 15.2%

Sources: EMSI and RKG Associates, 2020

nomic development perspective, the
nature of the industries that added
the most jobs over the past ten
years are more a reaction to local
and regional population growth
than true economic expansion.

Also of note, the Aerospace
Product and Parts Manufacturing
(NAICS 3364) industry experi-
enced the largest job loss since
2010 within the MetroCOG
region (net loss of 631 jobs). As
previously mentioned, much of the
job loss in manufacturing indus-
fries is due to automation and
increased efficiencies and is not
necessarily fully correlated with re-
gional competitiveness. However,
this industry is the most substantial
production-based industry in the
region, accounting for more than
40 percent of the Manufacturing
jobs. To this point, the regional
economic development efforts
need fo focus on the preservation
of this industry, atfracting new
production-based businesses,
and providing programs to ensure
workers from industries undergoing
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structural changes have the op-
portunity to reskill and enter other
industries.

3. 4-Digit NAICS
Industry Sector
Projections

Job growth projections indicate a
continuing pattern of concentra-
tion within service-based indus-
fry sectors. Of the nine sectors
forecasted to add 200 or more
employees over the next ten years
(through 2030), eight of them are
support-services directly catering
to local residents (Table 3-7). The
other, Colleges, Universities, and
Professional Schools, is anticipat-
ed to add the most employees
over this time, although many of
these jobs are forecasted to be
low-wage support jobs and not
necessarily higher-wage jobs such
as those in research. In total, these
nine sectors are projected to add
approximately 57% of all new jobs
in the MetroCOG region over the
nexf ten years.

However, these figures are projec-
tions partially based on historical
trends, and as such, may change
in the future based on new pro-
gram and strategy implementation
to support, attract, and retain
businesses in the region.

4. Largest Employers

The largest employer in Metro-
COG is Sikorsky Aircraft Corpora-
tion, a manufacturer of Helicopters
owned by lockheed Martin and
located in Stratford (Table 3-8).
While exact employment figures
are unavailable from the Connecti-
cut Department of Labor, Sikorsky
employs between 5,000-9,999
employees, making it the only em-
ployer in ifs fier in term of size.

Of the other employers that make
up the top 25 employers in the
region, only four would be consid-
ered primary employers: Ashcroft,
MW lLife Sciences, Cooper Sur-
gical, and Bigelow Tea. All four of
these employers are manufactur-
ers, with two—MW Life Sciences
and Cooper Surgical—being med-
ical device and supply manufac-
turers, one of the backbones of the
regional economy.

While there is a wide range of
industry sectors present among the
top 25 largest employers, health
care—more specifically healthcare
catering fo an aging population—
is the predominant industry. Four of
the largest employers are con-
valescent homes or rehabilitation
facilities that typically provide care
fo the sickest of elderly patients
outside of a hospital sefting. While
not classified as a nursing facility,
The Watermark is a continuing
care facility that offers varying
levels of care including rehabilita-
tion and skilled nursing that caters
to older individuals. As such, 20



percent of the largest employers in
the region primarily cater to an ag-
ing population. From an economic
development perspective, these
facilities are primarily catering to
residents who already live in the
surrounding communities and are
unlikely to help grow the region’s
economic base.

Table 3-8: | MetroCOG Region | 2020

Number of

Employer Industry Sector Employees
Sikorsky Aircraft Corp Helicopter-Manufacturers 5,000 - 9,999
Trefz Corp Restaurant Management 1,000 - 4,999
People's United Financial Inc | Holding Companies (bank) 1,000 - 4,999
Lindley Food Svc Food Service-Management 500 - 999
Visiting Nurse Sve of Ct Inc Non-Profit Organizations 500 - 999
UPS Customer Cir Mailing & Shipping Services 500 - 999
Allied Universal Security Guard & Patrol Service 500 - 999
William B Meyer Inc Movers 500 - 999
Bridgeport Police Traffic Div | Police Departments 250 - 499
E;thsbeph's Manor Care & Rehabilitation Services 250 - 499
Prime Resources Advertising-Agencies & Counselors 250 - 499
gz;ovlgrgsf:r:?mc— Nursing & Convalescent Homes 250 - 499
LRc;LdOEhomberloin Nurse & Convalescent Homes 250 - 499
Ashcroft Inc Gauges & Gages-Manufacturers 250 - 499
[\2:0?:26 Connor-Frime Real Estate Loans 250 - 499
Bridgeport Police Dept Police Departments 250 - 499
Watermark 3030 Park Retirement Apartments & Hotels 250 - 499
Coopersurgical Inc gt\gg&n{;& Surgeons Equip & 250 - 499
Bridgeport Fire Fighters Local | Labor Organizations 250 - 499
Bridgeport Health Care Cir | Nursing & Convalescent Homes 250 - 499
Corrections Department Govemnment Offices-State 250 - 499
MW Life Sciences gmf&”{;& Surgeons Equip & 250 - 499
Visiting Nurse Sve-Trum Nurses & Nurses' Registries 250 - 499
Dss Bridgeport E;citjuizzernment-Sociol/Humon 250 - 499
Bigelow Tea Coffee & Tea Products-Manufacturers 250 - 499

Sources: EMSI and RKG Associates, 2020
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4: REAL ESTATE
ANALYSIS

A. INTRODUCTION

Attracting new businesses and encouraging the expan-
sion of existing businesses is an important part of eco-
nomic development. To do so, a community must have

a sufficient supply of appropriate space for these new
and expanding companies. Understanding the dynamics
of the real estate market in the MetroCOG Region and
greater Fairfield County is essential to evaluating eco-
nomic development potential from a physical appropri-
ateness and capacity perspective. In order to evaluate
the non-residential market, RKG Associates analyzed
the current land use patterns within the six MetroCOG
municipalities as well as recent trends in Fairfield County
and the State of Connecticut.

B. MAJOR FINDINGS

The economic development strategies

will not be universally applicable — The
land use and real estate analyses confirm that economic
opportunities and strategies vary greatly between the six
MetroCOG municipalities. While the City of Bridgeport
is unique within the region, given its long-time industrial
and maritime history, the five other municipalities have
their own development patterns and stated economic
development goals. Most notably, the Town of Easton
has very litfle non-residential activity and only three
brick-and-mortar businesses. Interviews with local lead-
ers indicate the Town’s goal is to remain a rural residen-
fial and recreation-focused community. To these points,
while some strategies |(i.e., workforce development) will
benefit all regional residents and businesses, others |i.e.,
industrial refention and recruitment) will be more appli-
cable in certain municipalities than others.

New non-residential development large-
ly has bypassed Bridgeport — While Bridge-
port remains the largest non-residential marketplace
within the MetroCOG Region, very litlle new com-
mercial development has occurred in the city. In fact,
Downtown Bridgeport has experienced conversions of
former office buildings info residential uses. In contrast,
Trumbull, Monroe, and Stratford have realized more
than 5.7 million square feet of new commercial and
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industrial development since 2000. Real estate profes-
sionals indicated several factors that have caused this
disparity including perceptions of safety, fransportation
access, and suitable land for development/ redevelop-
ment). From a real estate perspective, the lack of vacant
land in Bridgeport will require adaptive reuse and/or
redevelopment for the city fo capture more investment,
and the financial feasibility of those efforts are limited at
this time.

Historic trends do not necessarily pre-

dict future opportunities — Employment
projection data, largely based on historic trends, indi-
cate the MetroCOG Region is poised to experience a
contraction in demand for new non-residential develop-
ment, particularly within the industrial sector. However,
recent market performance data and feedback from
local real estate professionals indicate that demand
remains strong, and the challenge is the appropriate-
ness of existing space more than waning demand. At a
base level, recent market performance in the industrial
sector indicate that building consumption has remained
strong including the delivery of new faciliies. That said,
there was consensus among industry professionals that
business and employment growth potential is not being
maximized due to a more reactive approach being
taken regionally compared to surrounding markets in
Connecticut and New England.

There is need for better non-residential

space in the region — One of the primary issues
identified by local real estate professionals is the mis-
match between the existing building space available
fo new (or growing) businesses and their need. Most
of the Region's non-residential building inventory is
more than 50 years old. These spaces were built with
different focus and available technology. More mod-
ern space with better market-defined amenities could
increase business—and job growth—within the region.
Unfortunately, the financial feasibility of delivering this
space is challenging due to limited locations that allow
this development, the need for environmental remedi-
afion, and the comparative refurn from other land use
types, particularly residential development.

Improved economic development coor-
dination would benefit regional efforts

— The region'’s current economic development efforfs is
primarily driven at the local level. While this approach is
appropriate for certain scale and type of developments,



there is inherent value to a more regional approach in
cerfain instances. Unfortunately, there oftentimes is a
disconnect between where resources are available and
where development is most appropriate. The Metro-
COG Region would benefit from a more coordinated,
and jointly funded, economic development effort that
could bridge those divides.

C. METHODOLOGY & DATA
SOURCES

The dafa used for the non-residential market analysis
was gathered from a few key sources. Current land

use patterns for non-residential property came from the
property tax assessment databases from each munici-
pality within the region. RKG Associates analyzed this
source for relevant information and used best available
data when certain data was missing or inconsistent be-
tween municipalities. Therefore, while the real property
data used for this analysis is not a complete accounting
of all non-residential property within the region, it is the
most accurate information available.

For the larger market analysis, information on a variety
of market metrics (vacancy, absorption, rental rates) and
current market inventory data was provided by indus-
fry recognized data providers (i.e., REIS, Redfin...) and
local real estate professionals (i.e., developers, brokers,
property managers...) that were willing to share their
market information. Any additional sources used for this
analysis not mentioned above will be noted within this
chapter. Additionally, in many cases third-party data
providers do not isolate market performance in exact
geographic boundaries of the MetroCOG Region. In
these cases, the geography that most closely aligned
with the MetroCOG Region was used. These geograph-
ic boundaries are noted where appropriate.

D. DEVELOPMENT TRENDS

RKG Associates analyzed the built environment for the
MetroCOG Region using information from the municipal
property fax assessment database provided by Metro-
COG. Given the slight differences in how each munici-
pality stores and records its data, each municipality was
analyzed separately. Additionally, this methodology
allowed the unique differences in the built environment
to be better understood.

1. City of Bridgeport
a.) Land Use Analysis

The City of Bridgeport is an established industrial com-
munity borne from a colonial seaport heritage. Not sur-
prisingly, Bridgeport has the highest land development
densities among the communities in the MetroCOG
Region, covering the smallest land area with litlle unde-
veloped land. Bridgeport is the main commercial core
within the region, with over a quarter of all land area

in Bridgeport occupied by commercial and industrial
development. Bridgeport's more urban context also is
reflected in the City's concentration of multifamily hous-
ing. Multifamily development constitutes almost as much
acreage and fotal value as single-family housing (Table
4-1). This contrasts with the other municipalities, which
are substantially single-family homes.

Municipal and other tax-exempt parcels account for
over a third of assessed value in Bridgeport, but account
for only 17.7% of total land area. This dynamic is driv-

en by a small number of large, high-value properties
owned by the City of Bridgeport, Bridgeport Hospital,
St. Vincent's Hospital and the University of Bridgeport.
From a fiscal perspective, having a large share of the
city's value owned by tax exempt entities effects the city's
revenues and potentially its ability to provide municipal
services. Itis also reflective of the relative age and quali-
ty of much of the commercial space in the city.

Table 4-1: Development by Type | | 2019
Acres ‘ Value

Land Use Total Share Total Share
Commercial 2140 | 26.6% | $102,892908 16.4%
Single-family | o 560 | ogew | $1711793,427 | 25.4%
Residential
MultiFarnily 13 500 | 10.8% | $1,515003.802 | 22.5%
Residential
Municipal/" |y o4 | 1779 | $2.305,570964 | 34.6%
Exempt
Open/ 593 | 74% $73,116,048 11%
Vacant

Total | 8,050 100% $6,728,467149 100%

Note: Excludes parcels where land use could not be identified

Sources: Bridgeport Property Assessment Database,
RKG Associates

MetroCOG | RKG | CEDS | Technical Appendix 23



Table 4-2: by Year Built| | 2019
Year Total Share Total Share
Before 1970 1,355 75% $676,954,897 65.2%
1970-1979 132 7.3% $09.027102 Q.6%
1980-1989 177 9.8% $119,505174 11.5%
1990-1999 89 49% $79.185,733 7.6%
2000-2009 55 3% $61,869044 6%
2010 or Later 0 0% $199 310 0%
Total 1,806 100% $1,037732,160 100%

Note: Excludes parcels where land use could not be identified
Sources: Bridgeport Property Assessment Database, RKG Associates

Land Use Total Share Total Share
Commercial 286 1.7% $13,643,620 1.1%
Single-Family Residential 7680 457% $1,131,612,180 88.9%
Multi-Family Residential Q3 0.6% $3,416,750 0.3%
Municipal/Exempt 444 2.6% $82,673,310 6.5%
Open/Vacant 8,310 49.4% $42,087540 3.3%
Total 6,813 100% $1,273,433,400 100%

Sources: Easton Property Assessment Database, RKG Associates

b.) Commercial
Development Trends

Like many legacy industrial and
port cities in New England,
Bridgeport's non-residential
building stock is older, and the
City has very litlle undeveloped
land. More than 75 percent of all
commercial buildings were built
prior to 1970. In comparison, only
3 percent has been constructed in
the past 20 years, and this devel-
opment has primarily consisted

of small, infill projects. Accord-
ing to interviews with local real
estate professionals, much of the

available, built commercial stock
in Bridgeport, particularly on the

industrial side, is functionally obso-

lete and in poor condition. It was

noted that much of the unoccupied

industrial stock is not atftractive to

potential users. This is a challenge
for the city from an economic
development perspective in that
substantial investment in the built

environment will be required in
order to make many of these
properties more competifive in the
marketplace and help sustain and
grow the city's industrial sector.
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2. Town of Easton
a.) Land Use Analysis

Easton is a predominately rural
bedroom community. Over half

of the acreage in the municipality
is open space (Table 4-3). Itis
important fo note than much of

the open space in the Town is
aquifer land owned by Aquarion,
the water utility in the region. The
Aspetuck Land Trust is another
substantial land holder in Easton,
which specializes in open space
preservation and conservation. Of
the developed acreage, nearly
all of it is single-family residential,
many located on large lofs (1+
acres). Based on interviews, it is
the community’s desire to remain @
rural, residential community that is
consistent with local development
patterns.

There is limited commercial activity
in the municipality. According to
inferviews, there are only three
brick-and-mortar businesses in the
community. Most businesses in
Easton are agricultural in nature
and have been active in the com-
munity for many years. The stated
desire of the Town leadership to
remain ‘as-is' means there are little
economic development opportuni-
fies within Easton.



3. Town of Fairfield
a.) Land Use Analysis

Like the other, more suburban
towns in the Region, Fairfield is o
predominately residential com-
munity. Single-family residential
development accounts for approx-
imately 61 percent of the Town's
developed land and 63 percent
of assessed value (Table 4-4). In
contrast, commercial and industrial
land uses constitute only & percent
of the land area and almost 11
percent of the Town's Grand List.
Also of note, Fairfield contains a
large share of land that is munici-
pal/exempt, due fo the presence
of both Fairfield University and
Sacred Heart University.

b.) Commercial
Development Trends

Fairfield’s commercial base is com-
paratively small. While the Town

is similar in population to Stratford,
it has significantly less commercial
building space (6 percent of devel-
oped land is commercial com-
pared with 25 percent in Stratford).
However, Fairfield has experienced
more robust commercial activity
since 2000, with approximate-

ly 28 percent of all commercial
land area developed over the
20-year time period (Table 4-5),
the majority of which has included
retail, recreational, and institutional
development. Based on interviews
with local real estate professionals,
the current infrastructure and land
use regulations within the Town will
need to be addressed in order fo
expand traditional economic devel-
opment efforts. More specifically,
the Town's commercial areas are
primarily built out and offer limited
opportunity for infill or redevelop-
ment.

Table 4-4: Development by Type |

| 2019

Land Use Total Share Total Share
Commercial 1,016 6% $1,319,715,080 10.7%
Single-Family Residential 10,409 61.3% $7736,973,820 62.7%
Multi-Family Residential 547 3.2% $1,014,060,740 8.2%
Municipal /Exempt 3,637 21.4% $1,621,375,840 13.1%
Open/Vacant 1357 8% $634,944,560 51%
Total 16,967 100% $12,327070,040 100%

Sources: Fairfield Property Assessment Database, RKG Associates

Table 4-5: by Year Built| | 2019
Year Total Share Total Share
Before 1970 421 42 4% $6378006,890 48.9%
1970-1979 37 3.7% $09.455,720 76%
1980-1989 110 111% $182,223,970 14.0%
1990-1999 49 5.0% $106,424,640 8.2%
2000-2009 182 18.3% $86,089,850 6.6%
2010 or Later 194 19.5% $192,366,860 14.7%
Total Q93 100% 1,304,367930 100%

Note: Excludes parcels where land use could not be identified

Sources: Fairfield Property Assessment Database, RKG Associates
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4. Town of Monroe
a.) Land Use Analysis

Similar to its neighbor Easton,
Monroe is a predominately
residential community with a
significant amount of open space
owned by Aquarion. Of the de-
veloped acreage, the vast majority
are single-family homes, which
account for 54 percent of all land
and approximately 73 percent of
all value in the town (Table 4-6).
However, unlike Easton, Monroe
has an established commercial
base which accounts for approxi-

Table 4-6: Development by Type |

mately @ percent of acreage and

10 percent of all assessed value in
the town.

b.) Commercial
Development Trends

Monroe has experienced a

steady increase in commercial

development since the 1970s, with

more than 3.2 million square feet
of non-residential development
over the past 50 years (Table

4-7). In fact, more than 1.2 million

square feet of commercial space
has been delivered since 2000.
This development accounts for

approximately 32 percent of

all commercial space and over
37 percent of all commercial
assessed value in the town. This
development has helped to start to
transform Monroe from mainly o
bedroom community to one with a
growing economic base. Most of
the new commercial development
in Monroe since 2000 has been
for industrial space, including new
facilities that house plastics and
fragrance manufacturing.

