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I. Purpose & Methodology
AMS Consulting (AMS) was engaged by the town of Newtown’s Economic
Development Commission to an undertake a limited update of its earlier study “Market
Assessment – Proposed Newtown Technology Park” dated July 2008 to include a broader
look at industrial business prospects in town, particularly as it may relate to attracting
High Tech industries. The current update is also intended re-examine the projected state
of the market for development six industrial/commercial buildings on a 23 acre site (as
part of a larger 42 acre parcel) for a Business Park in Newtown, currently known as
Newtown Technology Park.
The purpose, scope, approach and limiting conditions of the full Market Update Study
and Recommendations is provided below:
Purpose of Analysis:
The purpose of the analysis has been to:
1. To provide an update on the economic and competitive climate for industrial –
business development in Newtown, including update on market opportunities for the
proposed Tech Business Park in Newtown, CT;
2. To evaluate the potential for High Tech in Newtown
3. To provide recommendations on enhancing and growing Newtown’s IndustrialBusiness base with specific attention to high tech.
Scope of Research Activity:
•
•
•
•
•
•
•

Delineation of the primary Competitive Market Area1
Update of Economic Base analysis
Review of Industrial Market Trends: National, regional and local
Update of Newtown Area Industrial Park Survey
Broker – Businesses Interviews
Target Market analysis
Market Recommendations

Methodology:
In preparation of this report, we have examined data relating to the industrial market
within and outside the immediate market area of Newtown – with specific attention to
high tech sectors. We also reviewed our research of competitive Business and Industrial
Parks in the region, primarily focusing on parks in communities located along the I-84
corridor (between Waterbury and Danbury) and Route 25 (between Newtown and
Trumbull).
1

Competitive Market Area is defined in this case as that geographic area most likely to compete with
Newtown for industrial and business service demand for buildable industrial lots.
Newtown Industrial Market Update & Targeted Stategy
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In addition, we have collected demographic data and economic data and projections from
various reliable sources and reviewed a variety of documents relating to the relative
economic health and business desirability of this locale.
As a formal matter, the opinions expressed in this study are based in whole or in part on:
• The experience of the analysts
• Information obtained from proprietary and public databases
• Field research and inspection of properties
• Interviews with local businesses and professionals involved with the development and
marketing of industrial product in the area
• Articles and studies prepared by third parties.
This report is submitted to the Client subject to the following limiting conditions:
No responsibility is assumed for matters of a legal nature. No responsibility is assumed
for errors in information furnished by others and believed to be reliable at the time of
compilation. This study is not intended to reflect the economic or financial feasibility of
developing the subject property under any of the development alternatives examined
herein.
This report is not intended to serve as a property appraisal of any kind. Rather it is
intended to assess the market environment for expanding the industrial-business base of
Newtown – particularly as it relates to high tech and developing the proposed Tech
Business Park under certain specific conditions, which may or may not be currently in
effect.
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II. Definition of Competitive Market Area
The Competitive Market Area (CMA) is that area within the Newtown region that we
have determined best constitutes area of potential competition for the Subject Property
for commercial-industrial investment in real estate and space. In the case of the region,
direct competition (market supply) is most likely to originate with business parks and
zoned industrial areas located in the towns immediately accessible to I-84 between
Oxford and Danbury, as well as those towns linked by Route 25 between Newtown and
Trumbull. These towns are as follows:
Newtown Primary Competitive Market Area – Industrial Market
•
•
•
•
•
•
•
•

Bethel
Brookfield
Danbury
Monroe
Naugatuck
Newtown
Oxford
Southbury
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III. Proposed Newtown Tech Park
The proposed Newtown Tech Park is located within a 42 acre parcel of which 23 acres is
slated for development for the tech park. The site is accessed via Commerce Road off
Route 6 in the Sandy Hook section of Newtown (see site map below). Commerce Road
functions as the main access to Commerce Park, a business park privately developed in
the 1970s and now largely built-out. Immediately north of the site on Route 6 is I-84
with east and westbound interchanges. Dominant features of the site include an active rail
line (Housatonic RR) running partly parallel to Commerce Road and the proposed tech
park. Further south is the Fairfield Hills campus containing the now vacated Fairfield
Hills State Hospital on 770 acres of which the town has since purchased 185 acres. A
master plan for the town-owned section has been adopted for redevelopment of the
property which to date has largely focused on public purpose uses (school, recreation
fields, town offices).
Exhibit 3.1
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IV. Economic Base Update
Economic and Demographic Study Areas
The Town of Newtown
For the purpose of analyzing the economic drivers impacting Newtown and the region,
we have evaluated a number of demographic and economic trends. For obvious reasons
Newtown is the primary focus of this analysis. But as appropriate, we have analyzed and
compared town data and trends with other communities in the region, the county, and the
state.
Labor Market Areas
In analyzing regional economic trends particularly as it relates to labor force, job skills
and employment trends, much of the data is derived from the Connecticut Department of
Labor, Office of Research. Such regional data on labor force and jobs in Connecticut is
organized into nine Labor Market Areas. As part of a re-configuration of labor markets in
2005, the town of Newtown was shifted from the Danbury LMA to the BridgeportStamford LMA which comprises much of lower Fairfield County and the Bridgeport
region. However, due to Newtown’s strong interdependence and economic ties with the
Danbury and Waterbury area via Interstate 84, we have also included in our regional
economic research an analysis of the Danbury LMA and Waterbury LMA.
Drive Time Labor Pool Areas
Finally, when it comes to evaluating the market potential of a business park, it is
important to analyze the educational and job skill characteristics of the adult workforce
most likely to be a source of employees for businesses in the proposed Business Park. In
some cases, these areas do not conform to defined labor market areas but instead are
influenced by accessibility and drive times. Thus for this latter analysis we have
geographically defined three drive time areas of 15, 25 and 35 minutes, which represent
potential source market areas for workers within a reasonable commuter drive time of the
Subject Property. It is noted that the 35 minute drive time area is one-third the size of
Connecticut and pulls from as far west as Westchester County, New York and as far east
as New Britain, CT.
On the following page please refer to site map defining the three drive time areas.
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Exhibit 4.1
Areas Defined by Drive Times: 15 minutes, 25 minutes, 35 Minutes
Site Map
Prepared By AMS
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Population and Household Trends
Economic and demographic data reviewed includes actual census data for 1990 and 2000
with estimates for 2010 and projections for 2015 provided by ESRI, a leading source of
demographic information.
Exhibit 4.2

Although Newtown
and surrounding
Change in Total Population - Newtown, CT
towns continue to
report respectable
5,000
population growth
4,000
over the past decade,
the pace of growth
3,000
has declined
2,000
appreciably. Annual
1,000
population growth in
0
Newtown has
19801990200020101990
2000
2010(est) 2015(proj.
dropped to 0.89% this
1,672
4,252
2,377
696
Change in population
decade from 1.88% in
the 1990s, while
Fairfield County has slipped from 0.64% annually to 0.26%. Projected growth for the
next decade indicate even further decline in growth which ultimately could have
implications for labor force growth. While factors that include an aging population and
the impact of two recessions have contributed to this trend, tighter land use regulations
within the region in the last decade have also played a significant role.
Exhibit 4.3
Population Changes 1990-2015
Newtown & Select Area Towns

Town

1990

2000

17,550
14,104
65,558
6,145
16,875
20,779
8,685
15,818
32,035

18,067
15,664
74,848
6,451
19,247
25,031
9,,821
18,657
34,243

Bethel
Brookfield
Danbury
Middlebury
Monroe
Newtown
Oxford
Southbury
Trumbull
Fairfield Cty
State of CT
Source: US Census, ESRI

Average
Annual %
Change
1990-2000

2010
Estimate

0.29%
1.05%
1.33%
0.49%
1.32%
1.88%
1.24%
1.62%
0.67%
0.64%
0.35%
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18,500
16,990
79,979
7,212
19,496
27,408
12,409
20,000
35,263

Average
Annual %
Change
2000-2010
0.24%
0.68%
0.65%
1.09%
0.13%
0.89%
2.31%
0.73%
0.29%
0.26%
0.37%
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Like population, the rate of household growth is also trending downward in Newtown
dropping from an average of 2% a year in the 1990s to just under 1% this decade. Nor is
this trend confined to Newtown with similar declines in growth rates estimated for
Fairfield County and the State. Projections over the next five years point to further
slowdown for Newtown, the County and the state – with Fairfield County flirting with
stagnant growth.