Based on interviews, there is a
continued desire to see additional
commercial development in the
town, but there are limitations to
businesses that can be brought
into the town due to septic system
capacity restrictions. The continued

Land Lise Total Share Total Share growth of commercial activity in
Monroe will require the innovative

Commercial 1,541 Q.5% $218,699,630 10.3% strategies to overcome this infra-
Single-Family Residential 8,768 54% $1547471580 | 729% structure challenge.
Multi-Family Residential 310 1.9% $150,500,050 71%
Municipal /Exempt 372 2.3% $149,655,580 71%
Open/Vacant 5,524 32.3% $55,119,240 2.6%

Total 16,245 100% $2,121,446,080 100%

Sources: Monroe Property Assessment Database, RKG Associates

Table 4-7:

by Year Built| | 2019

Year Total Share Total Share
Before 1970 631,023 16.2% $40,708,800 18.6%
1970-19/79 271,101 7% $23,690,600 10.8%
1980-1989 1,109,073 28.5% $45,887770 21%
1990-1999 622,141 16% $27098,500 12.4%
2000-2009 Q14,854 23.5% $56,232,360 25.7%
2010 or Later 348,580 8.9% $24,998,500 11.4%
Total 3,896,772 100% $218,616,530 100%

Note: Excludes parcels where land use could not be identified
Sources: Monroe Property Assessment Database, RKG Associates
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5. Town of Stratford
a.) Land Use Analysis

Table 4-8: Development by Type |

Stratford, along with Bridge- Land Use Total ~ Share Total Share
port, are the main commercial

centers and economic drivers of
the MetroCOG Region’s econ- Single-Family Residential 4,279 371% $2,617249,250 | 56.6%
omy. The municipality contains

over 2,900 acres of developed
commercial space, accounting Municipal /Exempt 496 4.3% $220,472,600 4.8%
for approximately 25 percent of
the land in the town (Table 4-8).
Most notably, Stratford is home Total 11,532 100% $4,621,271,270 100%
to Sikorsky Aircraft Corporation,
the region’s largest manufacturer.
On the residential side, most of

Commercial 2,912 25.2% $1,019,283,880 22.0%

Multi-Family Residential 1,098 0.5% $678,935,010 14.7%

Open/Vacant 2,747 23.8% $85,330,530 1.8%

Sources: Stratford Property Assessment Database, RKG Associates

Stratford’s housing inventory are Table 4-9: by Year Built| | 2019
Corss moerhon 3 pucen | omssr v
constitutes more than 37 percent Gross SF ML
of the Town’s total land area and Year Total Share Total Share
almost 57 percent of the Town's

: Before 1970 7,894,103 53.9% $480,070,660 A472%
Grand List.
Unlike the other MetioCOG 1970-1979 1,887,236 12.9% $118,402,690 11.6%
municipalities, Stratford has 1980-1989 2,172,621 148% | $193,963,490 19.1%

considerable open/vacant land
(approximately 2,747 acres based
on the Town’s assessment data). 2000-2009 1,371,654 Q.4% $100,271,500 Q9%
Most notably, 500 of these acres
is the former Stratford Army Engine
Plant—a water-side property that is Total 14,646,136 100% | $1,017605,000 100%
a potentially catalytic development
site if the right development partner
can be found. The former military
manufacturing site is the largest

1990-1999 376,530 2.6% $45,215940 4.4%

2010 or Later Q43,992 6.4% $79,680,720 /8%

Note: Excludes parcels where land use could not be identified
Sources: Stratford Property Assessment Database, RKG Associates

years, including in recent decades. ers looking to expand or move into
economic development opportuni- : : the region to find suitable older
ty in the MetroCOG Region. Since 2010, approximately
250,000 square feet of commer- Space.
b.) Commercial cial space has been delivered in
Development Trends Stratford. This accounts for approx-

imately 4 percent of all commer-
cial space and 8 percent of all
commercial value in the municipal-
ity. Much of this space has been
for industrial uses, mainly large
warehouses, self-storage, and a
FedEx distribution facility. While the
town has a sfrong manufacturing
base, this segment of the industrial
marketplace has not been served
by recent development, leaving us-

Most of the commercial space

in Strafford is older, with approx-
imately 54 percent constructed
prior to 1970. Much of this space
is likely functionally obsolete or
undesirable, as it makes up a much
smaller share of total assessed
value than total space. However,
Stratford has seen commercial de-
velopment and investment over the
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6. Town omembull the mall in order to support eco-

) nomic development both locally
a.) Land Use Analysis and regionally.

Trumbull is the most built out of the
Since 2010, approximately

930,000 square feet of commer-
cial space has been delivered in
Trumbull. The bulk of this new com-
mercial space has been office,
flex, and retail space - including a
new outpatient healthcare facility,

municipalities, with only 4 percent
of its total acreage classified as
open space or undeveloped.

The majority of land in the town is

developed as single-family homes
which account for approximately

two-thirds of total acreage (Table -
4-10). While commercial devel- a new office/warehouse facility
for Cooper Surgical, and big box

retail development near the border
of Strafford.

opment only comprises 5 percent
of all land, it accounts for 19
percent of assessed value in the
town—indicating that commercial
development is a major compo-
nent of municipal tax revenue for
Trumbull. Trumbull has commercial
nodes located adjacent to the
Merritt Parkway, including the
Westfield Trumbull Mall. In fact, Land Use Total Share Total Share
the mall and the Digital Real-
ty Data Center account for 36
percent of the Town's commercial Single-Family Residential 8274 | 66.2% $2082336710 | 68.4%
Grand List value.

Table 4-10: Development by Type |

Commercial 636 51% $830,932,939 19%

Multi-Family Residential 208 2.4% $250,770,985 57%
b) Commercml Municipal /Exempt 2,806 22.5% $280,057.365 6.4%
Development Trends
Open/Vacant 474 3.8% $18,579,560 0.4%
Commercial development in Trum-
Total 12,488 100% $4,362,677568 100%

bull has been fairly constant with

1-2 million square feet of commer-
cial space delivered each decade
(Table 4-11). Development activity

Sources: Trumbull Property Assessment Database, RKG Associates

slowed somewhat since 2010 as Table 4-11: by Year Built|

the community became increasing- CrossSE Value

ly built out. However, the de-

crease in activity was slight. While Year Total Share Iotal Share
the commercial space in Trumbull Before 1970 2,250,288 23.8% | $372,064,920 44.9%

has varying ages, nearly half of all
commercial space value was built

prior to 1970. Based on inter- 1980-1989 2.304,74] 24.4% $83,558,650 101%
views, the Westfield Trumbull Mall,

like most large, indoor malls in the
United States, has struggled to 2000-2009 1,322,990 14.0% $83,980,029 101%
hold onto tenants. Given the mall's

1970-1979 1,105,312 1n.7% $44,431,600 5.4%

1990-1999 1,537,039 16.3% $104,072,570 12.5%

. 2010 or Later 230,625 9.8% $141,438,500 171%
importance to Trumbull from an

economic and fiscal perspective, Total | 9,450,995 100% $829,546,269 100%
the Town should continue to pursue

siratedies to reposition o stabilize Note: Excludes parcels where land use could not be identified
9 P Sources: Trumbull Property Assessment Database, RKG Associates
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E. REAL ESTATE
MARKET
ANALYSIS

1. Residential Market
Analysis
a.) Housing Stock

According to the U.S. Census,

the MetroCOG Region's housing
stock consists of approximately
125,000 units. From 2010 to 2019,
the region added 2,300 new
housing units, greater than the 812
net new households in the Metro-
COG Region over the same time
period. However, as discussed
later in this section, the faster rate
of housing supply growth does
not mean the housing supply in the
region is adequately addressing
the housing needs of those living in
the region.

The region’s housing supply is char-
acteristic of a residentially focused
community. The housing sfock in
the region predominately consists
of single family detached homes,
which account for approximately
54 percent of the housing sfock in
the region (Table 4-12). In addi-
fion to single-family homes, small
multi-family properties of 2-4 units,
including the famed New England
style triple-decker homes, account
for a large share of the housing
stock totaling 21.6 percent. The re-
maining 20 percent of the housing
stock is comprised of townhomes
and units in larger multi-family
properties (containing 5 unifs or
more). Of these multi-family prop-
erfies, most are in larger buildings
of 20 or more units that comprise
of nearly 10 percent of the total
housing stock.

Table 4-12: Housing by

| 2010-2019
2019 2019 Net Change % Change
Units in Structure Units Share since 2010 since 2010
1-unit, detached 67156 53.7% 2,826 4.2%
1-unif, attached 8,348 6.7% 1,431 171%
2 units 1417 11.3% 873 6.2%
3 or 4 units 12,924 10.3% (3,205) -24.8%
5 to 9 units 5,800 4.6% (111) -1.9%
10 to 19 units 4,508 3.6% (100) -2.2%
20 or more units 11,931 Q.5% 625 52%
Other 177 0.1% (15) -8.5%
Total 124,961 100.0% 2,324 1.9%
Sources: U.S. Census ACS 2015-2019 5-Year Estimates, 2021
Figure 4-1: Volume of Homes Sold | 2016-2020
14,000 12,460
12,000
10,000 8,203 8,249 8,316
8,000
6,000 4540 2265 5,517
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While the housing stock in the re-
gion is fairly diverse when viewed
holistically, there is substantial vari-
ation between the City of Bridge-
port and the surrounding towns.
Bridgeport accounts for approxi-
mately 47 percent of all housing
unifs but contains only 24 percent
of all single family detached units
and 81 percent of larger multifam-
ily buildings. Given that Bridgeport
is the oldest and densest of the
communities in the region, it is not
unexpected that the city would
have a smaller share of defached
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units and a higher share of unifs in
mulfi-unit buildings, however the
difference between the residential
environment in the city versus the
other communities is stark.

b.) For-Sale Housing

The volume of homes sold in Fair-
field County and the MetroCOG
Region reached recent highs in
2020, with nearly 12,500 sales in
Fairfield County and 5,500 sales
in the MetroCOG Region. This is in
line with national frends which saw
many municipalities all over the
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country set sales volume records
as people were looking to move
away from more urban commu-
nities (i.e., New York City) and
move fo larger spaces during the
COVID-19 pandemic. Simply put,
many households were seeking
some relief from the public space
resfrictions imposed to limit the
spread of the virus.

However, home purchase activity
within Fairfield County and the
MetroCOG Region was robust
prior to the pandemic. According
to sales information from Redfin,
activity in both Fairfield County
and the MetroCOG Region av-
eraged between 66 percent and
80 percent of the activity spike
due to the pandemic (Figure 4-1).
Fairfield County averaged approx-
imately 8,250 home sales annually
between 2016 and 2019, with

the MetroCOG Region capturing
anywhere from 33 percentto 55
percent of those sales.

The median sales price for homes
in Fairfield County are well above
national averages. In 2020, the
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median home sale price was
$430,240 in Fairfield County
(Figure 4-2). These findings are
not surprising, given the region's
concentration of large single-fam-
ily homes and the locational
advantages of living within proxim-
ity fo several economic, physical,
and recreational assets. Within
Fairfield County, the MetroCOG
Region is a value-oriented submar-
ket. The median sales price in the
region was $394,120—a 9 per-
cent difference to the County-wide
level. Since 2015, median sales
prices have increased 5.5 percent
in Fairfield County and 5.4 percent
in the MetroCOG Region. Anec-
dotal data from local real estate
professionals indicate the rising
demand following COVID-19

will likely accelerate the housing
appreciation.

The high—and growing—housing
values have created greater sales
activity in attached homeowner-
ship units (i.e., townhouses). The
Redfin data indicate that sales
activity is proportionally higher

for aftached homeownership units
compared to their share of the
homeownership marketplace. In
other words, the high price for
housing is causing households

to seek the smaller, and more
relatively affordable, ownership
options within Fairfield County and
the MetroCOG Region. From an
economic development perspec-
five, supporting new, denser (and
therefore less expensive) own-
ership housing development will
better allow the region to aftract
and refain an increasingly diverse
workforce.

c.) Rental Housing

In 2020, there were approxi-
mately 40,000 rental apartment
units in Fairfield County, of which
approximately 13,500 units (33.5
percent) were in the East Fairfield
Submarket— which includes the
MetroCOG Region as well as
other municipalities (Figure 4-3).
Since 2010, the rental apartment
inventory has grown 28.4 per-
cent in Fairfield County and 24.9
percent in the East Fairfield County




Figure 4-3: Rental Apartment Inventory | 2010-2020
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submorket. There are several foc- Figure 4-4: Rental Apartment Average Asking Rent | 2015-2020

fors influencing this increase in new
rental housing development.

At a base level, the strong growth
in rental housing is a result of the
imbalance within the County and
the region. Most notably, the

high cost of ownership housing

is pushing more modest income
households into a rental unit.
Further, the Baby Boomer genera-
tion is increasingly seeking smaller
housing options within the commu-
nifies they live. Much of the new
renfal housing stock is targeting the
empty nester demographic. From
a financial perspective, the expen-
sive cost of land and the relatively
litle vacant land for development
requires real estate investors to
increase densities to justify the
acquisition and construction costs.
Finally, development sites adja-
cent to commuter rail stations are
attracting substantial development
pressure, with communities seeking
fo maximize the economic benefit
of these precious resources through
higher development intensities.
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Since 2015, approximately 6,000
new renfal apartment units were
delivered in Fairfield County, of
which 1,900, equating to 32%,
were delivered in the East Fairfield
County Submarket. This is slightly
below the submarkef's share of
fotal inventory, indicating the likely
impact of other municipalities in
Fairfield County that are more
welcoming to multifamily develop-
ment as well as greater demand,/
opportunity to build new multifam-

ily supply.

Mirroring trends in the for-sale
market, the average asking rent in
the East Fairfield County submarket
has historically lagged behind the
average asking rent in Fairfield
County as a whole, indicating
there is a fradeoff between loca-
tion/amenities and rents. In 2020,
the average asking rent in Fairfield
County was $2,150 compared to
$1,670 in the East Fairfield County
Submarket, a difference of 22.3
percent (Figure 4-4). However,
since 2015, average asking rents
in the East Fairfield County Sub-
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market have grown 13.5 percent,
nearly twice the rate of asking
rents in Fairfield County, which
grew 7 percent. This indicated
that the region may be attracting
renters willing to make the tradeoff
between price and proximity.

Due in part to the value differential,
the East Fairfield County Submar-
ket overperformed in terms of net
absorption. Since 2015, total net
absorption of rental apartment
units in Fairfield County was 4,500
units, of which nearly 1,900 of
these units were in the East Fairfield
County submarket, accounting

for 41.5 percent of net absorption
in the County (Table 4-13). As

a result, vacancy rates for rental
housing within the East Fairfield
Submarket (4.7 percent) has fallen
well below the county average
(8.3 percent). Much of this is due
to the comparatively lower rent
levels or new and existing rental
housing in the East Fairfield sub-
market compared to the County as
a whole.

However, it is possible that the East
Fairfield Submarket may become
less competitive to attract renters

if the pricing gap between the
submarket and the County were to
confinue to narrow.

Table 4-13:

d.) Housing Demand

RKG Associates forecasted the
number of new for-sale and rental
apartment units the MetroCOG
Region would be able to sup-

port from population growth, as
forecasted by the Connecticut
State Data Center. This forecast
accounts for changes in household
composition and shifts in owning/
renfing preferences.

Demand for new for-sale and

renfal housing emanates from three

places:

* New Renter or Owner House-
hold growth

* Existing Owners or Renters in
turnover

e Tenure switches (Owners
becoming Renters/Renters
Becoming Owners)

Once total demand for for-sale
and rental housing from these three

Figure 4-5: 2020-2030 Housing Demand Model

New Owner Households
2021-2031

Existing Owners in Turnover

Renters Becoming Owners

Demand for 45,900 Owned
Units in MetroCOG

2021-2031

New Renter Households
2021-2031

Existing Renters in Turnover

Owners Becoming Renters

Total Renter Demand

in MetroCOG

% Choose Multifamily

Demand for 6,300 Rental
Apartments Units in MetroCOG

2021-2031

Source: Connecticut State Data Center, Esri, American Community Survey, Public Use Micro-

data, Redfin, RKG Associates

Completions and Net Absorption | 2015-2020

Completions

Net

Absorptions

Study Area 2015 2016 2017 2018 2019 2020 Total
Fairfield County 2,075 1,180 563 852 1,047 202 5919
East Fairfield Sub. 595 654 328 0 140 186 1,203
Share 28.7% 55.4% 58.3% 0.0% 13.4% Q2.1% 32.2%
Fairfield County 1,270 1,15 1,263 519 806 (454) 4,519
East Fairfield Sub. 242 445 757 26 230 176 1,876
Share 19.1% 39.9% 50.9% 50% 28.5% 41.5%

Source: REIS
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groups was forecasted, the model
then allocated demand based

on current housing fenure (own

or renf) and product preference
(new construction or resale) were
accounted for to understand how
demand impacted the new con-
struction market.

This analysis forecasted that there
is demand in Fairfield County for
approximately 45900 owner-oc-
cupied units and approximately
16,300 rental multi-family unifs
from 2021-2031. While a pro-
portion of this demand may be
satisfied by existing housing unifs
in the region, new development—
particularly on the rental side—will
be needed to meet future de-
mand. This is particularly important
considering the job growth data.
As noted in Chapter 3: Econom-
ic Base Analysis, the majority of
jobs being created locally and
countywide do not require any
post-secondary education. Typ-
ically, wages for these types of
jobs are not conducive to home-
ownership in high-cost markets like
the MetroCOG Region. This point
is corroborated by the housing
cost burdening analysis detailed
in Chapter 6: Target Industry
Analysis. Households earning
below 100 percent of regional
Area Median Income ($98,125
for a 4-person household) are
more than five times more likely to
be housing cost burdened in the

MetroCOG Region.

2. Office Market
Analysis

a.) Current Market
Trends & Conditions

Fairfield County is an established
office market and major hub for
FIRE industries (finance, insurance,
and real estate) outside of New
York City. In Q4 2020, Fairfield
County contained 38.4 million
square feet of office space (Table
4-14). However, the MetroCOG
Region is not a substantial mar-
ketplace for office users. Of this
38.4 million, approximately 16.2
percent, equating to approximate-
ly 6.2 million square feet, were
located in the MetroCOG Region
according to data from Cushman
& Wakefield . Most of Fairfield
County's office market is located
outside of the greater MetroCOG
Region and closer to New York
City. Within the MetroCOG Re-
gion, most of the office space is in
Bridgeport and Stratford.

The office market in both Fairfield
County and the MetroCOG
Region have been significantly
impacted by the COVID-19 pan-
demic, mirroring national frends.
According to Cushman & Wake-
field, office vacancy in Q4 2020
in Fairfield County was 29.7%,
significantly higher than traditional-
ly healthy vacancy rates. Addition-
ally, net absorption during 2020

was negative by 615,000 square
feet, indicating that tenants were
vacating spaces as they looked

fo shed expensive office space
during the pandemic faster than
new leases were being fransacted.

While the office market in the
greater MetroCOG Region also
illustrated signs of distress during
2020, it was more resilient com-
pared to the County. The Metro-
COG Region experienced a net
negative absorption of 3,500
square feet. The region also had
a lower vacancy rate of 18.8
percent, compared to the County.
Asking rents in the greater Met-
roCOG Region were 37 percent
lower than Fairfield County as o
whole in 2020, indicating that the
region'’s resiliency may partially
have been due to being a value
alternative for those businesses
wanting office space in the region
but not wanting to pay higher rents
in places like Stamford or Nor-
walk. Further, real estate profes-
sionals have noted that new office
development in the region is being
negated by the adaptive reuse

of office buildings in Downtown
Bridgeport for multifamily use.

The Fairfield County office market
was exhibiting signs of weakness
prior to the pandemic. Since
2015, the overall office inventory
in Fairfield County has decreased
373,000 square feet as older,

Table 4-14: Current Metrics | Q4 2020

Fairfield County MetroCOG Region
Inventory (SF) 38,411,522 6,205,499
Absorbed YTD Q4 2020 (615,047) (3,508)
Vacancy Rate 297% 18.8%
Asking Price (PSF) $32.14 $20.21

Source: Cushman & Wakefield 4Q 2020 Marketbeat
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poorly performing properties

may have been demolished and
re-developed info a better per-
forming use such as new residen-
fial or senior housing (Table 4-15).
In addition to shrinking inventory,
Fairfield County experienced
significant negative net absorption,
losing over 800,000 square feet
of occupied space. As such, the
overall vacancy rate in Fairfield
County increased 1.7 percentage
points from 2015 to 2020. These
frends are indicative of the broad-
er frend of office users seeking o
gain efficiencies in space per em-

Table 4-15: Historical
2015 - Q2 2020

ployee as well as the accelerated
trend of telecommuting/office
sharing. Simply put, employment
levels have not increased fast
enough o overcome the decen-
fralization occurring in many office
environments. Local real estate
professionals indicate that this
trend has accelerated due to the
pandemic. While the East Fairfield
County Submarket has performed
better than Fairfield County since
2015, the submarket still experi-
enced inventory loss and negative
net absorption.

Performance Trends

East Fairfield
Fairfield County Submarket
Inventory (SF) (373,000) (221,000)
Absorbed YTD Q4 2020 (837,000) (378,000
Vacancy Rate +1.7% -1.9%

Source: REIS

Table 4-16: Future Demand for

b.) Future Office Space
Demand

To understand future demand for
office space in the MetroCOG
Region, RKG evaluated employ-
ment forecasts in Fairfield County
over the next ten years and esti-
mated the share likely to occur in
the region. While total employment
is projected to increase by 4,300
between 2020 and 2030, this
growth is not uniform across all
industry sectors. RKG considered
the projected employment change
for those sectors which equate

to demand for additional office
space. The projected change in
employment from 2020 to 2030
was then annualized and convert-
ed into esfimates of space needs
utilizing industry standards for the
average square feef per employ-
ee by specific industry sectors.
RKG cautions that the projected
demand for additional square feet
does not necessarily equate to a

| Fairfield County &

| 2020-2030

Fairfield County MetroCOG Region

TRADITIONAL OFFICE

2020-2030 Office- Average Annual 2030 Shareof  Estimated
Industry Sector Using Job Growth — SF/Employee  Gross SF Office-Using Jobs  Gross SF
Information (354) 175 SF (6,201 SF) 7 4% (461 SF)
Finance/Insurance (2,990) 200 SF | (59,797 SF) 13.9% (8,310 SF)
Real Estate (187) 200 SF (3,733 SF) 12.9% (480 SF)
Professional /Technical 1,01 175 SF 17689 SF 11.4% 2,010 SF
Managementof (1,562) 175 SF | (27,343 SF) 14% | (384 SF)
Companies & Enterprises
Administration/VWaste Services (2,179) 200 SF | (43,581 SF) 51.4% (22,412 SF)
Other Services [except 374 200 SF 7,478 SF 567% | 4,239 SF
Public Administration)
MEDICAL Health Care/ .
OFFICE Social Assistance 2,110 150 SF 31,650 Sk 27.3% 8,644 SF
Total (3,778) (83,838 SF) (17155 SF)

Source: EMSI and RKG Associates
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demand for newly built space, but
could reflect better utilization of
existing space, a use-conversion
of existing space, or a reduction in
vacancies.

From 2020-2030, Fairfield
County is anticipated to lose ap-
proximately 5,900 jobs in industry
sectors that typically use tradition-
al office space and add 2,100
healthcare jobs that typically use
medical office space (Table 4-16).
In the traditional office sectors,
much of the job loss stems from
continued decline in FIRE em-
ployment in addition to decline in
Administrative Services that typical-
ly support FIRE industries. Growth
in healthcare-related employment
is a function of the forecasted
continued aging of the population
in Fairfield County which will likely
increase demand for healthcare
services.

Taken together, based on employ-
ment changes, total demand for
office space in Fairfield County is
forecasted to continue to decline.
Demand in the county is anticipat-
ed to contract by approximately
84,000 square feet annually

from 2020 to 2030. Based on
the region’s forecasted share of
employment by industry in 2030,
the Region is anticipated to see
demand for office space confract
by 17000 square feet annually.

However, these trends are based
on employment projections that
heavily rely upon historical perfor-
mance. Effective business retention
and expansion strategies that
boost employment in office-using
sectors can help to change the
trajectory. Additionally, there may
be opportunities to reimagine
underperforming and less desir-
able office space in the region into
different, better performing uses

such as housing or new industrial
space.

3. Industrial Market
Analysis

a.) Current Market
Trends & Conditions

Fairfield County is a major industri-
al hub containing over 60 million
square feet of space according to
Lincoln Property Group. In contrast
to the office market, the Metro-
COG Region contains approx-
imately 27.7 million square feet

of industrial space, or nearly half
of all industrial space in Fairfield
County. To this point, the Metro-
COG Region remains a major hub
for industrial activity, especially
manufacturing, in Connecticut.

In Q2 2020, the vacancy rate

for industrial space in Fairfield
County was 9.3 percent, which

is considered generally healthy.
Comparatively, the vacancy rate
in the MetroCOG Region was 7.5
percent, slightly below the rate in
the County. Value is likely driving
this dynamic, as industrial rents in

the MetroCOG Region are ap-
proximately 15 percent lower, at
$9.08 per square foot compared
to $10.72 in the County (Table
4-17). However, the region also
has a larger, better trained labor
force within the study area. Pro-
duction-based businesses indicat-
ed that availability of skilled labor
is their most substantial challenge.

Unlike the office market which has
struggled recently, the industrial
market in both Fairfield County
and in the MetroCOG region has
performed well. From 4Q 2018 to
2Q 2020, total inventory expand-
ed in both Fairfield County and the
MetroCOG Region at 2.3 percent
and 3.2 percent, respectively
(Table 4-18). Both study areas
experienced a slight increase in
vacancy rafes, which was more
pronounced in Fairfield County as
a whole than in the MetroCOG
Region. However, vacancies in
both markets remain at compara-
tively healthy levels. Additionally,
rents have increased significantly
in both Fairfield County and the
greater MetroCOG Region, grow-

Table 4-17: Current

Metrics | Q2 2020

Fairfield County MetroCOG Region
Inventory 60,378,800 27.700,000
Vacancy Q.3% 7.5%
Asking Rent $10.72 $2.08

Source: lincoln Property Group, Q2 2020

Table 4-18: Historical

Trends | Q4 2018 - Q2 2020

Fairfield County MetroCOG Region
Inventory +1,378,800 +86006,526
Vacancy +2.3% +3.2%
Asking Rent +11.4% +20.0%

Source: lincoln Property Group, Q4 2018 & Q2 2020

MetroCOG | RKG | CEDS | Technical Appendix 35



ing 11.4 percent and 20 percent,
respectively. The slower rate of
vacancy increase coupled with
rent growth nearly doubling the
county-wide rate further indicate
that there is strong demand for
industrial space in the MetroCOG
Region.

Based on inferviews with brokers,
one of the reasons vacancies in
the greater MetroCOG Region
are low is because much of the
current vacant space is older and
functionality obsolescent — mean-
ing that much of the space that
exists does not contain the features
currently being sought by pro-
duction-based companies. Most
notably, existing vacant space is
reported to be too large without
the potential of subdivision, lacks
the desired clear span and/or
suitable ceiling heights. Anecdot-
ally, there are companies active in
the region looking to expand but
cannot do so because they cannot
find suitable space.

Further, current market conditions
make industrial development finan-
cially challenging. Current industri-
al rent levels cannot compete with
other land uses (i.e., residential
and refail), making the value prop-
osition of building (or substantially
rehabbing existing space for indus-
trial use) less attractive than rezon-

Table 4-19: Future Demand for

ing or adaptive reuse. However,
preserving existing industrial areas
and creating the financial tools to
make redevelopment/adaptive
reuse feasible will have greater
economic and fiscal benefits for
the MetroCOG Region in the
long-term. Further, investing and
incentivizing industrial develop-
ment plays to the region’s strengths
as a production hub from an eco-
nomic development perspective,
allowing businesses already in the
region to expand their operations.
This would also be attractive to
those prospects unable fo find
suitable space.

b.) Future Industrial
Space Demand

Like the office market analysis,
RKG Associates forecasted future
demand for new industrial space
based on forecasted employ-
ment growth in industrial-using
sectors. Based on employment
projections from EMSI, demand
for industrial space is projected

to decrease due fo the continued
decline in manufacturing-related
employment. Based on declines in
employment, demand for industrial
space in Fairfield County is fore-
casted to decline 220,000 square
feet annually, of which approxi-
mately 102,000 square feet would

| Fairfield County &

be in the region (Table 4-19).

However, it should be noted

that these figures may not reflect
emerging market conditions. At
a base level, the manufacturing
industry has continued to make
improvements in automation and
efficiencies that have meaningfully
changed the relationship between
employment and production (and
therefore space). As such, it is
likely that true decline in industrial
space demand due to declines in
employment may be overstated
by these esftimates (as business-
es need fewer workers than in

the past for the same production
capacity). Additionally, these
estimates do not account for the
missed opportunities for attrac-
tion/expansion due fo the limited
supply of modern, suitably sized
space. Responses from local real
estate professionals indicate the
region likely would experience a
net increase in industrial demand
if financial conditions were more
conducive to remediation, adap-
five reuse, and,/or new develop-
ment.

| 2020-2030

Fairfield County MetroCOG Region

2020-2030 Average Annual 2030 Share of Estimated

Industry Sector Industrial Job Growth — SF/Employee Gross SF Industrial Jobs Gross SF
Construction 2069 150 SF 4,031 SF 28.6% 1,153 SF
Wholesale Trade 30 500 SF 1,501 SF 40.5% 608 SF
Manufacturing (2,944) 750 SF (220,784 SF) 471% (103,989 SF)
Total (2,645) (215,252 SF) (102,228 SF)

Source: EMSI and RKG Associates
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c.) Key Future
Developments &
Opportunities

To this last point, the MetroCOG
Region is home to large, catalytic
sites with the potential to accom-
modate new production-based
economic development oppor-
tunities. Getting these sites reme-
diated, where appropriate, and
finding suitable users for these sites
should be an economic develop-
ment priority. Some of the larger
sites include:

Steelepointe Harbor -
Steelepointe Harbor is a multi-
phased, mixed-use development
located on 52 waterfront acres

in Bridgeport. Once complefed,
the development is programmed
to include 1,500 residential units,
800,000 square feet of refail,
200,000 square feet of commer-
cial space, a hotel, and a 200-slip
marina. To date, the marina and
much of the retail has delivered

on the western portion of the site,
including a Bass Pro Shop. Future
phases of the development on the
eastern portion of the site were
reported to have more marina and
production-based concepts. RKG
Associates believes the eastern
portion of the site is appropriate fo
accommodate a combination of
live-work development, particular-
ly targeting maritime-based busi-
nesses and small (under 25,000
square feet) maker space/pro-
duction businesses.

Former Bridgeport
Brass/Remington Arms

sites: The former Bridgeport
Brass facility is located on 22
acres just north of downfown
Bridgeport along the Pequonnock
River. The former Remington Arms
factory is located on 22 acres just

west of Bridgeport Hospital. Both
sites have redevelopment potential
if the sites can be appropriately
remediated, and the right devel-
opment pariners can be found.
The Bridgeport Economic Devel-
opment Corporation (BEDCO)
received a $200,000 Brownfields
Area-Wide Revitalization Planning
Grant from the sfate fo assist in
creating a strategy for remediating
and redeveloping the site. In both
cases, in addition to looking for
large users for the sites post-clean
up, the opportunity to provide
users smaller production-based
spaces should be explored.

Stratford US Army

Engine Plant: The former
US Army Engine Plant site is
located on 124 waterfront acres
in Strafford. This site is currently
owned by the US Army who has
initiated selecting a remediation
plan for the site. Like the two sites
in Bridgeport, the Stratford Army
Engine Plant has the opportunity
fo be transformative to the region
if the site can be remediated and
a suitable development partner
can be found that can integrate

a live-work-play-create environ-
ment. Most notably, the site’s size
allows for both vertical infegration
of residential, retail and office
uses while accommodating both
recreational amenities as well as
areas dedicated to attracting more
production-based businesses.

Fairfield Metro Center:
The Fairfield Metro Center (FMC)
site is a 35-acre, transit-oriented,
mixed use development site in
the southeastern part of Fairfield
bordering the City of Bridgeport.
The site is serviced by a new $75
million Metro North commuter
rail station constructed by the
Connecticut Department of Trans-

portation (CDOT) that opened in
December of 2011. The project
was the result of a public-private
partnership involving the State of
Connecticut, Town of Fairfield and
private developer, Blackrock Real-
ty. The site has an approved mas-
ter plan that presently allows for
the development of 357 residential
units along with a 116-key hotel
and ancillary retail and office uses
on the privately-owned portion of
the site.
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5: TARGET INDUSTRY
ANALYSIS

A. INTRODUCTION

While success in economic development can be de-
fined in many different ways, often the clearest measure
is the attraction and retention of businesses and jobs.
Creating or keeping employment, in almost any field,
has a positive impact on the region’s economy. The
MetroCOG Region’s pedigree in production-based
employment and maritime activities remains a substantial
part of the region’s economic success. Most notably,
MetroCOG is home to a thriving aerospace manufac-
turing sector headlined by Sikorsky Aircraft Corporation.