Exhibit 4.4- Comparison of Population & Household Growth
Newtown, Fairfield County, State of Connecticut
1990 -2015
Attribute
2000 Total Population
2010 Total Population (est)
2015 Total Population (proj.)
1990 - 2000 Pop Annual Rate
2000 – 2010 Pop Annual Rate
2010 – 2015 Pop Annual Rate
2000 Households
2010 Total Household (est)
2015 Total Household (proj.)
1990 - 2000 HH Annual Rate
2000 – 2010 HH Annual Rate
2010 – 2015 HH Annual Rate

Newtown

Fairfield
County

State of CT

25,031
27,408
28,104
1.88%
0.89%
0.50%
8,325
9,173
9,416
2.05%
0.95%
0.52%

882,567
906,634
910,312
0.64%
0.26%
0.08%
324,232
332,614
333,861
0.61%
0.25%
0.07%

3,405,565
3,404,565
3,535,787
0.35%
0.37%
0.19%
1,301,670
1,352,501
1,366,074
0.57%
0.37%
0.20%

Source: US Census, ESRI

Change in Population Growth Rate
1990 - 2015
2.50%
2.00%
Newtown
Fairfield County
Connecticut

1.50%
1.00%
0.50%
0.00%
1990 - 2000
Pop Annual
Rate

2000 – 2010
Pop Annual
Rate

2010 – 2015
Pop Annual
Rate
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Income Trends
Analyzing the income pattern within a town or region is useful for determining the
employment profile of the local resident base for new jobs entering the community.
Exhibit 4.5 - Newtown

Based on estimates
2010 Income Distribution - Newtown, CT
provided by ESRI,
Under $50,000,
Newtown households are
9.6%
$200K, 19.6%
largely affluent with 61%
of its households earning
$50K-$100K,
above $100,000 as
29.4%
compared to 44% for the
County and 29% for the
$100K-$200K,
state. Meanwhile less
41.4%
than 10% earn under
Med. HH Income - $120,930
$50,000. The recession,
however, has taken its toll on the town’s income base with Median HH income in
Newtown falling from $131,880 in 2008 to an estimated $120,930 in 2010. Nevertheless,
this continues to compare better to the county at $87,754 and state at $70,340.
Exhibit 4.6 – 25 min Drivetime

A more diversified income
2010 Income Distribution - Local Worforce Area
base is found in the region
(15 to 35 minute drive
$200K, 7.5%
Under $50,000,
29.7%
time). Based on ESRI
estimates, just under one$100K-$200K,
third of all households earn
26.0%
under $50,000, 37% earn
between $50,000 to
$100,000, and another third
$50K-$100K,
36.8%
report incomes above
Med. HH Income - $75,913
$100,000. Refer to earlier
Exhibit 4.1 for map delineating areas based on driving times.
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Housing Characteristics & Trends – Newtown & Region
Consistent with its suburban character, Newtown’s housing is overwhelming single
family with 92.1% single family detached housing, and 1.0% single attached as of 2000
Census. Only 0.3% was located in housing of 5 units or more. It is no surprise therefore
that housing tenancy within Newtown is largely owner-occupied representing an
estimated 86% of all housing in 2010. Nor is Newtown an exception as can be seen from
the map below with most of the surrounding towns reporting similar ratios.
While housing options are somewhat limited in Newtown and immediate area, a greater
mix of housing opportunities are found within easy driving distance, particularly within
Naugatuck Valley and the Danbury area. This is critical given a diversity of housing
choices in a region is important in supporting a strong labor force.
Exhibit 4.7– Newtown Tenancy Characteristics
2000
Housing Units by Occupancy
Total
Occupied Housing Units
Owner Occupied Housing Units
Renter Occupied Housing Units
Vacant Housing Units

Number

Percent

8,601
6,798
6,038
760
396

100.0%
96.8%
89.0%
7.8%
3.2%

2010 est
Number
Percent
9,647
9,174
8267
907
473

100.0%
95.1%
85.7%
9.4%
4.9%

Source: US Census, ESRI
Regional Owner-Occupied Housing Units by Zip Code - 2010

Newtown

Newtown
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Educational Attainment
The 2010 ESRI estimates for Newtown point to a well educated community with over
62% of its residents 25 years or older indicating an Associate college degree or better,
while over half have obtained a Bachelor’s or post-graduate degree. Combined, nearly
96% of Newtown’s adult residents have a high school degree or more.
Although falling short of the high standards attained in Newtown, a respectable
educational profile is evident in the local workforce area (25-minute drivetime).
According to ESRI, 88% of the adult population within a 25-minute drive to Newtown
has received a high school degree or better, while 42% have achieved a college or post
graduate degree. This compares very closely to the overall educational profile of the
state as can be seen in the chart and graph below.

Exhibit 4.8
2010 Population 25+ by Educational Attainment – Newtown, Local Workforce Area & State
Local WF Area
Newtown
State of CT
25min Drive
17,563
1.3%
3.1%
18.4%
15.1%
7.1%
32.9%
22.1%

Total
Less than 9th Grade
9th - 12th Grade, No Diploma
High School Graduate
Some College, No Degree
Associate Degree
Bachelor's Degree
Master's/Prof/Doctorate Degree

289,978
5.3%
6.3%
28.7%
17.2%
7.7%
20.6%
14.2%

2,369,503
4.6%
6.5%
29.2%
17.1%
7.6%
19.7%
15.3%

Source: US Census

Educational Attainment - 2010
100.0%

95.6%

88.4%

90.0%

88.9%

80.0%
70.0%
60.0%

62.1%
55.1%

50.0%

42.5%

42.6%

34.8%

40.0%

35.0%

30.0%

HS Diploma +
Associate Degree +
Bachelor Degree +

20.0%
10.0%
0.0%

Newtown

Local WF
Area

Connecticut
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Journey to Work
As can be seen from the commuter data from the 2000 Census, Newtown is both a
bedroom community and jobs center with 9,270 outbound commuters (excluding the
2,998 that work in town) versus 8,560 inbound commuters working in Newtown
inclusive of the Newtown residents. Inbound commuters outside of Newtown residents
mainly originated from the surrounding towns and cities of Danbury and Bridgeport,
followed by Southbury, Waterbury and New Milford. The diversity of inbound
commuters beyond the top five shown below underscores the accessibility of Newtown
from areas throughout the lower western part of the state via Route 25 and Interstate 84.
Exhibit 4.9

Inbound
Commuters to
Newtown
Newtown
Danbury
Bridgeport
Southbury
Waterbury
New Milford
Bethel
Naugatuck
Monroe
Brookfield
Subtotal
Total

Year 2000 COMMUTER TRENDS - NEWTOWN
Number
%
Outbound
Number
Commuters
from Newtown
2,998
35.0% Newtown
2,998
861
10.1% Danbury
1,606
385
4.5% Norwalk
463
364
4.3% Bridgeport
450
285
3.3% Stamford
449
257
3.0% Bethel
361
233
2.7% Trumbull
324
223
2.6% Brookfield
323
200
2.3% Fairfield
319
187
2.2% Ridgefield
314
5,935
69.3%
7,607
8,560
100%
12,268

%
24.4%
13.1%
3.8%
3.7%
3.7%
2.9%
2.6%
2.6%
2.6%
2.6%
62.0%
100%

Source: US Census

Newtown Industrial Market Update & Targeted Stategy

page 17

Labor Force Trends
Town of Newtown – Labor Force & Unemployment
For much of the 2000 decade Newtown posted healthy labor force gains amounting to an
overall increase of 9.9% between 2001 and 2007. With the recent recession and sluggish
recovery, however, such growth has since gone flatline. A similar trend in labor force
growth and decline is observed for Connecticut.
Of greater concern, however, is the recession’s impact on jobs which has pushed
unemployment in Newtown to unprecedented levels and within the state to heights not
seen since the severe 1991-2 recession. According to CT Department of Labor,
joblessness in Newtown stood at 6.2% in October 2010, while state unemployment was
reported at 8.5% (or 9.1% seasonally adjusted).
Exhibit 4.10 – Newtown LF & UE Trends