That said, the regional economy has been shifting

in focus from production-based employment to ser-
vice-based employment. The explosion of suburban-
ization in the 1940s and 1950s outside of Bridgeport,
reinforced by long-standing land use policies that
favored residential and support service development,
has promoted a support service-based economy. This
finding is not unique to the MetroCOG Region, as sub-
urbanization and the transition fo service-based jobs is
nearly universal throughout the U.S.

To these points, the MetroCOG Region has the potential
to find success through both the refention and expansion
of is existing production economy while strengthen-

ing local competitive advantages in accommodating
service-based employment. However, with limited
economic development resources available for business
retention and recruitment efforts, the region’s leadership
should focus on those opportunities that provide the
greatest potential for job refention and creation.

This Target Industry Chapter identifies the industry clusters
that benefit the most from MetroCOG's assets, region-
al competitiveness, and existing efforts of local and
statewide partners. In addition to informing refention,
expansion, and recruitment efforts, a focus on specific
target industries can better inform decisions on regulato-
ry, procedural, and financial decisions regarding future
land use, priority redevelopment projects, and to en-
courage the types of buildings best suited for a targeted
use or industry.

It is important to note that the industry clusters identified
through this analysis are by no means the only ones that
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could be successful in the region or worth engaging in
refention, expansion, and recruitment efforts. Rather, they
are likely the sectors to which a coordinated, regional
economic development effort should be focused due to
their outsized potential benefits.

B. METHODOLOGY

Before arriving at the identified business development
clusters, this chapter analyzes the local and regional
business climate, how the region measures up to typical
site selection criteria, recent and projected job growth
patterns, and community preference. The region'’s
strengths and weaknesses in each of these areas may
make it more or less competitive to businesses and site
selection professionals considering sites in Connecti-
cut and can dictate which industries have the greatest
chance of success. The MetroCOG Region’s opportuni-
fies are explored in part by analyzing the State of Con-
necticut's performance against several business climate
criteria and identifying ways that the region might set
itself ‘apart from the crowd.’

C. BUSINESS CLIMATE
FACTORS

Evaluating the MetroCOG Region’s overall business
climate in comparison with its state and the country can
assist in identifying programs or initiatives that can help
the MetroCOG Region to stand out from the crowd

as an exceptional place to live and do business within
Connecticut and the Northeast in general.

While quantifying specific business climate factors like
household savings rafes and student loan default rafes
is difficult af the local level, the non-profit group Prosper-
ity Now’s annual Development Report Card for States
provides this valuable information at the state level. The
group's 2019 report ranks each state in 175 categories,
53 of which are included in the analysis that follows
(Table 5-1). They are grouped under the following sub-
categories: Financial Assets and Income, Business and
Jobs, Housing and Homeownership, Healthcare, and
Education.

Analyzing Connecticut’s standing within these catego-
ries can have a number of benefits for the MetroCOG
Region. In categories where the state performs extremely
well, like Annual Average Pay (4th in the nation), the
MetroCOG Region can defermine if it is keeping pace,
and if not, may choose to prioritize catching up as a



Table 5-1:

Category

Financial Assets & Income

cr

us

Scorecard | Connecticut (CT) & Comparison States

Access to Revolving Credit 78.5% 74% 1 1 3 1 27 28 1
Asset Poverty Rate 30.1% 24.1% 37 33 32 | N/A 13 15 Q
Bankruptcy Rate 1.7 2.3 19 5 19 24 18 47 37
Borrowers Over 75% Credit Card Limit 21.8% 25.4% 11 3 21 21 19 7 10
Consumers with Collectfions 16.5% 21.2% 13 4 2 1 21 23 15
Consumers with Prime Credit 58.4% 53% 18 10 23 26 19 27 22
Fell Behind on Bills 11.5% 13.2% 40 43 24 10 6 31 42
Low Financial Well-Being 15% 18% 42 26 37 37 15 26 37
Households with Savings Accounts 75.4% 71.4% 24 15 36 35 29 34 23
Households with Zero Net Worth 21.1% 15.7% 1 31 24 N/A 22 14 23
Income Inequality 521 493 43 48 50 43 34 39 41
Income Poverty Rate 10.6% 12.7% 1 12 36 36 22 22 6
Income Volatility 171% 20.1% 45 40 29 50 24 10 36
Liquid Asset Poverty Rate 32.2% 36.9% 13 24 12 | N/A 11 14 7
Net Worth $115,400 | $92110 1 9 18 N/A 12 15 ]
Saved for Emergencies 63.5% 57.8% 14 35 45 40 20 23 42
Severely Delinquent Borrowers 1.7% 14.8% 19 12 24 23 28 26 21
Unbanked Households 5.5% 6.5% 24 6 45 32 20 34 22
Underbanked Households 15.3% 18.7% 10 23 17 12 32 10 34

Average Annual Pay $62,724 $57266 4 2 3 24 17 6 10
Business Ownership by Gender 1.54 1.25 48 51 33 47 45 21 44
Business Ownership by Race 17.0% 17.6% 26 23 3 29 49 24 20
Business Value by Gender 4.52 3.03 51 46 31 15 28 42 10
Business Value by Race $512,539 | $440,190 12 7 31 35 14 7 4
Employers Offering Health Insurance 51.3% 46.8% o) 23 25 12 22 34 10
low-Wage Jobs Q.4% 18.7% 7 3 10 1 26 19 15
Microenterprise Ownership Rate 170% 18.2% 30 27 3 30 47 23 17
Underemployment Rate 8.2% 7.3% 4] 13 34 31 38 36 21
Unemployment Rate 3.8% 3.7% 32 Q 34 32 34 36 23

Housing & Homeownership

Affordability of Homes 3.63 3.71 28 45 43 4] 14 19 39
Delinquent Mortgage Loans 1.3% 1.1% 38 27 46 36 41 30 48
Foreclosure Rate 1.5% 0.9% 47 29 51 34 40 42 49
High-Cost Mortgage Loans 4.2% 7.6% 15 4 14 22 24 32 28
Homeownership Rate 65.8% 63.9% 31 44 50 44 14 27 39
Housing Cost Burden - Homeowners 30.5% 27.7% 43 41 46 46 20 33 49
Housing Cosf Burden - Renters 52.6% 49.7% 46 38 45 21 28 23 42

confinued on next page
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Table 5-1:

Category

Healthcare

CcT

Score

us

continued

Scorecard | Connecticut (CT) & Comparison States

Rank

Employee Share of Premium 25.8% 27.8% 1 13 4 35 8 14 26
Employer Provided Insurance Coverage 65% 59.5% 15 6 30 19 14 7 Q
Forgoing Doctor Visit Due to Cost Q.2% 13% 6 5 17 13 8 20 33
Poor or Fair Health Status 13.8% 18.4% 4 8 24 26 32 22 2]
Uninsured Low-Income Children 3.5% 71% 8 2 5 3 27 15 35
Uninsured Rate 6.2% 10.4% 8 1 % 3 12 20 25

Borrowers with Student Loan Debt 23.6% 21.9% 38 32 27 34 48 24 32
Disconnected Youth Q7% 11.3% 16 4 27 14 23 20 23
Early Childhood Education Enrollment 67.0% 48.2% 2 5 6 45 20 8 4
Four-Year College Degree 39.6% 32.6% 6 2 Q 15 23 13 4
High School Graduation Rate 87.4% 84.1% 15 13 38 3] 2] 25 2
Math Proficiency - 8th Grade 39.2% 33.8% 7 1 24 36 8 22 3
Median Student Loan Debt $19.451 $18,366 39 34 44 7 45 36 47
Reading Proficiency - 8th Grade 41.0% 33.6% 3 1 29 7 16 15 2
Severely Delinquent Student Loan Debt 12.3% 15.2% Q 5 7 15 23 14 10
Source: Prosperity Now and RKG Associates, Inc. 2021

goal. In categories where the state 1. Financial Assets & the top 20% with 5.21 times the in-

does not do as well, like in Fore-
closure rate (47th in the nation),
the MetroCOG Region can seek
fo differentiate itself by, for ex-
ample, investing in small business
incubator spaces or developing a
program to encourage entrepre-
neurship within the refugee com-
munity by ensuring availability of
housing at lower price points and
creating financial assistance pro-
grams for homeowners who may
be facing a temporary financial

hardship.

These choices can help make the
region as attractive as possible for
firms looking to expand, relocate,
or put down roots, and can help
the employees of those firms to see
the MetroCOG Region as a great
place both work and live.

Income

The Financial Assets and Income
metrics measure wealth and
income equality for individuals
across the state. From an economic
development perspective, states
with broader wealth and income
distribution tend to be more pros-
perous and have more dynamic
entrepreneurial marketplaces.

Connecticut is a wealthy state
overall but has significant econom-
ic inequality. The average house-
hold net worth in Connecticut is

$ 115,400, above the national
average of $92,110, ranking as the
11th wealthiest state overall. How-
ever, Connecticut ranked 43rd in
terms of income inequality, with the
ratio of income of households in
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come of households in the bottom
20% of households, compared to
a ratio of 4.93 times nationally.
Additionally, Connecticut scores
poorly on Households with Zero
Net Worth (worst in the nation)
and on Asset Poverty Rate (ranked
37th). These figures highlight the
polarized fortunes of households
in Connecticut with the wealthiest
households having ample oppor-
tunity to prosper while households
towards the bottom of the eco-
nomic spectrum struggle.  This is
particularly relevant in the Metro-
COG Region, as income disparity
between the City of Bridgeport
and the rest of the municipalifies is
stark.

Most potential remedies for
improving income inequality and
asset poverty involve housing




affordability, workforce develop-
ment, and entrepreneurial oppor-
tunities. At a base level, having
price appropriate housing for exist-
ing residents who work retail /ser-
vice and entry level jobs can have
a substantial impact on household
financial stability. The MetroCOG
Region can combat income in-
equality by committing to stronger,
more targeted entrepreneurial and
workforce development programs
and promoting quality housing
development at a variety of price
points and densities throughout the
region.

2. Business & Jobs

The Business and Jobs metrics
address the quality of jobs and
access to business ownership
opportunities for existing residents.
Connecticut performs well in sev-
eral Business and Jobs categories,
including Average Annual Pay
(4th), Employers Offering Health
Insurance (6th) and Llow Wage
Jobs (7th). This finding is consistent
with the states’ stfrong concentra-
fion in healthcare and financial
companies, which have compara-
tively high average wages.  That
said, there are categories where

Connecticut does not compare
well nationally. Most notably,
Connecticut ranks 48th (out of 51)
in business ownership by gender
and 51stin business value by
gender. Effectively, Connecticut
has some of the largest disparity
in the number and value of wom-
en-owned businesses. Further, the
ratio of persons underemployed
(working below the training,/edu-
cation capabiliies) ranks among
the ten worst in the U.S.

From an economic development
perspective, this data presents
opportunities for the MetroCOG
Region. On one hand, the strong
entrepreneurial spirit in Connecti-
cut provides the region a substan-
tial economic development op-
portunity to connect with the highly
skilled, established workforce that
may desire to start their own com-
pany. These individuals represent
potential entrepreneurs/business
owners that local programs could
help encourage. More specific
to the research findings, an entre-
preneurial /small business program
that targets minority-owned and
women-owned businesses also
could help address the value
divide. Interviews with minority

business leaders identified the gap
between entrepreneurial spirit in
some local non-white residents
and knowledge and support of
existing programs.

From a workforce readiness
perspective, local employers—
particularly production-based
employers—indicated the chal-
lenge to find skilled labor. The
region has the opportunity to
better connect training programs
and existing workforce needs, and
target market those programs to
underemployed workers through

a more comprehensive, proactive
markefing campaign. These efforts
may help address skills or oppor-
tunity gaps to help these workers
become fully employed.

3. Housing &
Homeownership
Opportunities

Housing and Homeownership op-
portunities are one of the biggest
business atfraction and quality of
life challenges facing Connecti-
cut, and the MetroCOG Region.
Despite having a homeownership
rate above the national average,
the state ranks towards the bottom

Table 5-2: Households by Cost Burdening | | 2017

Cost Cost

Income Cohort Subtotal Burdened % Burdened Subtotal Burdened % Burdened
Below 30% AMI 14,910 11,560 /7.5% 5,290 4,710 89.0%
30% to 50% AMI 7879 6,315 80.1% 7155 5,845 81.7%
50% to 80% AMI 6,080 2,665 43.8% 8,475 5,100 60.2%
80% to 100% AMI 3,419 /24 21.2% 6,890 3,540 51.4%
Above 100% AMI 6,860 325 4.7% 45935 6,345 13.8%

Total Households 39,148 21,589 551% /3,745 25,540 34.6%

Source: U.S. Department of Housing and Urban Development
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in terms of share of owners who
are cost burdened — as defined
as spending more than 30% of
income on housing costs (ranked
43rd). Additionally, the state ranks
471h in foreclosures, indicating that
while the state has a higher-than
average share of homeowners,
many households may be stretch-
ing their financial means for the
purpose of homeownership.
Affordability is not just an issue for
homeowners, as the state ranks
46th in terms of share of renters
who are cost burdened. Whether
renfing or owning, housing afford-
ability is a major issue in the state.

Local cost burdening data corrob-
orates these statewide findings,
partficularly for modest income
households in the MetroCOG
Region (Table 5-2). More than
80 percent of households earn-
ing below 50 percent of AMI
were cost burdened in the region,
as compared fo 4.7 percent of
renfers and 13.8 percent of owners
earning over 100 percent of AMI.
This issue is not reserved for the
more affluent municipalities in the
MetroCOG Region, either. Indi-
vidual municipality data revealed
that residents of Bridgeport, which
has the comparatively larger share
of modest-priced housing, were

disproportionately cost burdened
compared to other MetroCOG
communities due to their lower
income levels.

Promoting the development of
more housing, particularly housing
targeting middle and low-income
households, will help to alleviate
much of the housing cost pres-
sures in Connecticut. Additionally,
housing targeting renters, such as
rental apartments and townhomes
should also be developed to pro-
vide additional attainable housing
opportunities for those unable or
not wanting to own a home.

4. Healthcare

Healthcare metrics provide insight
info residents’ access to health in-
surance, their overall health status,
employers’ share of healthcare
premiums, and other measures. In
this category, Connecticut is one
of the country’s better-performing
states. The state ranks in the fop fen
in terms of Uninsured Rate (8th),
Rate of Uninsured Low-Income
Children (8th), Poor or Fair Health
Status (4th), and Share Forgoing
Doctors Visit Due to Cost (6th).

To this point, the State is home to
one of the top medical schools
in the country with a number of

affiliated doctors and medical
institutions throughout the state.
Additionally, the state is also prox-
imate to both New York City and
Boston with their own strong and
far-reaching health ecosystems.
The MetroCOG Region is served
by three major medical facilities,
two inpatient hospitals, and an out-
patient facility. While healthcare is
a major strong point in the state, it
is imperative that access to quality
healthcare continues to be avail-
able to all MetroCOG residents,
including those with lower incomes
and other barriers to access.

5. Education

High-performing schools are
crifical fo aftracting and retaining
new firms and residents, especially
those that wish to “put down roofs”
in the community for the long term.
Separating “successful” schools
and districts from the pack is diffi-
cult, as success can be measured
in many different ways. Standard-
ized fest scores and graduation
rates are among the most com-
monly cited measures but fail to
account for socioeconomic factors
that may be driving them; a gradu-
afion rate of 85 percent in “com-
munity X" may actually represent

a more impressive performance

Table 5-3: School Districts by Niche Rating |

Numberof % Proficient | % Proficient — Graduation % Free &

School District Rating Students in Reading in Math Rate Reduced Lunch

Bridgeport School District C- 20,396 28% 15% 75% 50.9%
Easfon School District A- 897 83% 73% - 3.7%
Fairfield School District A+ 9,805 78% 69% Q6% Q9%
Monroe School District A 3,105 79% 66% Q5% 8.3%
Stratford School District B- 6,762 49% 32% 02% 45.6%
Trumbull School District A 6,722 80% 74% 7% Q.6%

Source: Niche.com and RKG Associates, Inc., 2021
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Notes: Easton School District does not contain a High School



than a Q0 percent graduation

rate in "community Y" if the former
faces starker economic or social
challenges. That said, traditional
measures of school district success
are readily available online and
can dramatically affect the market-
ability of a community in the eyes
of prospective firms and residents.

In general, the sfate of Connecticut
scores well on education-related
metrics, except for those relating o
student debt. Of particular strength
are 8th grade reading and math
proficiency (ranked 3rd and 7th,
respectively), Early Childhood
Education Enrollment (ranked
2nd), and Share with a Four-Year
Degree (ranked 6th).

However, education quality is
uneven in the MetroCOG Region.
The Bridgeport School District, the
largest school district in the region,
has poor educational outcomes,
with less than a third of students
proficient in reading and less

than 20 percent proficient in math
(Table 5-3). Additionally, the city's
graduation rate significantly lags
the state-wide and national gradu-
ation rate. The other school districts
have significantly betfter education-
al outcomes and proficiency rates
are in line or significantly above
state-wide averages.