1.95

14,500

1.9

14,000

1.85

13,500

1.8

13,000

1.75

12,500

1.7

12,000

1.65

CT (million

15,000

Newtown
Connecticut

20
01
20
02
20
03
20
04
20
0
20 5
06
20
07
20
08
20
S 09
ep
-1
0

Newtown

Labor Force Growth

Unemployment Trends
10.00%
8.00%
6.00%

Newtown

4.00%

Connecticut

2.00%

20
01
20
02
20
03
20
04
20
05
20
06
20
07
20
08
20
09
S
ep
-1
0

0.00%

Source: CT Department of Labor
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Regional Labor Force Trends
Newtown is officially located in the Bridgeport-Stamford Labor Force Market Area but
has strong ties to the Danbury and Waterbury Labor Force Market Areas principally due
to linkage with I-84. Thus growth trends in labor force for all three Labor Market Areas
are presented below.
Like Newtown, labor force growth in all three labor force regions has stalled with the onset
of the national recession in late 2007 – soon to be followed by the state in the second quarter
2008. This is in sharp contrast to the recession of 2001-2002 which saw labor force gains in
all three regions.
The Bridgeport-Stamford LMA reported a brief uptick in labor force in 2009 before dipping
down again in 2010. Danbury and Waterbury LMA, on the other hand, have essentially
remained flat since the beginning of the recession. One concern with this trend is that lower
or flat labor force growth yields potentially lower GDP growth and often presages a decline
in population.
Exhibit 4.11 – Regional Labor Force Trends

485
480
475
470
465
460
455
450
445
440
435
430

Bpt-Stamford
LMA

20
00
20
01
20
02
20
03
20
04
20
05
20
06
20
07
20
08
20
09
S
ep
-1
0

(000)

Bpt-Stamford LMA Growth Trend

103
102
101
100
99
98
97
96
95
94
93
92

Waterbury LMA (000

93
92
91
90
89
88
87
86
85
84
83

Danbury LMA
Waterbury LMA

20
00
20
01
20
02
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03
20
04
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05
20
06
20
07
20
08
20
S 09
ep
-1
0

Danbury LMA (000

Danbury LMA - Waterbury LMA Growth Trend

Source: CT Department of Labor
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Unemployment
While labor force growth rates have tracked similarly between the three labor markets
during the economic downturn, unemployment has not. Unemployment in the Waterbury
LMA has nearly doubled jumping from 5.9% in 2007 to 11.7% as of September 2010.
Resident workers in the Waterbury region have been particularly victimized by the
recession due to a longtime reliance on manufacturing and construction jobs, two of the
hardest hit sectors of the economy during the recession. The Danbury and BridgeportStamford LMA have also experienced sharp increases in unemployment in the last two
years, though less pronounced to Waterbury, with rates of 7.3% and 8.3%, respectively,
in September 2010.

Exhibit 4.12 – Regional LMA Unemployment Trends

LMA's Unemployment Trends
14.0%

Jobless Rate

12.0%
10.0%

Bpt-Stamford
LMA
Danbury LMA

8.0%
6.0%

Waterbury
LMA

4.0%
2.0%

-1
0

9
S

ep

00

8
2

7

00
2

2

00

6

5

00
2

00

4
2

00

3
2

00
2

00

1
2

0

00
2

00
2

2

0.0%

Source: CT Department of Labor
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Unemployment Prognosis
Although recent data suggests the worst is over in job losses, state economists are
warning that the unemployment rate is likely to remain elevated for some time. During
the recession of the early 1990s, Connecticut lost 150,000 jobs which took seven years to
recoup. In the current recession over 100,000 state jobs were eliminated in Connecticut –
peak to trough –beginning in March 2008 to December 2009. But eerily reminiscent of
the last downturn, the end of the recession has generated little in the way of sustained job
creation for either the state or the nation. Moreover, job recoveries continue to be weaker
in the state with each recession (see chart to the right).
Indeed with the state and many local municipalities
facing major deficits, economists are forecasting the
potential for further net job losses if the private sector
is unable to boost output and begin to hire beyond its
present weak level. Further complicating matters is
that even with job creation, first hires often go to the
underemployed part-timers and employees with
reduced hours who are not counted in the
unemployment figures. According to the Connecticut
Center for Economic Analysis, the underemployed in
the state is nearly on par with the unemployed
(estimated 160,000). Thus if job gains are modest as
projected for next year and most hires first go to the
underemployed, the unemployment rate is likely to
remain stubbornly unchanged for a prolonged period.
Source: CT Economy, Winter 2011
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Newtown & Regional Workforce Characteristics
As to be expected there is little change in Newtown’s residential occupational profile as
compared to 2008 when last studied. As before, it is overwhelmingly white-collar (77%)
and concentrated in areas of management, financing and professional services. Notably,
however, 13.4% of its resident workforce base is employed by manufacturers, either as
management or in-line production workers, which is well above the state ratio of 10.5%.
Meanwhile, Newtown’s blue collar base is estimated at 12.6% of its employed labor
force, or 2,022 workers, versus 17.8% for the state.
A greater diversification of job skills and occupations is found in the broader Newtown
region which has important implications for supporting business growth in Newtown.
With regional labor pools defined by drive times to Newtown (15 to 35 minutes), the
share of blue collar workers expands to 19% of the workforce (see chart below).
Moreover, all three labor pools are well-represented in the industries of manufacturing,
wholesale trade, transportation and utilities, all of which are prime targets for end-users
in Business-Industrial parks.
Exhibit 4.13 – Resident Workplace Characteristics: Newtown & Drive Time Labor Pools
Newtown
2010Employed Population 16+ by Industry
Total

15 min

25 min

35 min

13,773

59,962

216,870

529,833

Agriculture/Mining

0.3%

0.3%

0.3%

0.3%

Construction
Manufacturing

7.3%

8.0%

6.8%

6.1%

13.4%

13.5%

12.8%

11.9%

Wholesale Trade

3.8%

3.0%

3.1%

3.2%

11.4%

12.7%

12.2%

12.0%

Transportation/Utilities

2.6%

3.0%

3.6%

3.8%

Information
Finance/Insurance/Real Estate

4.0%

3.1%

2.8%

2.7%

10.8%

7.1%

7.8%

8.4%

Services

42.7%

46.8%

46.8%

47.6%

3.7%

2.5%

3.9%

4.0%

Retail Trade

Public Administration

2010Employed Population 16+ by Occupation
13,773
Total
White Collar

76.9%

59,962
63.3%

216,870
63.8%

529,833
64.0%

Management/Business/Financial

24.8%

17.0%

16.7%

15.9%

Professional

29.6%

23.1%

23.5%

23.7%

Sales

12.5%

11.9%

11.5%

11.5%

Administrative Support

10.0%

11.3%

12.1%

Services

10.5%

Blue Collar

12.6%

17.3%

16.8%

19.3%

13.0%
16.8%

19.5%

19.2%

Farming/Forestry/Fishing

0.2%

0.1%

0.1%

0.1%

Construction/Extraction

5.8%

7.2%

5.8%

5.3%

Installation/Maintenance/Repair

2.1%

2.6%

3.2%

3.4%

Production

2.3%

5.3%

5.9%

5.9%

Transportation/Material Moving

2.3%

4.1%

4.4%

4.4%

Source: US Census, ESRI
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Employment Trends
Town of Newtown
While Newtown principally functions as a bedroom community, it supports a sizeable
business base that employs 7,520 workers2 as of 2009. Moreover many of these jobs are
an important source of employment for local residents3. It is also an economic base that
has become more diverse in recent years. This has proved important over the past decade
as Newtown has attempted to steer through several periods of expansion and contraction.
On net, Newtown can still claim a level of employment in 2009 that is above its 2000
base despite a steep loss of 350 jobs in the latest recession (see chart below). By
comparison the region and the state have seen job losses that have pushed employment
down to levels last seen in 1997.
Much of Newtown’s job diversification occurred in the past decade when Newtown
experienced sizeable shifts in key sectors of its economic base. Good Producing jobs
(mining, farming, utilities, manufacturing, and construction) dropped from 25% of its
employment base in the 1990s, to under 10% in 2009 according to the state Dept of
Labor. Government employment, which represented one in three jobs in town at the
time, also fell significantly with the closing of state-run Fairfield Hills Hospital in the
mid 1990s. Meanwhile employment in service-based industries (exclusive of
government) has grown by over a third.
Exhibit 4.14
Newtown Employment Trend

Covered Empl.

8000
7900
7800
7700
7600
7500
7400
7300
7200
7100

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Source: CT Dept of Labor, US Census

2
3

This figure does not include sole proprietors, self-employed workers, or private household employees.
According to US Census 2000, 35% of Newtown jobs were filled by Newtown residents.
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Newtown’s Economic Base
Despite the closing of Fairfield Hospital, government jobs remains the largest source of
employment in Newtown (22% of job base), with most linked to the town’s Board of
Education. Garner Correctional Institute is also a big contributor with nearly 300 jobs. Other
key industries in town include manufacturing (5.3%), construction (4.3%), wholesale
trade/transportation/warehousing (7.5%), retail trade (12.8%), information (8.2%), professional
services (6.5%) and health care – social assistance (10.4%).
Key sectors of business growth in Newtown between 2000 to 2009 are found in Wholesale
Trade, Construction, Professional and Technical Services, Educational Services, and Health
Care-Social Assistance. Newtown’s wholesale trade sector reported the most impressive gains
expanding from 51 to 82 businesses (+61%) over the nine year period. Solid business growth is
also evident in the Professional and Technical Services sector which also commands the largest
share of businesses in town with 110, up from 99 in 2000 (+11%). Construction businesses
follow in number with 94 in 2009 and despite a recession that has been brutal on this industry
show a 13% gain in total number of firms over 2000 levels.
Exhibit 4.15
Employment Trends - Town of Newtown (QCEW Data)
NAICS

Newtown Employment

2000

2005

2008

2009

Industry
Share
2009

*

*

*

*

*
*

% Change

% Change

% Change

20002009

20052009

20082009

*

*

*

11

Agri., Forestry, Fishing and Hunting

22

Utilities

*

*

*

*

23

Construction

341

436

463

321

4.3%

-5.9%

31

Manufacturing

677

381

460

402

5.3%

-40.6%

5.5%

-12.6%

42

Wholesale Trade

157

171

254

215

2.9%

36.9%

25.7%

-15.4%

44

Retail Trade

853

923

981

965

12.8%

48

Transportation and Warehousing

*

354

385

346

4.6%

51

Information

621

661

657

616

8.2%

-0.8%

-6.8%

-6.2%

52

Finance and Insurance

290

260

280

257

3.4%

-11.4%

-1.2%

-8.2%

53

Real Estate and Rental and Leasing

33

47

46

44

0.6%

33.3%

-6.4%

-4.3%

54

Profes., Scientific, and Technical Serv.

419

514

490

487

6.5%

16.2%

-5.3%

-0.6%

55

Management of Companies and Enterp.

*

*

*

3

-

*

*

56

Admini.&Support, Waste Mng& Remed.

*

230

254

258

3.4%

*

12.2%

1.6%

61

Educational Services

59

60

119

128

1.7%

116.9%

113.3%

7.6%

62

Health Care and Social Assistance

768

751

771

779

10.4%

1.4%

3.7%

1.0%

71

Arts, Entertainment, and Recreation

67

109

114

122

1.6%

82.1%

11.9%

7.0%

72

Accommodation and Food Services

345

382

394

386

5.1%

11.9%

1.0%

-2.0%

81

Other Services (except Public Admin.)

248

312

366

368

4.9%

48.4%

17.9%

0.5%

99

Unclassifiable/unknown industry

*

*

Total Government

*

6

*

*

1,545

1,763

1,679

1,658

*

22.1%

*

*

-26.4%

-30.7%

13.1%

4.6%

-1.6%

*

-2.3%

-10.1%

7.3%

*

*
-6.0%

-1.3%

Federal Government

42

31

54

51

0.7%

21.4%

64.5%

-5.6%

State Government

593

626

421

404

5.4%

-31.9%

-35.5%

-4.0%

Local/Municipal Government

910

1,106

1,204

1,203

16.0%

32.2%

8.8%

-0.1%

Total Employment
7424
7590
Source: US Census, CT Department of Labor

7866

7516

1.2%

-1.0%

-4.4%
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Newtown’s Industrial Base
As can be seen on chart on previous page, Newtown has benefitted from the expansion of
jobs across a broad spectrum of industries in the last decade. Areas of growth are most
pronounced in wholesale trade, professional and technical services, educational services
and arts, entertainment and recreation – all industries that represent candidates for
business parks or industrial zoned areas. Manufacturing, on the other hand, is down by
40% over the nine year period, or a loss of 275 jobs, while construction fell by 31% in
2009, essentially erasing all the net jobs gained in the preceding eight years.
In time, the prognosis is good that the construction jobs will return. The same, however,
cannot be said of manufacturing. As shown in the charts below, manufacturing has
shown consistent drop both in # of jobs and business establishments. Meanwhile the
number of business establishments in construction and wholesale trade in town have
grown or remained steady with the likelihood that such contractions in jobs that do occur
will rebound once the economy fully rebounds.

Exhibit 4.16
Newtown Industrial Job Trends
800

Covered Empl
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600
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Manufacturing
Wholesale
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Newtown Industrial Establishments

# of Establish.

120
100
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Construction
Manufacturing
Wholesale
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20
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0

Source: CT Dept of Labor
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Regional and State Employment Trends
In the two years following the completion of the July 2008 Market Assessment study, an
economic tsunami has ripped through the state and Newtown region resulting in massive
layoffs and cutbacks. What was first reported as a trickle in lost Connecticut jobs in 20084,
ultimately grew to a staggering 100,000+ eliminated jobs by December 2009 – peak to
trough – before declines began to level off5. Overall, the job decline amounted to a -4.3%
drop in the state’s total employment base rivaling the 150,000 jobs that vanished during the
1991-92 recession. Moreover, unlike that recession, or any since, virtually every sector of
the state economy was hit, with hardest hit sectors including Construction (-14,083 jobs or 20.5%), Manufacturing (-20,057 jobs or -10.5%) and Administrative and Support (-13,194
jobs or -14.8%). Only Education and Health Care eked out job gains during this period.
While protracted job declines have since moderated within the state, sustained job growth
has proven elusive with most industries continuing to reflect overall weakness and
excessive caution on re-hiring plans. Construction continues to shed jobs with 3,900 or 6.8% eliminated year over year between October 2009 and 2010. Manufacturing followed
with -2,600 (-1.5%) while Financial Services fell a net -2,400 jobs (-1.8%). Meanwhile
Government jobs fell by nearly 1% or -2,200, which may well be just the beginning of a
long string of job losses in this sector as the state and local governments grapple with
burgeoning deficits.
More encouraging signs, however, have begun to show up in sectors typically associated
with discretionary spending including Retail Trade and Leisure and Hospitality which
expanded by 1.8% and 3.7%, respectively, year over year in October. Business Services
also took a major leap forward adding 3,100 new jobs over the same period while Education
and Health Care continued to their steady pattern of job growth with an additional 5,300
employees.
Exhibit 4.17
Connecticut Employment Trends
1700
Empl. (000)