The education performance data
indicate the opportunity fo better
connect the region’s workforce
development programs and
secondary education programs.
Interviews with local education
leaders indicate there are several
programs already active within the
MetroCOG Region fo connect
secondary education to college
preparatory, vocational, and
workforce development programs.
However, there was recognition
that these programs are not offen

Figure 5-1: Total Crimes by Year | MetroCOG Region | 2010-2019
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connected to existing business
needs or opportunities and ad-
vertising of these programs is not
consistent throughout the region.
Better connecting education
programs fo potential employment
opportunities could improve edu-
catfion performance metrics |i.e.,
graduation rate), create a better
prepared workforce for existing
and prospective businesses, and
improve income disparities in the
region.

6. Crime

Quality of life factors are akin

fo business climate factors in site
selection. Companies, particularly
small and mid-sized companies,
value quality of life factors along
with those that have a direct im-
pact on their business operations.
One of the most notable is crime
occurrence. Simply put, feeling
safe is a fundamental requirement
that workers have af their job and
in their homes.

The MetroCOG Region has
improved its safety record over the
past decade. According to the
Connecticut Uniform Crime Re-
porting Program, total crimes have

declined by more than 35 percent
in the region between 2010 and
2019 (Figure 5-1). Both property
crime (35 percent) and violent
crime (39 percent) experienced o
nef decline. This data finding is an
important selling point for prospec-
tive companies, particularly those
that would be bringing in new
employees.

The MetroCOG Region follows
similar urban/suburban crime pat-
terns as the rest of the U.S. While
the net number of crimes were
highest in Bridgeport, the city also
has the largest population base.
Based on 2019 data, the Met-
roCOG Region averages 1,914
crimes per 100,000 persons.
Crime rates by municipality ranged
from 559 crimes per 100,000
persons in Easton to 2,301 crimes
per 100,000 persons in Trumbull
(Table 5-4). That said, the Re-
gion’s more densely developed
communities and those with the
highest concentrations of refail
development (typically the largest
generator of property crime) have
the highest crime rates.

Interestingly, Bridgeport's reputa-
tion about crime does not appear
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Table 5-4:

by Municipality |

Violent Crime

Property Crime

Total Crime

Crimes Rate/100k Crimes Rate/100k Crimes Rate/100k

Municipality — Population Committed People Committed People Committed People
Bridgeport 144,908 843 582 2,465 1,701 3,308 2,283
Easton /519 0 0 42 559 42 559
Fairfield 62,239 31 50 Q4] 1,512 Q72 1,562
Monroe 19,466 3 15 84 432 87 447
Stratford 52,034 71 136 859 1,651 @30 1,787
Trumbull 35,772 45 126 778 2175 823 2,301
MetroCOG 321938 Q93 308 5,169 1,606 6,162 1914

Source: Connecticut Uniform Crime Reporting System

fo be substantiated by the data.
Anecdotal information collected
through several interviews indicate
there is a misconception about the
safety of Bridgeport, particularly
in the downtown area of the city.
While these reputations typically
stem from historic conditions, they
oftentimes do not get modified
without fact-based campaigns to
change opinions—particularly of
people who do not frequent these
areas. As noted earlier in this
section, crime has declined sub-
stantially since 2010 in the Metro-
COG Region. Within Bridgeport,
this decline reached almost 4/
percent, well above all the other
municipaliies. From an econom-
ic development perspective, this
progress and achievement needs
to be celebrated and marketed

fo ensure perceptions of Bridge-
port (both from within the region
and for prospective companies/
workers considering coming to the
region) are accurafe.

44 MetroCOG | RKG | CEDS | Technical Appendix

D. SITE
SELECTION
CRITERIA

Site-specific selection factors

are key criteria when firms weigh
decisions about where to locate,
move, or remain. Are there vacant
parcels or adaptable structures
available for development? Does
a site have good access to high-
ways or public fransportation? Is

it available at a reasonable cost?
In addition to a site being physi-
cally and financially within reach,
business leaders evaluate factors
like local labor costs, tax rates,
and labor availability, among
others. Area Development Mag-
azine, a site and facilities planning
publication, releases an annual
ranking of fop site selection factors
according fo a survey of American
corporate executives. The infor-
mation in the ranking highlights the
relative importance of a variety of
factors, ranging from quality of life
to available labor, when making
site selection decisions. While the
survey results are not specific to

any geographic areq, they help
communities like the MetroCOG
Region to understand how they
can meet firms’ most pressing site
selection needs, and where to
focus efforts to improve.

Firms’ most important selection cri-
teria have shifted over time. While
highway accessibility and labor
costs have consistently been the
two most important factors in site
selection since at least 2000, firms
now pay much closer aftention to
"soft criteria” like the availability of
skilled labor and the quality of life
that communities can offer would-
be employees (Table 5-5). A
necessity fo seek out sites that offer
high quality of life may be reflec-
five of a more employee-focused
culture in which firms feel the need
fo court prospective workers that
change jobs relatively frequent-

ly. The strong national economy
that has emerged since the 2008
financial crisis has also seen firms
place comparatively less impor-
tance on a state or municipality’s
incentive packages. And while the
pandemic has disrupted most busi-



Table 5-5: Executives’

, Changing Preferences

2000-2019
2019 2018 2010 2000
Highway Availability of Highway Highway
Accessibility Skilled Labor Accessibility Accessibility
é\l:iclllileo dbiLlioTE;c())rf Labor Cosfs Labor Costs Labor Cosfs
Highway A Availability of
Labor Costs Accessibility Tox Exempfions Skilled Labor

Quality of Life Corporate Tax Rate

Construction Costs

Occupancy or Corporate Tax Rate

Occupancy or

Tax Exemptions
Construction Costs X Bxempl

State & Local
Incentives

State & Local
Incentives

Corporate Tax Rate Quadlity of Life

Corporate Tax Rate

Tax Exemptions

Source: Area Development Magazine Corporate Survey and RKG Associates, Inc., 2021

ness markets and financial stability
has become a challenge in the
short-term, current market indica-
tors suggest the dependence on
strong fundamentals (i.e., available
and qualified workforce, access to
markets) has remained and likely
will increase info the future.

The MetroCOG Region has some
competitive advantages and
disadvantages within these top site
selection criteria (Table 5-6). The
region’s physical location provides
it with many competitive advan-
tages. The community is located
along I-95, connecting the region
to all other major markets that are
located along the East Coast. Ad-
ditionally, the region is located in
close proximity to both New York
City and Boston, allowing Met-
roCOG residents and businesses
close access to these markets as
both customers, suppliers, and em-
ployers. The area’s well-educated
population means a strong avail-
ability of skilled labor. Compared
to elsewhere in Connecticut, oc-
cupancy costs are cheaper in the

MetroCOG Region. This is both an
advantage and disadvantage, as
the region is able to attract tenants
wanting to be in Fairfield County
but unwilling or unable to pay for
more expensive locations. How-
ever, construction costs are similar
in the MetroCOG Region to other
areas of Fairfield County, mean-
ing that all else equal, developers
would rather build in areas where
they are likely to net a higher
refurn.

Quality of life in the region in-
volves tradeoffs. While the region
is relatively more affordable from
a fotal cost perspective, the area
does not have the amenities that
many other communities in Fairfield
County offer. Additionally, the
region suffers from a relatively high
cost of doing business, including
taxes, labor costs, energy costs,
and environmental regulations.
However, these issues are present
at the stafe level and therefore do
not necessarily put the MetroCOG
Region at an advantage or disad-
vantage compared to elsewhere

Table 5-6: National

| 2019

Rank | Factor

Highway

] Accessibility A
Availability of

2| Skilled Labor A

3 Labor costs v

4 Quality of Life s

5 Occupancy or A
Construction Costs v
Corporate Tax

6 —
Rate
Energy Availability

/ and Costs v

8 Tax Exemptions v
Environmental

7 Regulations v
Proximity to Major

10 Markets A

A Green Triangle, Competitive
Strength

VW Red Triangle, Weakness

Black Bar, Consistent with

Competitors

Source: Area Development Magazine
and RKG Associates, Inc. 2020

in Fairfield County and the state.
Overall, these issues put the state
of Connecticut at a disadvantage
compared to other stafes, partic-
ularly those in the sunbelt region
that have experienced significant
economic growth over the past ten
years.
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E. INDUSTRY
ANALYSIS

The target industry analysis casts a
wide net in determining potential
employment sectors for the re-
gion to proactively preserve and
expand. Taking a more aggressive
approach to identifying possible
industry fargets for the MetroCOG
Region enables both regional
partners and each municipality’s
economic development office to
refine its proactive marketing and
recruitment outreach efforts. In this
confext, aggressive means that the
screening process was inclusive
rather than exclusive relative to
potential opportunities that may
appear marginal considering
historical economic frends. Being
inclusive at this phase ensures any
potentially viable options can be
tested before being eliminated.

Furthermore, the business de-
velopment list looks beyond just
static targets. They identify vertical
(supply-chain) and horizontal
(market) relationships within the pri-
mary target markets. By using this
methodology, the MetroCOG Re-
gion's implementation partners can
apply a comprehensive approach
to building upon existing industry
clusters and developing new ones.
This is particularly important when
targeting industries that already
have a relationship with an existing
regional industry and/or business,
such as the existing aerospace
manufacturing cluster surrounding

Sikorsky.

1. Industry Strength
Analysis

RKG Associates assessed the
relative employment strength

of MetroCOG's and Fairfield
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Figure 5-2: Industry Strengths | Fairfield County | 2010-2020
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Figure 5-3: Industry Strengths | MetroCOG Region |2010-2020
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County’s business community. The
analysis focused on three prima-
ry indicators: [1] net number of
jobs, [2] employment growth from
2010 to 2020, and [3] location
quotient . This analysis reveals
those employment sectors that are
well established and/or emerging
within a given study area. The
results of this analysis are detailed

in Figures 5-2 and 5-3.

Fairfield County has long been
dominated by service-based
industry sectors. Health Care
and Social Assistance is the
largest sector in Fairfield County

(68,444 jobs) and experienced
an increase of more than 6,700
jobs since 2010. All of the Coun-
ty's ten employment secfors with
location quotients above 1.00 are
service-based sectors, with Man-
agement of Companies (1.80)
and Finance and Insurance (1.80)
having the highest concentra-
fions.  In comparison, produc-
fion-based sectors (Agriculture,
Mining, Construction, and Manu-
facturing) combined have a 2020
employment base of 53,286 jobs,
or only 11.6 percent of all employ-
ment in the County. The manu-




facturing sector lost more than 20
percent of its employment during
the last decade, falling to 30,643
jobs from 38,459 jobs. Only

the Finance and Insurance sector
had a larger net loss (9,367 jobs)
and percentage loss (22 per-
cent) during this time period in the
County. This last point is interesting
given the sector's high location
quotient score, indicating that the
sector remains an infegral compo-
nent of the County’s marketplace
despite its substantial employment
losses.

In terms of employment scale and
nef job performance, the Metro-
COG Region has experienced
similar employment shifts since
2010 as the rest of the County. The
Health Care and Social Assis-
tance industry sector constitutes
the largest sector in MetroCOG,
has a concentration of jobs
compared to national levels, and
has experienced a net increase

in employment since 2010. Al

but one of the growth sectors are
service-based (Construction being
the only production-based growth
sector). The Finance and Insur-
ance sector experienced a net
decline in employment since 2010
in the MetroCOG Region, like the

County as a whole.

However, there are some notable
differences in the industry strengths
for MetroCOG compared fo
Fairfield County. First, produc-
tion-based sectors are more prev-
alent in the MetroCOG Region
and have been more resilient than
the rest of the County. Manu-
facturing has a location quotient
of 1.46 indicating a concentra-
tion. The net change in produc-
tion-based employment declined,
but at a lower rate than the County
as a whole. Second, the Trans-

by 4-Digit NAICS Industry

2010-2020

Industry 2020 Jobs Growth

Education and Hospitals (local Government) 8,386 (155)
Restaurants and Other Eating Places 7288 2,003
Aerospace Product and Parts Manufacturing 5,824 (631)
Colleges, Universities, and Professional Schools 5,288 1,826
Llocal Government, Excluding Education and Hospitals 4,749 (1)
Individual and Family Services 3,006 1,427
Offices of Physicians 3,659 437
Services to Buildings and Dwellings 3,247 758
Nursing Care Facilities (Skilled Nursing Facilities) 2,814 (383)
General Medical and Surgical Hospitals 2,665 31
Grocery Stores 2,597 116
Depository Credit Intermediation 1947 150
Building Equipment Contractors 1003 392
State Government, Excluding Education and Hospitals 1,767 (29)
Building Finishing Contractors 1,596 16

Source: EMSI

portation and Warehousing sectfor
constitutes a larger proportion of
the MetroCOG Region's employ-
ment base and experienced more
robust growth than the County as a
whole (presumably due fo the Re-
gion’s location along 1-95). Finally,
the MetroCOG Region has much
lower concentrations of corporate
headquarters (Management of
Companies) and Information jobs
than the rest of the County, where
those operations are much more
prevalent closer to New York City.

2. Largest
Employment
Industries, 4-Digit
NAICS

The MetroCOG Region is domi-

nated by service-based industries.
While MetroCOG has a higher
concentration of production-based
employment (16.5 percent)
compared to Fairfield County as a
whole (11.6 percent), the Region's
employment base remains pre-
dominantly service-focused. Only
two of the 15 largest industries

(by employment) are produc-
fion-based (Table 5-7), Aerospace
Product and Parts Manufacturing—
driven by Sikorsky—and Building
Equipment Contractors.
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by 4-Digit NAICS Industry

| 2010-2020

2010-2020
Industry 2020 Jobs Growth
Restaurants and Other Eating Places 7288 2,003
Colleges, Universities, and Professional Schools 5,288 1,826
Individual and Family Services 3,006 1,427
Services to Buildings and Dwellings 3,247 758
Printing and Related Support Activities 894 447
Offices of Physicians 3,659 437
Outpatient Care Centers 830 412
Building Equipment Contractors 1003 392
Personal Care Services 1,331 373
Offices of Other Health Practitioners 1,545 345
Other Amusement and Recreation Industries 1,444 335
Elementary and Secondary Schools 1,434 282
Special Food Services 1,095 268
Couriers and Express Delivery Services Q04 234
i;?;;géiT%ifgzs‘ei:;iment Communities and Elderly 645 207

Source: EMSI

Table 5-9: by 4-Digit NAICS Industry
| 2010-2020

2020  2010-2020
Industry Jobs % Growth
Aerospace Product and Parts Manufacturing 5,824 (631)
Religious Organizations 1,439 (6206)
Insurance Carriers 444 (607)
Commercial and Service Industry Machinery Manufacturing 621 (477)
Computer Sysfems Design and Related Services 682 (471)
Newspaper, Periodical, Book, and Directory Publishers 363 (425)
Nursing Care Facilities (Skilled Nursing Facilities) 2,814 (383)
Clothing Stores 890 (3406)
Electrical Equipment Manufacturing 107 (285)
Securities & Commodity Contracts Intermediation & Brokerage 307 (269)
Machinery, Equipment, and Supplies Merchant Wholesalers 371 (240)
Federal Government, Civilian 976 (200)
ie;;:; ,S\;/(r;f:j;cciurik;er, & Artificial & Synthetic Fibers & Fila- 205 (186)
Warehousing and Storage 354 (157)
Education and Hospitals {Local Government) 8,386 (155)

Source: EMSI
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Healthcare and education ser-
vice industries constitute most of
the largest employment industries.
Government-operated education
systems and hospitals constitute the
largest employment industry with
8,386 jobs (with all of those jobs
being public schools). Colleges,
Universities, and Professional
Schools (5,288 jobs), Offices of
Physicians (3, 659 jobs), Nursing
Care Faciliies (2,814 jobs) and
General Medical and Surgical
Hospitals (2,605 jobs) also ranked
in the top ten in employment.

3. Net Employment
Growth 4-Digit
NAICS

The MetroCOG Region expe-
rienced a net increase in jobs
between 2010 and 2020. This
finding is significant given Fairfield
County as a whole experienced a
net decline during the same time
period. However, employment
growth was almost exclusively in
service-based businesses. Resfau-
rants and Other Eating Places
experienced the largest growth, at
2,000 netf new jobs since 2010,
followed by Colleges, Univer-
sities, and Professional Schools
(1,826 jobs). Building Equipment
Contractors (392 jobs) was the
only production-based industry

o experience a net increase
since 2010 (Table 5-8). In con-
frast, the Aerospace Product and
Parts Manufacturing industry
experienced the largest net loss

in employment for all industries,
declining 631 jobs (Table 5-9).

The confinued fransition from
production-based employment to
service-based employment is con-
sistent with regional and national
frends. At a base level, many



production-based operations

are less cost competitive in the
U.S. compared to the rest of the
world. This makes it challenging
for existing companies fo compete
and refain current staffing levels.
Further, production-based indus-
fries are adopting new automa-
tion and artificial intelligence (Al)
technology allowing fewer human
workers to produce the same—or
even more—product. To these
points, the future of MetroCOG's
production-based economy will
need to be about appropriate use
of modern space and technology
investment as it will be about labor
availability and job retention.