1680

Loss of 71,662 state jobs

1660
1640
1620
1600
1580
1560

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 Sep10

Source: CT Dept of Labor
4

As reported by the State Department of Labor, 5,000 net jobs were eliminated between January 2008 and
May 2008.
5
The chart above on CT employment trends measures average annual employment and therefore differs
from the monthly peak-to-trough loss of over 100,000 jobs from March 2008 – Dec 2009.
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The regional labor markets of Bridgeport-Stamford, Danbury and Waterbury have all
reported similar wholesale job losses across all industry sectors with the exception of
education and healthcare. Overall, Bridgeport-Stamford lost more than 26,000 jobs, or
5.3% of its employment base during the recession (May 07 to May 10). Danbury and
Waterbury LMA’s saw declines of 7.6% and 13.3%.
Bridgeport-Stamford LMA, which includes Newtown, absorbed a 30% dive in
construction employment between 2007 and 2010 along with a 12% decline of its
manufacturing base. Together, the loss translated to a 17% drop in the region’s goods
producing sector. Employment in the Waterbury LMA shrank by 23% loss overall within
the same sector while Danbury fell by 16%. Some signs of cautionary optimism,
however, have been revealed in the latest data from the CT Department of Labor showing
both Bridgeport-Stamford and Danbury LMAs gaining jobs in 2010. The Waterbury
LMA, however, continues to lose employment. (Refer to Exhibits 4.18 and 4.19)
Exhibit 4.18
Labor Market Areas Job Trends
Bpt_Stamford LMA Job Trends
425

Empl. (000)

420
415
410
405
400
395
390
385
2005

2006

2007

2008

2009

Oct-10

Danbury & Waterbury LMA Job Trends
72,000
70,000
68,000
66,000

Danbury LMA
Waterbury LMA

64,000
62,000
60,000
58,000
56,000
2005

2006

2007

2008

2009

Oct-10

Source: CT Depart. Of Labor

Newtown Industrial Market Update & Targeted Stategy

page 27

Exhibit 4.19
Non-farm Employment Trends (000) – Bridgeport-Stamford LMA
May 2007-2010

NON-FARM
EMPLOYMENT
GOODS
PRODUCING
Construction &
Mining
Manufacturing
SERVICE
PRODUCING
Trans.,Trade &
Utilities

2007

2008

2009

2010

Change 07-10

Change
09-10

May

May

May

May

Number Percent Percent

423.1

426.8

400.9

400.6

-22.5

-5.3%

56.3

57.1

49.5

46.7

-9.6

-17.1%

16

16.3

12.5

11.2

-4.8

-30.0%

-10.4%

40.3

40.8

37

35.5

-4.8

-11.9%

-4.1%

366.8

369.7

351.4

353.9

-12.9

-3.5%

75.9

76

70.9

70.4

-5.5

-7.2%

-0.1%
-17.1%

-3.5%
-0.7%

Wholesale T.

14.4

14.5

13.9

13.8

-0.6

-4.2%

-0.7%

Retailt Trade

49.9

49.8

46.4

46.1

-3.8

-7.6%

-0.6%

Trans., Warehousing,
Util

11.6

11.7

10.6

10.5

-1.1

-9.5%

-0.9%

Information
Financial Activ.
Pro. & Bus.
Edu & Health
Leisure & Hosp
Other Services
Government

11.5
45.3
71.8
61.8
34.7
17.3
48.5

12.4
46
71.7
62.4
35
17.5
48.7

11.4
42.9
63
64.8
33.9
16.3
48.4

11
42.2
62.1
67.5
35.3
16.1
49.3

-0.5
-3.1
-9.7
5.7
0.6
-1.2
0.8

-4.3%
-6.8%
-13.5%
9.2%
1.7%
-6.9%
1.6%

-3.5%
-1.6%
-1.4%
4.2%
4.1%
-1.2%
1.9%

Non-farm Employment Trends (000) – Danbury LMA
May 2007-2010

NON-FARM
EMPLOYMENT
GOODS
PRODUCING
SERVICE
PRODUCING
Trans.,Trade &
Utilities
Retail Trade

2007

2008

2009

2010

Change 07-10

May

May

May

May

Number Percent Percent

70.8

71.3

66.0

65.4

-5.4

-7.6%

-0.9%

13.1

13.2

11.7

11.0

-2.1

-16.0%

-6.0%

57.7

58.1

54.3

54.4

-3.3

-5.7%

0.2%

16.0

16.0

14.7

14.4

-1.6

-10.0%

-2.0%

12.0

11.9

Pro. & Bus.
8.4
8.1
7.4
Leisure & Hosp
5.7
6.0
5.4
Government
8.6
8.4
8.5
Source: State of Connecticut, Department of Labor

11.0

10.7

7.0
5.1
10.0
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-1.3

-1.4
-0.6
1.4

-10.8%

-16.7%
-10.5%
16.3%

Change
09-10

-2.7%

-5.4%
-5.6%
17.6%
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Non-farm Employment Trends (000) – Waterbury LMA
May 2007-2010
2007

2008

2009

2010

Change 07-10

May

May

May

May

Number Percent Percent

69.9

68.8

63.5

60.6

-9.3

-13.3%

-4.6%

12.6

12.7

10.3

9.7

-2.9

-23.0%

-5.8%

2.9

2.9

2.3

2.3

-0.6

-20.7%

0.0%

9.7

9.8

8

7.4

-2.3

-23.7%

-7.5%

57.3

56.1

53.2

50.9

-6.4

-11.2%

-4.3%

13.6

13.7

12.4

12.1

-1.5

-11.0%

-2.4%

Wholesale T.

2.1

2..2

2.1

2.0

-0.1

-4.8%

-4.8%

Retailt Trade.

9.4

9..2

8.4

8.3

-1.1

-11.7%

-1.2%

Trans., Warehousing,
Util

2.1

2..3

1.9

1.8

-0.3

-14.3%

-5.3%

0.9
2.5
6.7
14.8

0.8
2.4
6.4
14.9

0.7
2.1
4.9
15.2

0.7
1.9
4.2
15.4

-0.2
-0.6
-2.5
0.6

-22.2%
-24.0%
-37.3%
4.1%

13.5

13.6

13.9

14.1

0.6

4.4%

Leisure & Hosp
5.6
5.2
5.5
Other Services
2.9
2.6
2.4
Government
10.3
10.1
10
Source: State of Connecticut, Department of Labor

5.5
1.9
9.2

-0.1
-1
-1.1

-1.8%
-34.5%
-10.7%

NON-FARM
EMPLOYMENT
GOODS
PRODUCING
Construction &
Mining
Manufacturing
SERVICE
PRODUCING
Trans.,Trade &
Utilities

Information
Financial Activ.
Pro. & Bus.
Edu & Health
Health Care& Social
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Jobs Forecast
In retrospect, the state forecast on future job growth conducted in mid 2008 during the
early stages of the recession was overly optimistic. At the time, state economists
projected essentially no growth through 2009 with major hits to the Financial sector but
with Education, Health Care and oddly enough - Construction expected to show net
gains. We know today of course that instead of flat growth, the state experienced
annualized loss of over 70,000 jobs (and over 100,000 jobs peak to trough) between 2008
and 2009. Moreover, far from gaining employment, the construction sector was second
only to manufacturing in the number of jobs eliminated during the recession.
Not surprisingly, economists are much more cautionary about the prospects for
employment gains within the state over the next several years with latest estimates
showing a net annualized loss for 2010 followed by projected increase of 0.6% for all of
2011 (approximately 10,000 jobs). Full recovery of the employment lost during the
recession is not expected to occur until 2014, and potentially later. One small sliver of
good news is that the restructuring of the US financial services industry, a vital output
and job source for the state, has been less severe on the Connecticut economy than was
originally feared. On the other hand, substantial cuts in state and local government jobs
are potentially on the horizon as budget deficits grow due to sluggish income, business
and property tax revenue.
Equally troubling is the state’s history of lagging behind the nation in length of
downturns and/or full recovery. As noted in earlier report, over the last 38 years, the
state and nation have experienced 6 downturns (not including the current cycle) with the
state exceeding the nation in length of downturn in all but one recession. Meanwhile
national recoveries have often been faster and more robust.
Exhibit 4.20
CT Non_Ag Jobs / Year over Year Gains-Losses
40,000

2.0%
1.1%

20,000
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0.6%
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-0.5%
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0
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2010Est

-20,000
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2011
project.

-1.0%
-2.0%
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Source: Connecticut Dept. of Labor
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Summary & Conclusions Regarding Economic Trends
Population & Households
•

Newtown and the immediate area continue to show positive population and
household gains through 2010, however, the rate of growth has moderated
considerably. During the 1990s, Newtown’s population expanded by 2%
annually. By contrast, over the current decade, the pace of population growth
fell by half to 0.9% annually. Over the next five years, Newtown’s rate of
growth is projected to drop even further. A similar slowdown in population and
household growth is noted for the region which could have implications for labor
force expansion over the coming decade.

Income & Education
•

As noted in the last report, Newtown is an affluent community with over 61% of
its households earning over $100,000 based on 2010 estimates. A more diverse
income base, and by inference a more diverse labor force, is found in the local
workforce region (25 minute drive time) where one in three households earn
above $100,000 while 30% earn below $50,000. The recent recession however
has had a more significant impact on the income and wealth of Newtown
residents than the region with median household income dropping from
$131,880 in 2008 to $120,930 in 2010. Meanwhile the income base of the local
workforce area as defined by median income has largely remained unchanged
over the same period.

•

Wealth is highly correlated with education so it’s not surprising that Newtown
residents are very highly educated with over 62% reporting an Associate degree
or better according to 2010 estimates, up slightly from 61% in 2000. By
comparison, less than half or 43% within the region and the state hold a postsecondary degree. One noticeable shift in the last ten years, both locally and in
the state, is the gain in masters, doctorate and professional degrees re-affirming a
well-documented trend towards greater specialization and higher educational
skills.

Commutation Trends
•

Commuter data is only available for year 2000 which as noted in previous study
describes Newtown as principally a bedroom community but also one that
supports a thriving business base employing over 7,500 workers as of 2009.
Based on 2000 Census, 65% of all jobs in-town were met by workers living
outside Newtown (or conversely 35% by in-town residents), while 75% of local
residents commuted outside the town for jobs. It is estimated that these ratios
will be similar for 2010.
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Housing Characteristics
•

A diverse housing base is often important in supporting and expanding a strong
business base. For prospective employees to Newtown this can often mean
looking outside the town since much of Newtown’s housing is single family
(92%) owner-occupied (86%) and costly (Median $439,137). While housing
options are somewhat limited in Newtown, a broad range of housing can be
found within easy driving distance to the town, principally within the areas of
Danbury and Naugatuck Valley region.

Labor Force & Unemployment

6
7

•

For much of the 2000 decade Newtown posted healthy labor force gains
amounting to an overall increase of 9.9% between 2001 and 2007, or 1.6%
annually. With the recent recession and sluggish recovery, however, such
growth has since gone flatline, with labor force slipping by -1%. A similar
flattening trend is observed for Connecticut over the last two years.

•

Meanwhile, in testament to the severity of the recession and choppy recovery,
unemployment in Newtown has soared to levels not seen since the 1991-2
recession with the latest joblessness figures in Newtown topping 6.2% in
October 20106. Newtown is hardly alone, however, with no town within the
Bridgeport-Stamford Labor Market7 reporting unemployment rates below 5.8%,
while three are in double-digits (Ansonia, Bridgeport and Derby). Seasonally
adjusted, the state posted a 9.1% unemployment rate in October 2010.

•

Labor Force growth in the three labor force market areas that serve Newtown –
Bridgeport-Stamford LMA, Danbury LMA and Waterbury – rose by 6.5%,
7.7%, and 6.2%, respectively, in the 2001-2008 period. Subsequently, labor
force expansion has since stalled in all three market areas, though BridgeportStamford did record a brief uptick in 2009.

•

The Bridgeport and Danbury LMA are faring slightly better with respect to
overall joblessness compared to counterpart regions in the state with rates of
8.0% and 7.0% in October 2010, respectively – up from previously reported
4.9% and 4.2% in May of 2008. The workforce in the Waterbury LMA, on the
other hand, has been very hard hit with unemployment reaching 11.2% in
October compared to 7.2% in May 2008.

This compares to Newtown’s unemployment rate for May 2008 of 3.7% as reported in first study.
There are 25 towns within the Bridgeport-Stamford Labor Market Area.
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State Economy – Jobs and Unemployment
•

During the two and half years following the first study, a virtual tsunami effect
has take a toll on jobs within the state and Newtown region. What was earlier
reported as the first trickle of lost Connecticut jobs8, ultimately grew to a
staggering tidal wave of over 100,000 eliminated jobs in the state by December
2009 – peak to trough – before declines began to level off. Overall, the job
decline amounted to a -4.3% drop in the state’s total employment base.
Moreover, unlike any recession of the past virtually every sector of the state
economy was hit, with hardest hit sectors including Construction (-14,083 jobs
or -20.5%), Manufacturing (-20,057 jobs or -10.5%) and Administrative and
Support (-13,194 jobs or -14.8%). Only Education and Health Care eked out job
gains during this period.

•

State economists note that the state was late to bottom-out in the recession
compared to the nation and will be slower to recover. Beginning with the start
of recession in the state, unemployment has grown from 5.0% in March 2008 to
9.1% in October 2010. The number of unemployed has nearly doubled from
92,898 to 1,720,672 over same period. For much of 2010, joblessness in the
state has straddled between 8.9% and 9.2% despite indications the recession
ended in December 2009. Connecticut, however, continues to fare better than
the US overall which saw unemployment edge up to 9.8% in November from
9.6% in October.

Employment Trends – Newtown and Region
•

As reported in last study an examination of Newtown’s regional workforce
characteristics by industry and occupation point to adequate job skill diversity to
respond to potential labor force needs in town, including blue collar skills.
Though service employment accounts for nearly half the jobs of the resident
base for Newtown and region, ample representation is found in the industry
sectors of construction, manufacturing, wholesale trade, transportation and
utilities. The blue collar base in the region accounts for nearly 20% of the adult
residential base, or well above the 12% in Newtown. Some shrinkage, however,
has occurred in this base over the last two years, raising the question as to
whether this workforce has become discouraged with job prospects and seeking
employment elsewhere.

•

In Newtown government jobs constitutes the largest source of employment in
town with 22% of the job base, with most jobs linked to the town’s Board of
Education, though state jobs associated with Garner Correctional Institute
totaling nearly 300 as of 2010 is also a major contributor. Other key industries in
town include manufacturing (5.3%), construction (4.3%), wholesale

8

As reported by the State Department of Labor, 5,000 net jobs were eliminated between January 2008 and
May 2008.
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trade/transportation/warehousing (7.5%), retail trade (12.8%), information
(8.2%), professional services (6.5%) and health care – social assistance (10.4%).
Key private employers in town are well distributed among industry sectors and
include Hubbell Wiring, Taunton Press, Mansonicare of Newtown, Curtis
Packaging, Charter Communications and Newtown Savings Bank.
•

Despite a relatively diverse economic base, job losses in Newtown have been
significant during the recent recession. Between 2008 and 2009, virtually all
industry sectors in Newtown reported employment declines with the exception
of Education, Health Care/Social Services and surprisingly - Arts, Recreation
and Entertainment. Net decline in employment amounted to 350 jobs, or more
than double the annualized job decline in the previous recession (2001-2). On a
percentage basis, this translates to a 4.4% decline, nearly on par with the state.
Industry sectors most impacted in town include Construction (-142 jobs)
Manufacturing (-58 jobs) and Information (-41 jobs).

•

Key sectors of business growth in Newtown over the current decade are found in
Wholesale Trade, Construction, Professional and Technical Services,
Educational Services, and Health Care-Social Assistance. Newtown’s wholesale
trade sector reported the most impressive gains expanding from 51 to 82
businesses (+61%) over a nine year period. Solid business growth is also
evident in the Professional and Technical Services sector which also commands
the largest share of businesses in town with 110, up from 99 in 2000 (+11%).
Construction businesses follow in number with 94 in 2009 and despite a
recession that has been brutal on this industry show a 13% gain in total number
of firms over 2000 levels

•

Like Newtown and the state, the regional labor markets of Bridgeport-Stamford,
Danbury and Waterbury have all reported wholesale job losses across all
industry sectors with the exception of education and healthcare. Overall,
Bridgeport-Stamford lost more than 26,000 jobs peak-to-trough, or 6.1% of its
employment base during the recession. Danbury and Waterbury LMA’s
experienced steeper declines of 8.3% and 13.3%. Some glimmer of a recovery in
progress, however was reported in the latest employment data on BridgeportStamford and Danbury (October 2010).