4. Percentage
Employment Growth
4-Digit NAICS

While net employment changes
are one way to gauge industry
frends, percentage employment
changes reveal the scale of that
change. Within the MetroCOG
Region several higher-skilled
white-collar industries are emerg-
ing. Most notably, the Scientific
Research and Development
services (194.7 percent) and Soft-
ware Publishers (193.1 percent)
nearly doubled since 2010 (Table
5-10). While sfill comparatively
small in terms of total employment
numbers, these trends indicate the
MetroCOG Region is attractive to
a variety of company types. Other
trends of note include three small-
er-scale manufacturing industries
(Fruit and Vegetable Preserving
and Specialty Food Manufactur-
ing, Beverage Manufacturing, and
Electrical Equipment and Compo-
nent Manufacturing) experiencing
substantial gains. The rise in popu-
larity of craft foods and beverages
(particularly alcoholic beverages)

Table 5-10:

by 4-Digit NAICS Industry

(minimum 100 jobs) |

| 2010-2020
2020 2010-2020

Industry Jobs % Growth

Scientific Research and Development Services 304 194.7%
Software Publishers 212 193.1%
Utility System Construction 251 132.0%
Fruit & Vegetable Preserving & Specialty Food Manufacturing 153 120.9%
i I
Printing and Related Support Activities 894 100.0%
Outpatient Care Centers 830 Q8.7%
Other Transit and Ground Passenger Transportation 257 92.3%
Promoters of Performing Arts, Sports, and Similar Events 227 68.6%
Beverage Manufacturing 325 65.4%
Individual and Family Services 3,006 57.6%
Other Electrical Equipment and Component Manufacturing 244 54.0%
Highway, Street, and Bridge Construction 287 53.9%
Colleges, Universities, and Professional Schools 5,288 52.7%
é}uepneerrcoelnf:gresrchondise Stores, including Warehouse Clubs and 51 50.0%

Source: EMSI

has created opportunities within

the MetroCOG Region.

5. Projected

Employment Growth
4-Digit NAICS

According to EMSI, employment
changes over the next decade will
closely reflect recent employment
patterns. Healthcare and educa-
tion industries are projected to ex-
perience the greatest employment
gains over the next decade (Table
5-11), while specialty sectors like
Scientific Research and Develop-
ment Services are projected to
continue to thrive in the Region. In
contrast, the data also indicate
that the Region’s production-based
economy will experience a nef de-
cline in jobs, led by the Aerospace
Product and Parts Manufacturing.
This finding is not surprising, as

the projection data are based, in
part, on maintaining the status quo
in several market influences. In
other words, the projections reflect
the assumption that local, region-
al, and national economic and
market climate factors will remain
consistent.

From a market perspective, the
continued investment and focus
on automation and Al will impact
both service-based (i.e., financial
services and information) and
production-based (i.e., publishing
and manufacturing) industries.
However, these assumptions

also reflect a status quo of local,
regional, and national economic
development efforts. To this point,
RKG Associates believe that a
more comprehensive, proactive
regional economic development
effort can materially change these
projections info the future.
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Table 5-11:

Industry |

by 4-Digit NAICS

| 2020-2030

2030  2020-2030

Industry Jobs Growth
Colleges, Universities, and Professional Schools 6,712 1,424
Restaurants and Other Eating Places 8,520 1,232
Individual and Family Services 4,861 955
Services to Buildings and Dwellings 3,836 589
Offices of Physicians 417 459
Offices of Other Health Practitioners 1,889 344
éi?ltiit?:sir}gr(fh(:eE‘z(—::r;jmen‘r Communities and Assisted Living 018 579
Outpatient Care Centers 1,079 249
Personal Care Services 1,533 202
Building Equipment Contractors 2,092 189
Residential Intellectual and Developmental Disability, Mental 1635 180
Health, and Substance Abuse Facilities '

Elementary and Secondary Schools 1,613 178
Education and Hospitals {Local Government) 8,564 178
Home Health Care Services 1,768 173
Scientific Research and Development Services 4061 158

Source: EMSI

6. Industry Cluster
Analysis

The target industry analysis com-
bines empirical data assessment
with qualitative market analy-

sis. Data points, such as current
location quotient and historical
employment growth, provide a
clear measure of how successful
and impactful a given industry

has been within the MetroCOG
Region. This information is juxta-
posed against more qualitative
analysis, such as local and re-
gional appropriateness and land
use appropriateness, to assess
and identify non-traditional targets
and prioritize various opportuni-
ties. Each rating criteria was then
scaled based on input from the
community (detailed in Chapter

6 - SWOT Analysis) and RKG As-

sociates’ professional judgement.
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The results of this effort provide a
list of industry clusters that offer the
MetroCOG jurisdictions the great-
est potential for industry retention,
expansion, and recruitment. As
noted, this does not indicate that
all other industry sectors cannot
be successful locally. Rather, these
chosen clusters most likely will
maximize the return on staff and
money invested in marketing and
assistance.

Table 5-12 details the target
industries from the 2009 One
Coast, One Future CEDS effort (of
which the MetroCOG Region was
a part) and the proposed target
industries for MetroCOG in 2021.
As noted, the proposed target
industries are more focused on the
specific strengths and opportunities
of the MetroCOG Region, and
less so on the larger One Coast,
One Region study area (detailed

in Chapter 2 - Demographic
Analysis). More specifically, the
proposed target industries identify
the continued opportunity and
potential of key components of the
Region’s production-based econ-
omy.

The following section provides a
description of the proposed target
clusters. Table 5-13, at the end of
this document, provides greater
detail of specific industry groups
that provide the MetroCOG
Region the best chance for suc-
cess in retention, expansion, and
recruitment

Legacy Manufacturing

The legacy Manufacturing cluster
includes the two primary manu-
facturing sectors [Aerospace and
Medical Equipment) and incor-
porafes the potential for growing
Intermediate Parts Manufacturing,
which is critical to these two prima-
ry manufacturing clusters.

The Aerospace Manufacturing
cluster is a long-established cluster
focused on Sikorsky Helicopter.
The presence of Sikorsky has at-
tracted other smaller intermediate
manufacturers in the region as well
as professional and technology
companies focused on the opera-
tions component. The MetroCOG
Region offers strong highway
connectivity for parts movement
and access for this local cluster
that operates globally within both
air transportation and military
applications. From an air franspor-
tation perspective, the substantial
hit recently incurred due to the
COVID-19 pandemic is projected
to reverse and reach pre-COVID
levels. From a military focus, the
continued escalation of political
tensions likely will increase de-
fense spending domestically and



Table 5-12: CEDS

, Previous & Proposed

2009 One Coast, One Future 2021 MetroCOG Region
CEDS larget Industries CEDS larget Industries
BioScience legacy Manufacturing

Finance & Insurance

Healthcare

Aerospace
Medical Equipment & Supplies
Intermediate Parts

Maritime Industries

Consumables Manufacturing

Tourism

Internet of Things (loT)

Source: RKG Associates

internationally. Both occurrences
benefit the region’s aerospace
cluster. A stronger connection
between workforce develop-
ment programs and the diverse
labor needs within the aerospace
manufacturing cluster is an area of
opportunity. Investment/strategies
to modernize and,/or redevelop
obsolete industrial space with fo-
cilities more conducive to modermn
manufacturing practices is a further
opportunity.

As noted earlier in this section,

the MetroCOG Region has an
existing cluster of medical device
manufacturers. The medical device
manufacturing cluster benefits from
the same regional advantages as
the aerospace cluster (i.e., frans-
portation access, well-educated
labor force...). The recent increase
in research and development op-
erafions in the MetroCOG Region
is another benefit for the medical
equipment cluster, as R&D invest-
ment is a comersfone of product
invention and innovation. These
employment categories are some
of the most sought after in econom-
ic development efforts around the
country today due to their gener-
ally high-paying jobs and positive
effects on support industries — not

Health Care

Recreation & Leisure

to mention their ability to grow a
community’s brand as a place for
innovation.

Firms working in this space tend
fo cluster together, often near
top-tier research industries - with
Kendall Square’s proximity to the

Massachusetts Institute of Technol-

ogy MIT in Cambridge, MA as a
primary example. That said, the
COVID-19 Pandemic has shown
the potential for teleworking and
off-site collaboration. The Met-
roCOG Region is well poised to
attract researchers and scientists
if the appropriate facilities are
available. Thus, a regional effort
to promote the creation of appro-

priate space of medical equipment

R&D and manufacturing will be
critical to retention and expansion
efforts. Creating specific incen-
fives to help offset less competitive
costs (i.e., utilities and property

taxes) would benefit the growth of

this cluster.

As noted, both of these primary
manufacturing clusters rely on
intermediate parts suppliers to
succeed. In fact, there are sev-
eral primary manufacturing sec-
tors (albeit much smaller) within

the MetroCOG Region and the

greater Northeast Region that rely
on these parts suppliers. Creat-
ing a competitive advantage for
intermediate parts suppliers could
create new activity that surpasses
the potential of just the MetroCOG
Region. Based on feedback from
existing business owners, there are
opportunities to grow this cluster
through a concerted workforce
development effort combined with
an incentive program that can mit-
igate some of the Region’s higher
operational costs.

Consumables
Manufacturing

The Consumables Manufacturing
cluster builds upon the contin-

ued success that the MetroCOG
Region has in its food manufac-
turing (i.e., The Cannoli Pie Com-
pany) and its emerging beverage
manufacturing (i.e., Two Roads
Brewing, Athlefic Brewing) sectors.
Simply put, the MetroCOG Region
is well positioned in the heavily
populated Northeast Region that
has a large consumer base with
substantial disposable income.
The Region’s multi-modal transpor-
tation connectivity makes the area
ideal for consumables manufac-
turing for companies targeting the
MetroCOG Region, Connecticut,
and the greater New York-Boston
Metroplex.

There are several other competitive
advantages to the MetroCOG
Region as well. The consumables
market is well adapted to smaller,
less modern space. Many con-
sumable manufacturing operations
can sustain in smaller flex space
and even within outdated retail
space. Consumable manufac-
turing also has a lower barrier

to entry, making entrepreneurial
development more feasible. A
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concerted business incubator /
accelerator program connected
to consumables could create new
opportunities for both manufactur-
ers and restauranteurs. Finally, the
Region’s affluent, aging population
will continue to support dining out
and artisan foods spending info
the foreseeable future.

Internet of Things (loT)

The “Internet of Things,” or loT, in-
dustry cluster focuses on the ways
in which the Internet and other
communications technology can
bring smart design to sectors like
manufacturing, shipping, and con-
sumer electronics. The loT cluster
combines with other industries such
as monufccfuring, home automa-
tion, and financial services (which
is prevalent throughout Fairfield
County).

Specific to MetroCOG, loT re-
flects the potential to connect the
Region’s legacy manufacturers with
their need /demand for automa-
tion and Al technology. The recent
growth in research and develop-
ment in the region exemplifies the
opportunity to better connect the
Region'’s higher education institu-
tions, industry leaders, and the ex-
fremely strong regional workforce.

It is likely that MetroCOG's initial
engagement into the lol market-
place would be smaller, start-up
companies and those businesses
that support the larger loT supply
chain (i.e., a software develop-
ment company). The Region's high
quality of life, well-educated work-
force, and proximity to existing loT
centers [i.e., Route 128 Corridor)
make MetroCOG competitive in
this environment. One approach
would be to engage with existing
office space and proposed devel-
opments to investigate the poten-
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fial to dedicate space (through
design or amenities) to target this
marketplace.

Health Care

Health Care is the largest, and
fastest growing, cluster anchored
by three institutions within the
Region (Saint Vincent's Medical
Center, Bridgeport Hospital, and
Yale New Haven Hospital-Park
Avenue Medical Center). Sup-
porting the growth and success
of the health care industry is both
prudent (with a growing aging
population) and opportunistic
(attracting greater coverage for
local residents). The secondary
effects of the thousands of health
care workers are felt throughout
the economy, driving real estate
development, retail spending,
tax receipts, and other impacts.
Healthcare's location quotient
of 1.50 means that MetroCOG
is home to a significantly higher
concentration of these positions
relative to the U.S. To these points,
the continued growth of Metro-
COG's health care industry must
be at the heart of any economic
development strategy.

Arts, Recreation & Leisure

The MetroCOG Region has a
solid foundation in Recreation and
Leisure industries, particularly in
the arts and entertainment cluster,
the maritime cluster, and in cot-
tage producers of non-essential
consumables. Local residents and
visitors benefit from the existing
coastal amenities, world-class
recreation and arts venues, historic
attractions (i.e., the PT Barnum
Museum), and award-winning
consumable producers. Further,
there is substantial investment
occurring in the Recreation and
Leisure market, particularly the

maritime industry. Most nota-

bly, there is a 48-acre project

on Seaview Avenue just south of
I-95 that is being developed to
accommodate a variety of marine
and water dependent uses. North
Sails, one of the world's largest sail
manufacturers, recently relocat-
ed their manufacturing and sales
operations in that area. Bridgeport
Boatworks, a full-service boat
yard for commercial and recre-
ational vessels, recently opened

at the same site. The current site of
Bridgeport Boatworks will also be
the future home of Hornblower, a
company that owns and operates
all of New York City's ferries.

Through this process, RKG Associ-
ates engaged with representatives
from reach of these Recreation and
Leisure clusters. There was con-
sensus that the MetroCOG Region
has benefitted from individual
efforts to grow and susfain Rec-
reation and Leisure activity. Sev-
eral individuals and groups were
recognized for their commitment fo
expanding these options regional-
ly. However, it also was noted that
the lack of a centralized, sustain-
able marketing and coordination
effort limited the potential for
existing businesses to expand and
new businesses to expand info the
MetroCOG Region. It was noted
there are several entities operat-
ing in similar spaces operating on
limited resources that they some-
times have to compete with other
existing groups to secure. This has
made some of these groups focus
on survival rather than expansion.

This was specifically identified in
the arts and entertainment niche,
as almost all participants indicated
this cluster could flourish with a
more comprehensive and coor-
dinated marketing and branding



Table 5-13: Industry Cluster Assessment |

Target Industries

Industry

Cluster Established Growth Emerging

Aerospace . Aircraft Engine and Engine Parts Manufacturing
Manufacturing Aircraft

Manufacturing

Other Aircraft Parts and Auxiliary
Equipment Manufacturing

Medical
Equipment
Manufacturing

Surgical and Medical
[nstrument f\/\onufoduring

Dental Laboratories

Dental Equipment and Supplies Manufacturing
Surgical Appliance and Supplies Manufacturing
Ophthalmic Goods Manufacturing

Intermediates
Manufacturing Measuring and Control

Instrument Manufacturing

Machinery Manufacturing

Metal Treatments
Materials Manufacturing

Electrical Equipment and

Appliance Manufacturing

Consumables
Manufacturing

Commercial Bakeries

Frozen Food Manufacturing

Breweries
Other Artisanal Food Product Manufacturing
Distilleries
Health Care Services for the Elderly
Hospitals
Continuing Care Facilities
Medical/Dental Offices Pharmaceuticals
Medical Laboratories
Nursing Facilities
Research and Development
Arts, Dining Out Venues Cottage Arfisans Waterfront Activities

Recreation &
Leisure

Entertainment /Performing Arts Venues

Physical Artists

Maritime Support Industries

Source: RKG Associates

campaign. Having a centralized
economic development entity

that can coordinate the various
Recreation and Leisure partners
through a proactive and financially
sustainable arts and entertain-
ment advertising campaign could
alleviate those financial challenges
while ‘right-sizing’ this economic
development effort.

From a business development
perspective, there is potential to
develop and promote cottage
production businesses in the Recre-
ation and Leisure market. Cottage

producers are small, independent
businesses that ‘make’ consum-
able goods. These businesses
range from food production [i.e.,
cupcake companies and brew-
eries) to artisans (i.e., carpenters
or artists). Effectively, cottage
production merges the manu-
facturing of a good at a micro
scale and the retail component of
selling that good, which offentimes
are skewed toward indulgence.
Cottage producers already exist
in the MetroCOG Region. These
businesses are helping to infill

existing flex space developments
and retail shopping centers.
Creating a strategy to proactively
recruit these businesses and assist
existing businesses to find per-
manent commercial space in the
Region can benefit both the retail
market segment as well as create
entrepreneurial opportunities for
existing/ prospective residents.
For example, on-site brewery/
restaurants have become a staple
in mixed-use commercial centers
throughout New England.

MetroCOG | RKG | CEDS | Technical Appendix 53



6: SWOT ANALYSIS

A. INTRODUCTION

At the core of any economic development plan is the
idenfification of a community's strengths, weaknesses,
opportunities, and threats (SWOT). A SWOT analysis
should be the foundation on which an economic devel-
opment implementation strategy is built. Enumerating
these assefs and challenges requires the integration of
quantitative analysis, qualitative research, and substan-
fial input from local businesses, residents, and stakehold-
ers. The previous chapters provide detailed analysis

of the quantitative assessment. This chapter details the
stakeholder engagement efforts, qualitative findings and
culminates in the SWOT assessment for the MetroCOG
Region.