Job Forecast
•

In light of the severity of the recession and protracted recovery to date, state
economists are understandably cautious about the prospects for future job
growth, particularly as the verdict is still out as to whether, or how much the
recession represented a long overdue correction of the housing and financial
sector or portends a more systemic shift in the economy likely to downsize
whole job sectors. Further drags on the economy are also expected from rising
budget deficits at all levels of government and recurring global impacts from
sovereign debt issues oversees. For the moment, the fear of a double-dip
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recession has eased somewhat but the recovery to date, both in Connecticut and
nationally, has been rocky at best. The general consensus, however, is that 2011
will look the same as 2010 with a gain of no more than 10,000 jobs net, or 0.6%
increase. This compares to 8,000 jobs that have been recovered to date in 2010.
Under best case scenarios, full recovery of jobs lost in the Great Recession are
not projected to occur any earlier than 2014.
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V. Industrial Market Assessment
National Trends
The US industrial market fell considerably during the recent recession that officially
started in December 2007 and ended in June 2009, and continued to struggle throughout
the ensuing lackluster recovery. Nationally, vacancy rates jumped sharply from 7.9% to
nearly 11% (Grubb & Ellis). Meanwhile effective rents fell by 15%. However by second
quarter 2010, signs of a turning point began to emerge with vacancy rates in many
regions beginning to flatten and in some cases declining. Meanwhile rents began to
stabilize – dropping by only 4% overall year over year as compared to 15% in prior year.
At the US level, the most encouraging
sign to date is found with the drop in the
US Industrial vacancy rate from 10.9%
in first quarter 2010 to 10.6% in the
following second quarter (Grubb &
Ellis). The decline is the first in over
three years. The sharpness of this
decline is attributed to a pick-up in
demand in warehouse-distribution space
as manufacturers and retailers restocked
after a brutal recession pushed inventory
to subsistence levels.
More recently, consumer confidence,
often a leading indicator of increased
Exhibit 5.1
consumer spending, has hit new highs.
When this is combined with a more stable financial market, economists now expect the
economic recovery to gain traction in 2011 with the US GDP projected to reach near 4%.
Meanwhile international trade, and thus exports, is also expected to increase providing
further momentum in demand for industrial space within the US.
A summary of recent trends and projected outlook for the US Industrial market is
provided below.
•

•

Depending on source, US industrial vacancy rates either peaked or actually began
to decline in 2nd quarter 2010. Grubb & Ellis noted a drop to 10.6% from 10.9%
the previous quarter, but still well above its 2007 level of 7.6%. Latest estimates
by CB Richard Ellis indicate more moderate improvement in industrial vacancy
by year end 2010.
Rental rates continue to sag reflecting the high levels of industrial inventory
remaining in the marketplace. Rates are not expected to firm up until later in
2011.
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•
•

•

•

•

•

•

Rental rates are expected to get some short-term support from the scarcity in
industrial construction that was low even before the recession.
Warehousing and distribution in the nation recorded largest gains in net
absorption for the year with 12.1 million square feet in 2nd quarter 2010 according
to Grubb & Ellis, followed by general industrial (7.2 million sf). Only modest
gains in absorption were reported for R&D-flex space (308,000 sf).
Investor demand appears to be strengthening for Single-tenant properties.
According to Marcus and Millichap over half of all industrial transactions in 2009
and 2010 were for single tenant properties as compared to 30% in 2007.
Understandably, demand is growing strongest for properties occupied by credit
tenants.
The industrial sector was less impacted by “distressed activity” compared to
other real estate sectors as investors relied less on leverage to purchase property.
The spread in Cap rates, however, between property occupied by institutional
grade credit tenants and noncredit tenants is widening to historic levels.
Properties will remain difficult to finance until absorption improves considerably.
Seller-financing or assumable mortgages are likely to become a significant share
of industrial transactions going forward. Lending rates, however, should remain
favorable for the near future, though troubling signs of inflation are on the horizon
that will necessitate rate increases.
The US industrial market forecast for 2011 calls for slow but improving growth
ahead of other commercial sectors with moderate declines on the vacancy rate.
The level of recovery, however, will be staggered across regions and metro areas
with shipping and warehousing centers benefiting first.
Pressure will remain on rental rates through 2011 and into 2012 or even beyond if
absorption has not substantially reduced inventory from its current levels.
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Northeast and Connecticut Regional Market Trends
The impact of the recession on the Northeast industrial market has ranged from severe to
moderate depending on market served. But like the US industrial overall, it appears a
bottom has been reached with some areas showing signs of growing demand, albeit still
weak. Recovery, therefore, is expected to be choppy for much of the Northeast for some
time, with downward pressure on rents likely to continue for the foreseeable future.
Market areas in the Northeast that are tied to global-based warehousing and distribution
centers appeared to have weathered the recession best and will most likely be first to
emerge into sustained recovery. According to Cushman & Wakefield, both Central and
Northern New Jersey reported lowest vacancies in the Northeast of 11.7% and 10.7%,
respectively in 3rd Quarter 2010. This was essentially unchanged from previous quarter –
ending eight quarters of increases. Both regions benefit from warehousing demand
associated with international trade driven by seaports and international airports that dot
the New York area. Recent activity suggests strong tenant interest in quality
warehousing and distribution space in an effort to gain supply-chain efficiencies and lock
in favorable lease rates.
The industrial market picture is less positive in the Boston Metro area where high
inventory levels of industrial space continue to plague the region which never fully
recovered from the dot-com collapse of the early 2000. Data from Cushman &
Wakefield indicate vacancy peaked in 2nd quarter 2010 at 20.2% and subsequently
declined to 18.8% in 3rd quarter 2010. In 2007, the vacancy rate stood at 16%.
In Connecticut, the state was late to enter the recession and likely to lag other states in
recovery. Industrial markets within the state are also more closely linked to regional or
local manufacturing and distribution operations which have been more vulnerable to the
decline in economic activity as compared to national and global operations. Within the
Hartford area, negative absorption in 2009 surpassed the highest level reported by CBRE
in over 10 years. The pace of negative absorption moderated in 2010; however vacancy
continued to climb from 13.7% in 4th quarter 2009 to 14.4% in 3rd quarter 2010. Not
surprisingly, new inventory of industrial space in the Hartford area has been non-existent.
The Stamford-Fairfield County industrial market, which includes Newtown, has fared
even worse driven in part by the untimely delivery of over 1.2 million square feet of new
space to the market between 2007 and 2009. Vacancy has jumped from 14.8% in the
Summer 2008 to 19.4% in 3rd quarter 2010, with projections indicating further erosion of
occupancy to a peak of 20.4% in first or second quarter 2011. And as will be seen in the
next section, vacancy levels are highest in the Upper Fairfield County submarket where
availability of industrial space tops 35%, up from 19.3% in 2008. Economic activity,
however, is expected to pick up in 2011, which combined with projected moderation in
new deliveries of space should help to drive down the ratio of available industrial space
in the region to a more normalized range of mid-14% by 2014-5, according to CB
Richard Ellis.
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Fairfield County Area Industrial Market

Exhibit 5.2

A review of trends over the past two and half years
within the Stamford-Fairfield County industrial market
area indicate a steeper and more prolonged impact
resulting from the recession as compared to overall US
market. According to Econometric Advisors (a
business unit of CB Richard Ellis), the Fairfield County
Metro Industrial Market, consisting of 15 towns, saw
industrial vacancy rise from 14.8% in 2008 to 19.4% in
3rd quarter 2010. Peak vacancy is not expected until
2011 when it tops 20%. A contributing factor to this
increase was the addition of 1.2 million square feet of
new space over this period of time.
With the jump in vacancy, effective rents have fallen throughout the region, a trend that
began as early as 2007. Based on industrial rent index developed by Econometric
Advisors for the region, rents crested in the area in 2006 at $6.61 and have been falling
steadily ever since (Refer to chart below). Stabilization is expected in 2011 but recovery
to rates achieved pre-2008 is not projected till 2014. Meanwhile Annual Rent inflation is
not expected to exceed 2% until 2013.