B. SUMMARY OF FINDINGS

From an economic development perspective, the Met-
roCOG Region has substantial competitive advantages
(Table 6-1). Most notably, the Region is located along
the 1-95 corridor within the Bridgeport-Stamford—Nor-
walk-Danbury Metropolitan Statistical Area (Table
6-1). Further, the MetroCOG Region has a variety of
real esfate amenities ranging from waterfront property
fo urban centers, suburban communities to large rec-
reational conservation areas. The MetroCOG Region
also has several organizations and entities currently
engaging in economic development af the municipal
and regional levels. There is a strong infrastructure of
economic development activity that already exists.

The largest economic development challenges facing
Greater Bridgeport relate to regional coordination and
collaboration. Simply put, Connecticut has a long-stand-
ing priority for policy and engagement at the municipal
level (codified by Public Act 152 in 1959). Additionally,
local funding structures have created disincentives for
municipalities to engage and fund regional organiza-
tions with authority to make decisions that affect the local
municipalities. Within economic development, a lack

of regional effort can make some larger-scale efforts
very cost ineffective (as they are executed across several
smaller jurisdictions), or highly competitive (the zero-sum
game theory).

While some regions in Connecticut have created pub-
lic-private partnerships that fund regional economic de-
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Table 6.1: Analysis |

Weaknesses

Strengths

Proximity to Major
Markets
Transportation Network
Skilled Regional
Workforce

Production-Based
Economy

Unified Vision

Coordination/
Cooperation

Lifestyle Options

Physical Inventory
Implementation
Infrastructure

Public Perception
Value Proposition

Opportunities Threats

Bridgeport Regional Execution

Redevelopment :
P Intra-Region

Local Talent Competition

Catalyst Sites Aging Workforce

Entrepreneurial Housing Affordability

Development L
P Parochialism

Housmq Typ‘e & Price Funding Structure
Diversity

velopment business retention, expansion, and recruitment
efforts (i.e., the MetroHartford Alliance), not all areas of
the state have successfully implemented true regional ini-
fiatives that bring resources and thought leaders from the
public and private sectors to execute strategies that ben-
efit all communities and their business residents. There
are several national examples (i.e., Hampton Roads
(VA] Alliance and Greenville (SC) Area Development
Corporation) where regional public-private parinerships
coordinate comprehensive economic development
efforts as well.  Finding an approach that activates the
private sector (both in leadership and financing) through
a partnership with the six municipalities will position
Greater Bridgeport to maximize its economic devel-
opment potential in business refention, recruitment, and
atfraction.



C. OUTREACH
METHODOLOGY

RKG Associates gathered input from a wide variety of
leaders, stakeholders, business owners, and the Re-
gion's residents through several initiatives. In addition

to over 40 one-on-one and focus group inferviews,
RKG Associates and the MetroCOG staff administered
two surveys — one for business owners and one for
community residents. The interviews included business
leaders across a variety of industry sectors, regional real
estate professionals (including brokers and developers),
educational partners, cultural institutions, special interest
groups, and residents. RKG Associates also engaged
leaders and economic development and planning pro-
fessionals from each of the six municipalities that con-
stitute the MefroCOG Region to ensure the final actfion
plan considers and reflects the priorities of the member
communities. Finally, RKG Associates worked with the
MetroCOG staff, an economic development working
group comprised of public and private representatives,
and the MetroCOG Board of Directors throughout the
analysis to garner feedback and guidance. The follow-
ing section details the major findings from each of the
outreach efforfs.

1. MetroCOG Resident Survey

MetroCOG requested the public’s input on the status of
the regional economy via a resident survey. MetroCOG
developed and distributed a press release and brochure
with links to the surveys. The press release was first dis-
tributed on February 24th, 2021. The Press Release was
posted on the MetroCOG website (www.ctmetro.org)
and was sent to numerous stakeholders in our Region
including those listed in the box below.

MetroCOG also requested that the stakeholders listed
above distribute the press release and survey links to
their contact lists as well. The press release was sent to
the Connecticut Post and other local newspapers and
blogs. Each municipality also posted the press release
and survey link on their websites and social media
pages.

The resident survey garnered 271 completed responses.
Residents from each of the six municipalities participated
in the survey, with Fairfield (44 percent) and Stratford
(30 percent) comprising the largest share of respon-
dents. The most substantial responses are detailed
below.

Residents most commonly support busi-
ness retention, expansion, and attrac-

tion. The most common responses to “What does
economic development mean to you?” were attracting
new businesses fo the region (21.7 percent), helping
businesses stay and grow (18.8 percent), and improving
the overall business climate (13.3 percent). Keep and
grow existing businesses ranked highest (7,69 out of 10)
in “What should the Region’s most important economic
development goals be?” Preserving existing businesses
and creating opportunities for new businesses were a
common theme throughout the survey, particularly for
write-in responses. These findings are consistent with
feedback from those interviewed for the CEDS pro-
cess. Almost every individual interviewed indicated the
Region’s economic development efforts should focus on
job retention and creation in some form.

Entrepreneur and business startup op-
portunities are desired, but not viewed
positively. While not scoring highly in defining
economic development (4.0 percent), a sizable number
of respondents to the resident survey indicated that cre-
ating new business opportunities through entrepreneurial

Regional Stakeholders

The Bridgeport Regional Business Council
(BRBC) which includes the Bridgeport, Stratford,
and Trumbull Chambers of Commerce.

The Fairfield and Monroe Chambers of
Commerce

BRBC'’s Economic Development Committee
(who is serving as the “CEDS Strategy
Committee”).

Elected Officials and municipal staff (planners
and economic development) of our six member
communities

Connecticut Small Business Development
Center

Capital for Change, our regional Community
Development Financial Institution

COG and MPO (Metropolitan Planning
Organization) Stakeholder Lists

Bridgeport Downtown Special Services District
Arts & Culture Groups (City Lights Gallery &

various organizations).
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programs should be a regional fo-
cus. Only 3.0 percent of respon-
dents indicated that the existing
entrepreneurial development
infrastructure is an asset. Based on
feedback from those stakeholders
interviewed, the perceptions iden-
fified in the resident survey reflect
a lack of awareness of existing
programs as it does the need for
more robust investment in entre-
preneurial development. Several
stakeholders engaged in entre-
preneurial development acknowl-
edged that some current programs
are more reactive than proactive
in new business development but
lamented that general community
awareness of these programs is
not high, particularly outside the
secondary and post-secondary
education environments.

The Region does not
have a strong busi-
ness-friendly reputa-

tion. Respondents commonly
pointed out that existing local and
state policies are challenging for
businesses to succeed. Among
the many comments, tax burden/
tax rates are considered the top
challenge to regional economic
development success (58.7 per-
cent of respondents), followed by
a need for programs to keep and
aftract businesses (43.9 percent of
respondents). Creating more ro-
bust incentive programs and stron-
ger marketing campaigns were
commonly noted as needs for the
MetroCOG Region. Not surpris-
ingly, several responses focused
on the desire to see tax incentives
for businesses. However, there
were several write-in responses
that addressed local policies and
processes as barriers for business-
es fo succeed. More specifically,
having better predictability and
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consistency in permitting and prop-
erty development/investment.

Interestingly, the desire to reduce
the tax burden for residents was
commonly noted as well. While
understandable, seeking tax incen-
fives for businesses while “growing
the industrial /commercial value

of the grand list to reduce the tax
burden on residential” will require
delicate balancing to achieve both
goals. To this point, further analy-
sis info developing new business
retention and recruitment programs
that ease the cost of operating in
the MetroCOG Region, while also
creating net fiscal benefits should
be pursued within each munici-
pality, particularly for any existing
incentive programs already in
place.

There is a dichotomy about
perceptions regarding economic
development, transportation ac-
cess, and housing. Responses from
individuals that reside in Bridgeport
vary from those living in the other
municipaliies. Issues such as trans-
portation access to the region and
jobs, workforce training programs,
and housing diversity and afford-
ability were much lower priorities
for non-Bridgeport residents than
they were for Bridgeport residents.
For example, transportation access
and quality were more com-
monly seen as a strength outside
of Bridgeport. Similarly, public
fransportation was noted more fre-
quently as a strength by residents
of Bridgeport. This dichotomy is
common in the urban/suburban
relationship throughout the U.S.,
and not unique to the MetroCOG
Region. However, having good
connectivity within a region for job
and job fraining access are critical
to promoting business retention
and attraction. Simply put, most

companies seek locations where
all their workforce can find suitable
housing and conveniently get to
and from work. This focus has
intensified over the past several
years as the millennial generation
has become a large portion of the
labor force, as these workers often
value live-work-play convenienc-
es.

Office and retail growth
have the strongest sup-

port. The survey asked residents
fo score the desirability of different
development types. Office and
retail development had the highest
incidents of “somewhat positive”
and “very positive” responses. In
comparison, residential growth
and industrial growth were more
balanced along the scale of
responses. Interestingly, industri-
al development had the highest
incidence of "very negafive”
responses (40 responses), but also
had 42 "very positive” responses.
This differential likely points to in-
dividual's perceptions of industrial
development, and what that type
of development looks like. This is
of crifical importance, given the
Region's existing production-based
economy and ifs potential for
growth and expansion. To this
point, better outreach and en-
gagement with regional residents
on the type of businesses being
recruited and how they will fit info
the community will be important to
garner sfronger public support for
several target industries.

Other findings from the
survey worth noting
include:

Few Bridgeport residents

participated. Despite being
the most populous city in Con-



necticut and accounting for more
than 50 percent of the Region's
population, only 22 respondents
(8 percent) identified as living in
Bridgeport. This finding indicates
that there could be a disconnect
between the city's residents and
MetroCOG's role in economic
development efforts. Bridgeport
residents might not know Metro-
COG and its regional planning
efforts, which might have led them
to not participate in the survey.
Further, it is possible that Bridgeport
residents might be more inferested
and engaged in specific projects
compared to a regional economic
development planning process.
Regardless the reason, increased
outreach and engagement will
likely increase participation,
awareness, and enable better
definition for the City’s economic
development efforts.

More than 33 percent
of respondents are re-

tired. While itis common for
older residents to participate
more heavily in civic activities (like
community surveys), the high inci-
dence of persons no longer in the
workforce may influence some of
the response levels. For example,
only 3.2 percent of respondents
indicated that economic develop-
ment means “workforce training
programs customized to available
jobs.” With one-third of respon-
dents no longer working, this
option may be deemphasized.

Less than 20 percent of
respondents are under
45 years old. Similarly, the

fact that fewer than 20 percent of
respondents identified as being
under 45-years old also may be
impacting the weighting of pri-
orities. Like the finding that few

Bridgeport residents participated,
having few persons in the early
and middle part of their careers
engaged in this conversation
reveals the need for befter com-
munity engagement and outreach.
Simply put, an economic devel-
opment strategy focused on job
retention and creation also must
focus on workforce development.
Having stronger engagement from
that constituency will help create
more refined and targeted strate-
gies that will better serve existing
MetroCOG residents and busi-

nesses.

2. MetroCOG

Business Survey
MetroCOG used the same

outreach strategy to market the
business survey as the resident
strategy. The business survey
received 6/ completed responses.
Interestingly, the resident survey
had 45 respondents identify as
business owners as well. While it
is not possible to confirm they are
the same respondents, at least 33
percent of resident respondents
who own businesses chose not

to respond to the business survey.
The most substantial responses are
detailed below.

Few respondents to the
survey indicate lack of
connectivity with the Re-
gion’s business commu-

nity. Asnoted, only 67 business
owners responded to the survey.
While having a low turnout for an
inifial survey is common, the lack of
participation reveals a disconnect
between the business community
and regional economic develop-
ment efforts. Simply put, economic
development exclusively has been
at the municipal level. While

municipal economic development
should remain a cornerstone within
the MetroCOG Region, there are
certain economic development
initiatives (i.e., workforce devel-
opment, entrepreneurial devel-
opment, industry recruitment...
that are more efficiently done in a
collaborative setting. Establishing
that regional entity and presence
will be a critical first step to stron-
ger business involvement.

Respondents generally
view workforce avail-
ability and quality as
positive, with some ca-

veats. Respondents generally
view the availability of workers at
different skill levels and expertise
positively. However, the availabil-
ity of skilled laborers had several
"poor” ratings. Based on write-in
responses, these companies are
challenged finding certain spe-
cialized workers within the region.
Given the Region's strength in
production-based businesses and
potential for further growth and
recruitment, having both a sizeable
skilled workforce and programs to
train new workers will be import-
ant in sustaining business and job
growth.

Interestingly, respondents noted
that professional workers consfitute
a comparably lower proportion
of workers in the Region and are
projected to only account for 16
percent of job growth for those
respondents. Skilled labor (42
percent) and unskilled labor (18
percent) are projected fo grow
more. This finding is consistent
with historic job growth, as jobs
requiring less than a college de-
gree have increased faster within
the Region than those requiring
post-secondary degrees.
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Almost 33 percent of
respondents do not have
a formal workforce re-

cruitment strategy. Re-
spondents noted that they use
online recruitment sites [i.e.,
Indeed.com) and social media
most commonly fo atiract new
workers. However, almost one-
third of respondents indicated they
use word-of-mouth or no formal
strategy at all. Given 21 of the 67
respondents scored the availability
and quality of labor as “poor” or
"fair”, having a stronger workforce
development and marketing pres-
ence in the Region seems logical.
Itis also consistent with the 12
responses indicating business man-
agement and workforce training
programs would be helpful to their
businesses.

COVID-19 has adversely

impacted respondents.
Most of the respondents to the sur-
vey were adversely impacted by
the COVID-19 pandemic’s social
distancing requirements. Based on
survey responses, retail businesses
were more adversely impacted
than other businesses, which is
consistent with national averag-
es. However, approximately 75
percent of respondents indicated
they were experiencing business
growth prior to COVID-19, indicat-
ing the MetroCOG Region'’s busi-
ness climate was growing. Further,
several respondents project growth
and expansion over the next five
years. Over 40 percent indicate
they will hire new staff and 17 per-
cent indicate they want fo expand
and/or open a new facility within
the Region. The dafa indicates
that the business climate in the
MetroCOG Region generally has
been positive for local businesses.
However, it has not been for all
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companies. As noted, 25 percent
of respondents indicated that busi-
ness activity was flat or declining
prior to the COVID-19 pandemic.
Greater outreach and engage-
ment with existing businesses in the
Region should be a cornerstone of
both local and regional economic
development efforts.

Approximately one in six
respondents expressed
interest in getting busi-
ness/workforce assis-

tance/information. Eleven
of the 67 respondents indicated
they would be interested in having
a representative from MetroCOG
engage with them about business
and/or employment needs. This
finding is not surprising, but very
telling, to the potential economic
development opportunities within
the MetroCOG Region. Re-
search shows that existing business
retention and expansion is much
more effective and cost-effective
in economic development than
attracting new companies to a
region. Given the Region is home
fo tens of thousands of businesses,
the potential to grow regional job
opportunities is substantial simply
by assisting existing business own-
ers through marketing, workforce
development, and other business
assistance services.

Marketing and infor-
mation are commonly

requested as incentives.
Respondents were asked what
type of assistance would be most
valuable. Coordinated local busi-
ness marketing (15 responses) and
local business climate updates (13
responses) were equally valued
as business incentive programs
(13 responses) and stafe financing
programs (10 responses). While

these ratios may not be reflective
of all businesses in the Region, it
indicates that many businesses

are seeking assistance in increas-
ing market awareness or getting
information that can help them
make more informed decisions.
These types of business assistance
programs oftentimes are more ef-
fective and efficient as regional ini-
fiatives. That said, creating a more
financially competitive environment
remains a major factor for both ex-
isting businesses and prospective
businesses (detailed in Chapter 5
~ Target Industry Analysis).

D. SWOT
ANALYSIS
RESULTS

This section summarizes the
MetroCOG Region's economic
development strengths, weak-
nesses, opportunities, and threats
based upon the empirical data
analysis presented in the previous
chapters and stakeholder input.
Stakeholders include citizens,
business owners, local and re-
gional implementation partners,
elected officials, business and civic
community organizations, and
MetroCOG staff. The findings
are grouped into strengths, weak-
nesses, opportunities, and threats,
but not presented in any order of
preference/priority.

1. Strengths

The MetroCOG region has sever-
al competitive advantages when it
comes to economic development,
business atfraction and growth,
and quality of life amenities. The
following attributes were the most
consistently identified by local
business and community leaders
as positioning the region for suc-



cess in business aftraction, reten-
tion, and expansion.

The MetroCOG region
is proximate to Boston
and New York City. As

noted, the region is ideally located
approximately one hour from New
York City and two hours from Bos-
ton. These two regions constitute
the largest (population and eco-
nomic) metroplex in the U.S. from
both an economic activity and
wealth generation perspective.
The economic development bene-
fit of being in this area cannot be
overstated. Geographically, the
MetroCOG Region will appeal

to companies seeking to serve the
local consumer market, the Gold
Coast region of Connecticut, the
greater Tri-State area, the North-
east Region, the U.S., and globadl
markets. The MetroCOG Region
provides physical and financial
access to all these marketplaces.

The MetroCOG Region
has a strong transpor-

tation network. The Metro-
COG Region’s connection fo the
Northeast and the rest of the U.S.
is multimodal. From a vehicular
perspective, 1-95 runs through the
region allowing access not only
throughout the Northeast region,
but throughout the East Coast of
the United States. In addition to
strong road access, the region is
located on the Metro North Rail
line which offers direct access info
Midtown Manhattan. Additionally,
Bridgeport is located on Amtrak's
Northeast Regional Rail line con-
necting the Region to New York
City, Boston, and Washington DC
via rail. Finally, the MetroCOG
Region is connected fo the greater
metropolitan area’s economic ac-
fivity through various transportation

assets, including Sikorsky Memori-
al Airport—a regional commercial
and passenger airport—and the
Bridgeport-Port Jefferson Fer-

ry. There are three international
airports within 60 miles — Bradley
International Airport in Windsor
Locks, Connecticut and LaGuardia
and John F. Kennedy Airports in
Queens, New York.

The Region’s workforce
is highly educated with a

variety of skills. The Region’s
workforce is highly educated,

with a large share of the popula-
tion having eamed a bachelor's
degree or more. This workforce

is aftractive to businesses and
employers requiring a white-collar
workforce. However, in addition
to this white-collar workforce, the
Region has a sizable workforce
skilled in trades and vocations to
support its manufacturing base. As
noted in the business survey, local
employers are generally positive
about the availability and quality
of the local workforce. From an
employer's perspective, the region
is an affractive place to locate due
to the number of workers to sup-
port production functfions requiring
trade-based education.

The Manufacturing base
attracts investment from

outside the Region. As
detailed in Chapter 5 - Target
Industry Analysis, the MetroCOG
Region has a substantial pro-
duction-based economy. Most
notably, the Region’s manufactur-
ing sector has a large presence
anchored by Sikorsky Aircraft.
Historic employment trends indi-
cate that the MetroCOG Region's
production economy has fared
better than the rest of Fairfield
County and Connecticut over the

past ten years, being more resilient
in employment numbers. Based on
inferviews with existing manufactur-
ing operators, the Region remains
a viable location for the produc-
fion-based economy but is facing
external challenges to sustainabil-
ity and growth. From an eco-
nomic development perspective,
the Region’s manufacturing base
provides a much-needed financial
and fiscal stimulus, as this industry
sector’s outputs are almost exclu-
sively sold outside the Region, thus
generating wealth and growing
the overall regional economy.

Several strategic part-
ners are already en-
gaged in economic de-

velopment. While there is
currently no centralized entity or
organization with the financial

and sfaffing capacity to imple-
ment a proactive, comprehensive
regional economic development
effort, there are several public,
quasi-public, and non-profit
organizations engaged in various
regional economic development
efforts within the MetroCOG
Region. These situations exist in
several niches including workforce
development (The Workplace,
Career Resources), local econom-
ic development (municipal staff,
the Small Business Development
Center), and business engagement
(the local chambers of commerce).
To this point, executing a more
holistic regional economic devel-
opment effort will not require a
complete ‘group up’ development
of the infrastructure to be success-
ful. Rather, a regional implemen-
fation entity will have the benefit of
partnering with existing experts/
activists, who will create instant
credibility and enable cost-sharing
opportunities.
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The Region provides a
value alternative for
businesses seeking a
location in the New

York-Boston Metroplex.
Compared to other mefropolitan
areas along the I-95 corridor

and within the greater Northeast
region, the MetroCOG Region
offers comparably lower cost
residential, commercial, and indus-
frial pricing without compromising
proximity or amenities. One of the
Region’s biggest strengths is the
variety of marketplaces provided
by each of the municipalities. This
was noted by business owners
interviewed through this process
as being a primary selling point to
businesses and residents wanting
to be in the 1-95 corridor but un-
willing or unable to pay the higher
cost of operation in other portions
of the New York-Boston region.

2. Weaknesses

There are aspects of the Metro-
COG Region’s location, regula-
fory environment, and community
characteristics identified in the
empirical and qualitative analyses
that could hinder regional business
retention, expansion, and recruit-
ment efforts. The following factors
reflect those issues identified in the
empirical analysis and by partici-
pants in this planning process.

Lack of unified vision for

the Region. The interview pro-
cess and survey efforts revealed
there are notably different eco-
nomic development goals within
the Region. While this is under-
standable, given the very different
fransportation, economic, and

land use characterisfics of each
community, there has not been any
unifying vision fo guide regional
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economic development efforts.

As noted in the strengths section,

a number of organizations in the
Region are involved in economic
development in some capacity

but operate independently and
collaborate on an ad hoc basis.
Establishing a unifying vision and
empowering a regional public-pri-
vate partnership to execute that vi-
sion through partner collaboration
will enhance the Region's econom-
ic development potential.

Cooperation and coor-
dination between munic-
ipalities is limited. Similar
to the previous point, there is no
formal economic development
coordination or cooperation
between the MetroCOG mu-
nicipalities. Currently, economic
development coordination and
information-sharing between
municipalities is intermittent and
reactive, occurring based more on
personal relationships than strate-
gic planning. As with any region,
the MetroCOG communities have
a historic ‘ebb and flow" of co-
ordination efforts. Unfortunately,
nothing has ever developed into
a formal strategic implementation
or cost-sharing strategies. It is
RKG Associates’ experience that
communities of this size generally
do not have the staff or financial
resources to execute the full depth
and breadth of economic devel-
opment activities, particularly at a
regional level.

Lack of options for all

lifestyle preferences.
While the MetroCOG Region
offers a variety of community
lifestyle opportunities, it does not
have a full range of options. Most
notably, the Region lacks true
"live-work-play” neighborhoods

that often appeal to younger pro-
fessionals entering the workforce
and some refiree households. This
is particularly relevant, given the
development of these types of
communities in proximate areas

of Fairfield County (i.e., Stamford,
Norwalk). Leveraging existing land
assets, parficularly around transit,
for this type of development will
better appeal to the full diversity
of households. Appealing to the
Millennial and Baby Boomer
generations, which are the primary
consumers of these communities, is
crucial in economic development
since they are currently the largest
labor cohorts.

The available physical
space limits supportive
business retention/ex-

pansion efforts. One of the
biggest challenges identified by
the data analysis and corroborat-
ed through the outreach process is
the lack of available and ade-
quate space for commercial and
industrial users. Simply put, much of
the MetroCOG Region's physical
building inventory is functionally
obsolete for today’s marketplace.
Available office space lacks the
amenities that many users desire,
and much of the industrial space
does not offer the more modern
business needs [i.e., high ceilings
or large clear spans) suitable for
the modern user. Additionally, en-
vironmental site remediation costs
often make new consfruction in the
Region prohibitively expensive.



Less than favorable
perceptions of the Re-

gion exist. There is a common
perception—both within the Met-
roCOG Region and from outside
the Region—that Bridgeport has
systemic challenges that make
doing business there prohibitive.
While RKG Associates recognizes
the challenges that post-industrial
communities face, the statistical
facts do not support the percep-
fions shared by many individuals
interviewed. Most notably, the
perception of crime in Bridge-
port far surpasses the realities of
property and violent crime com-
mitted in the City (see Chapter 5

— Target Industry Analysis). Further,
the city leadership has proactively
enabled numerous investments

in several areas of the city over
the past decade (i.e., downtown
revitalization efforts), enhancing
opportunities and quality of life in
the city. And while Bridgeport, like
most major cities, is not perfect, the
perceptions of what Bridgeport
may have been like in the past are
diminishing its economic develop-
ment potential in the present. A
marketing and outreach effort is an
important component of reversing
these perceptions and enabling
the city and the entire MetroCOG

Region fo reach its full potential.

3. Threats

The 'threats’ section of this narra-
five focuses on changing market
conditions and emerging trends
that could adversely impact the
Region's efforts fo meet the defined
economic development goals. To
this point, these observations help
inform the specific recommendo-
fions made in the corresponding
Strategy Document.

No organization ap-
pears able to execute

a regional strategy. As
noted, it appears there is no
organization that currently is well
suited (both from a capacity and
capability perspective) to execute
a regional economic development
strategy. More sfrategically, the
Region’s business community has
not been fully engaged, making
the creation and operation of a
regional economic development
entity more challenging. While
there are several organizations
acfive in economic development
efforts in the Region, none of these
organizations are currently well
suited to spear head regional exe-
cution. In speaking with represen-
tatives for several of these organi-
zations, most are consfrained by
capacity and/or capabilities from
being able to help unify and lead
economic development efforts on
a regional level.

Tendency in the Region
is to view other munici-

palities at competitors.
Currently, there appears fo be a
tendency for municipalities to view
business attraction as a 'zero sum
game’. This leads to the munici-
palities competing with each other
for commerce instead of viewing
economic development ‘wins’ as a
benefit for the Region as a whole.
This situation is not surprising, as the
state’s funding laws effectively tie
each municipality’s fiscal health to
the size and growth of their Grand
List. While each municipality has
a fundamental need of ensuring its
own fiscal sustainability, engaging
with local leaders on how region-
al economic development and
growth creates indirect benefits
for all municipalities will benefit a
comprehensive regional economic

development effort. Funding the
regional economic development
effort will require participation from
the municipalities because there is
no sef revenue source for a region-
al economic development entity.
To this point, execution of this plan
will not be possible without the
MetroCOG Region's municipal
partners support and investment.

The workforce is rapidly
aging. Having a large, aging
workforce creates both economic
development opportunities and
challenges. Many senior workers
often have the experience and
personal resources to become
entrepreneurs. However, having
an aging workforce also creates
challenges. The workforce in the
MetroCOG Region is dispro-
portionately skewing to workers
55 and older. Based on local
employment and age data, there
will be more workers reaching
refirement age than there are
younger workers fo replace them
over the next ten years. Further,
the Baby Boomer generation has
proven to be more likely to remain
in their community affer retirement
than previous generations. This
creates a substantial economic
development challenge. Overall
workforce reduction combined
with limited housing options make it
challenging for existing businesses
to fill current job needs, let alone
fuel job growth. The connection
between housing and economic
development is integral within the

MetroCOG Region.

Despite lower absolute
prices, housing in the
Region is not afford-

able for many. Previously,
the Region's relative lower cost
was identified as an asset from a
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business refention and expansion
perspective. The market analysis
indicated that the MetroCOG
Region is comparatively less
expensive than other locations
within the New York Metropolitan
areaq, including Connecticut's Gold
Coast communities. However, a
higher share of both homeowners
and renters are cost burdened in
the MetroCOG Region than in
Fairfield County as a whole. Such
a dynamic is negative from an
economic development perspec-
tive as cost burdened households
are less able to weather financial
hardships and have less spending
power fo support area businesses.
Further, having a dearth of price
appropriate housing adversely
impacts business retention and
recruitment efforts. It was noted
several times in the business survey
that some businesses are struggling
to find workers because they can-
not pay high enough wages.

Most economic develop-
ment efforts do not have

a regional focus— The lack
of suitable resources, particularly
for non-profit organizations and
other quasi-governmental imple-
mentation partners has forced
many fo scale their efforts to the
local, or sub-regional level. This
is exacerbated when these entities
receive funding from some (or
one) municipalities and not others.
While unintentional in most instanc-
es, this dynamic has inadvertently
caused overlap and duplication
of services as well as competition
in vying for limited resources, thus
hampering efforts for a regional
vision and strategy.
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Municipal funding struc-
tures make regionalism
challenging. Building upon
the previous finding, the current
funding structures municipalities
are allowed to implement can
disincentivize inter-municipal eco-
nomic development coordination
and/or investment. Since fiscal
sustainability is essentially tied to
growth of the Grand List, getting
communities fo embrace invesfing
in a regional economic develop-
ment effort is challenging through-
out Connecticut. Some regions
have successfully implemented
larger-scale economic develop-
ment efforts (i.e., MetroHartford
Alliance’s Innovation Destination
Hartford program) primarily due
fo robust private secfor investment
and support. Creating a success-
ful regional economic develop-
ment effort will require both pub-
lic-sector buy in and private sector
investment and leadership. Thus,
getting the Region's most influential
business leaders and corpora-
fions to champion and invest in a
regional economic development
entity should be a priority in the
short-term.

4. Opportunities

The Strategy Document details all
the specific recommended actions
related to the defined economic
development goals. That said, this
section highlights the most common
economic development opportuni-
fies mentioned by business leaders
and community leaders during this
planning process.

Bridgeport is the key
driver of the Region. The
City of Bridgeport is the eco-
nomic center of the MetroCOG
Region. Bridgeport is the largest

markefplace in the Region from
both an economic and population
perspective. More strategically,
Bridgeport has most of the Region's
catalytic redevelopment sites. The
overall economic development
success of the Region will largely
be influenced by Bridgeport's
success in business retention and
recruitment. Further, Downtown
Bridgeport is a unique asset within
the Region offering development
scale/opportunities not available
elsewhere in the Region. The City's
economic development effort has
been focused on identifying and
promoting investment at the parcel
level. As its economic develop-
ment prospects rise, so will those of
the surrounding communities.

Recent redevelopment in
Bridgeport has been suc-

cessful. Bridgeport has seen
more limited investment compared
to other municipalities over the
past decade. However, what new
redevelopment that has occurred
in the city has thrived, suggesting
there is demand for new residen-
tial and commercial opportunities
in Bridgeport. Investing in more
catalytic projects in Bridgeport
should be an economic develop-
ment priority for the entire region.
Having a regional economic
development entity with access

to resources that can accelerate
new catalytic projects will benefit
business retention and recruitment
throughout the Region.

Invest in growing the lo-

cal talent pool. = Inorder
to address the potential issues
arising from an aging workforce,
investing and prioritizing work-
force development programs for
individuals living locally will boost
economic development efforts in



the Region. Ensuring there is an
abundant and well-trained work
force will help promote business
retention, recruitment, and expan-
sion efforts. Better connecting the
Region'’s business retention and
recruitment efforts fo workforce
development programs and the
institutions of higher education will
help alleviate the graying of the
current workforce and provide op-
portunities to those already living
locally. Most notably, having @
stronger connection between the
business community and educa-
tion opportunities can help stem
the ‘brain drain’ or substantial loss
of young residents and recent
graduates being reported by both
residents and post-secondary
institutions.

Activate key catalytic

development sites. The
City of Bridgeport may represent
the largest number of potential
catalytic development sites, but

it does not contain all of them.

The former Stratford Army Engine
Plant in Stratford, Westfield Malll
in Trumbull, the former Stevenson
Lumber in Monroe, Fairfield Metro
in Fairfield, and Steel Pointe in
Bridgeport are examples of higher
profile infill /redevelopment sites
with substantial economic devel-
opment potential. The Region’s
five commuter rail stafions offer
the unique potential to integrate
live-work-play transit-oriented
development opportunities. While
ultimate land use control is the dis-
crefion of the municipality, the eco-
nomic impacts of these decisions
will be far-reaching. A regional
economic development initiative
could support these municipalities
in strategy development, market-
ing, assessment and remediation,
and through incentive programs.

Reactivating these key sites will
help to improve the overall eco-
nomic development perception of
the Region and offer new oppor-
tunities fo atfract new residents,
visitors, and businesses.

Expand entrepreneurial

development — There are for-
mal and informal entrepreneurial
and small business development
efforts already underway in the Re-
gion. Unfortunately, many of these
efforts operate independently and
are not well known throughout the
MetroCOG Region or are not
collaborating to increase effec-
tiveness. Further, there does not
appear to be a clear nexus be-
tween the target market for some
of these programs and the Region's
economic development strengths.
The short-term opportunity in entre-
preneurial development is simply
implementing a comprehensive
marketing strategy that invento-
ries all business startup programs
and creates a single marketing
campaign to increase awareness
(and use). More strategically,
future opportunities to create a
coordinated effort fo identify,
support, and grow new businesses
more closely connected with the
Region’s target industry clusters
could improve talent and invest-
ment retention regionally while
spurring on new business growth
and long-term market sustainabil-
ity. Finally, the Region’s diverse
population creates an opportunity
to develop and support minority
and,/or women-owned business
creation and growth. MetroCOG
could develop a market niche
within Connecticut through a robust
business development, support,
and growth campaign targeting ifs
communities of color and wom-
an-owned businesses.

Develop a more diverse

housing stock. The Metro-
COG Region has a sfrong resi-
dential market that benefits from
the proximity to large employment
centers locally and regionally. A
substantial portion of MetroCOG
residents commute out of the
Region each day to work. While
housing costs are comparatively
lower than other regions with-

in Connectficut and the greater
Northeastern Region marketplace,
MetroCOG has a higher inci-
dence of cost burdens than these
other areas. Not having sufficient
price-appropriate housing ad-
versely impacts economic devel-
opment by limiting access for low-
er-wage workers and by resfricting
goods consumption. Additionally,
the Region has a dearth of hous-
ing inventory most desired by the
two largest working age cohorts,
Millennials and Baby Boom-

ers. These groups have strong
preferences for walkable, conve-
nient, integrated live-work-play
communities often fied fo strong
fransportation options. Creating
the diversity of housing, including
additional rental options, across all
incomes will strengthen workforce
attraction and retention. Addition-
ally, promoting the development of
these live-work-play environments
throughout the Region will appeal
fo new and existing residents desir-
ing a lifestyle that is in short supply
locally.
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