Exhibit 5.3: Fairfield County Industrial Market, Pricing Trends

Fairfield Cty Industrial - Rent Index & Rent
Inflation Trend
$6.80
$6.60
$6.40
$6.20
$6.00
$5.80
$5.60
$5.40

6.0%
4.0%
2.0%
0.0%

Rent Index

-2.0%

Rent Inflation

-4.0%
-6.0%
2013*

2012*

2011*

2010

2009

2008

2007

2006

2005

Source: Econometric Advisors-CB Richard Ellis
Note: 2011, 2012, and 2013 are projections
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Submarket Update
Based on labor market orientation, transportation corridors, and markets served, the Fairfield
County industrial market is divided into three submarkets: Eastern Fairfield, Lower Fairfield,
and Upper Fairfield (Refer to Exhibit 5.1 on following page). By far the largest in built
inventory is the Eastern Fairfield Submarket with 30.3 million square feet with 55.3% of total
inventory for the region. This submarket, led by Bridgeport, Shelton and Stratford, was also
the least affected by the recession with vacancy rising only modestly from 15.3% two years
ago to 16.9% in 2010.
Moreover, this submarket is the only area within the Fairfield County Metro area which is
reporting year-to-date (YTD) positive absorption through 3rd Quarter 2010 – though the level
is quite small at 4,000 sf. Fairfield, in fact, has seen a decline in vacancy from nearly 16% in
2008 to 13.3% today. Not all towns in this region, however, have fared so well. Nearly onethird of Monroe’s industrial inventory is vacant in 2010, in sharp contrast to the extremely
tight market that existed in 2008 when vacancy stood at 3.3%.
A similar transition from tight market to one more bloated has occurred in the Lower
Fairfield submarket. In 2008, reported vacancy within this region, which is largely
dominated by Stamford and Norwalk, was 6.3%. Since then vacancy has risen sharply to
14.2% in 2010. Moreover, negative absorption continues to be an issue for this submarket
with YTD absorption of negative -267,000 square feet.
Hardest hit, however, has been the Upper Fairfield submarkets, which is headed by Danbury
and includes Newtown. Market-wide vacancy in this submarket now stands at 35.4%, up from
19.3% in 2008. Highest vacancy rates were found in Brookfield, Newtown and Ridgefield at
levels of 41.7%, 42.3%, and 45.9%, respectively. It is to be noted, however, that a large block
of vacant space in Newtown has recently been purchased for a start-up company which would
effectively drop the vacancy rate for this town to 32%9. The recent sale of 31 Peck Lane to
Tier One is expected to drop the rate to under 30%. Meanwhile, Danbury with 53% of the
submarket share in total built inventory saw vacancy climb from 15.8% to 24.1%.
Not surprisingly given the brutal downturn, no new industrial inventory has been placed into
service within the Fairfield region through the third quarter 2010 and only 35,000 sf is
expected to be added by year end. This would represent the lowest level of construction
activity on record for the region going back 20 years according to CBRE. Unfortunately,
over 1 million square feet was added between 2008 and into 2009 as part of projects in the
pipeline before construction seized. Over the next two years, historically high vacancies in
the region are expected to weigh down prospects for new construction. By 2014, more
normalized vacancy ratios are projected as net absorption turns positive setting the stage for
moderate expansion in new space estimated at 240,000 to 250,000 a year10.
9

Advanced Fusion Systems (AFS) purchased the vacant 211,282 square foot building at 11 Edmond Road
previously occupied by Pitney Bowes in September 2010 to house its new manufacturing and R&D facility.
Sale price was $6.3 million.
10
Construction activity in the region for new industrial space averaged 265,000 sf annually between 1998
through 2006.
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Exhibit 5.4: Fairfield County Area Industrial Submarkets, Third Quarter 2010
2010
Submarket

Submarket
Share

2010

2010

2008

2010 Net
Asking
Rents
Availability Availability

Built
Inventory

(%)

YTD
Absorption

(%)

(%)

($/sf)

Bridgeport
Fairfield
Monroe
Shelton
Stratford
Trumbull

14,663,000
1,072,000
741,000
4,505,000
6,648,000
4,166,000

46.5%
3.3%
1.7%
13.3%
21.9%
13.3%

175,000
69,000
-60,000
51,000
-181,000
-50,000

21.9
13.3
33.5
14.5
10.2
10.7

20.4
15.9
3.3
11.9
8.6
5.7

5.98
16.40*
8.11
5.42
6.11
16.92*

Eastern
Fairfield

31,795,000

100%

4,000

16.9

15.3

Greenwich
Norwalk
Stamford
Wilton

710,000
4,584,000
7,812,000
325,000

1.3%
38.7%
57.7%
2.3%

-6,000
-245,000
-16,000
0

6.8
19.3
16.6
0.0

9
10.4
3.7
0

Lower
Fairfield

13,431,000

100%

(-267,000)

14..2

6.3

Bethel
Brookfield
Danbury
Newtown
Ridgefield

1,355,000
1,361,000
5,701,000
2,080,000
218,000

14.1%
14.5%
47.7%
21.3%
2.3%

45,000
-146,000
-160,000
-183,000
-27,000

23.1
41.7
24.1
42.3**
45.9

16
20.5
15.8
27.6
28.9

Upper
Fairfield

10,715,000

100%

(-471,000)

35.4%

19.3%

Total

55,941,000

100%

(-732,000)

19.4%

14.8%

23.31*
9.69
11.36
n/a

6.79
7.03
7.62
6.35
12.00

$7.91

Source: CBRE –EA
* Gross Rent (includes utilities, insurance, taxes, maintenance)
** Recent transactions involving several large facilities in Newtown are expected to reduce this
rate to potentially under 30%.

Industrial Sector Analysis
In 2008 highest vacancy in the Fairfield region was associated with warehouse space at
16.7%, followed by manufacturing space at 14.7%. R&D space was the tightest at 12.2%.
Today, R&D space ranks highest in vacancy with 23.4%, boosted in part by newly
vacated R&D inventory from Stamford while warehousing has increased to 20.8% and
manufacturing to 18.1%. (Refer to Exhibit 5.2 on following page). Notably, both R&D
and warehousing space are subject to wider swings in vacancy due to the larger footprints
associated with such buildings. The warehousing-distribution market in particular has
witnessed a flight to quality by tenants from older, less efficient space seeking favorable
terms in a down market.
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Exhibit 5.5 – Fairfield County Area Industrial Space by Type –Third Quarter 2010

Type of
Building

No. of
Bldgs.

Manufacturing
Warehouse
R&D
Total

367
512
170
1,107

Total
SF
(000’s)
26,047
19,367
7,847
55,941

Sector
Share
%
46.6%
34.6%
14.0%
100%

Availability
18.1%
20.8%
23.4%
19.4%

Net
AbsorptionYear to date
-238,000
-411,000
-145,000
(-732,000)

Asking
Rents
$6.18 net
$8.70 net
$9.85 net
$7.91

Source: CBRE-EA

As observed in earlier study, space availability by type of use within individual towns in
the three submarkets varies extensively. Stamford saw R&D availability shoot up from
2.1% in 2008 to 43% in 2010. In contrast Newtown witnessed the reverse with R&D
space on the market dropping from 50% to 14%. Manufacturing space for rent
dramatically escalated in Monroe (37% in 2010 vs. 0.3% in 2008), Norwalk (21% vs.
4.4%), and Brookfield (68% vs. 2%), but fell in Fairfield (0.1% vs. 9%). As noted above,
Newtown saw a decline in R&D space being marketed in 2010, but both manufacturing
and warehousing space both increased over 2008.
Exhibit 5.6: Fairfield County Area Industrial Submarkets Availability
Third Quarter 2010
Total
MFG
Warehouse
R&D
Availability Availability Availability Availability
Submarket Inventory
(%)

(%)

(%)

(%)

Bridgeport
Fairfield
Monroe
Shelton
Stratford
Trumbull

14,663,000
1,072,000
741,000
4,505,000
6,648,000
4,166,000

21.9
13.3
33.5
14.5
10.2
10.7

25.7
0.0
37.8
18.9
8.9
2.5

17.9
27.7
32.4
14.5
15.5
56.1

33.3
8.6
4.8
3.8
4.6
22.4

Eastern
Fairfield

31,795,000

16.9

Greenwich
Norwalk
Stamford
Wilton

710,000
4,584,000
7,812,000
325,000

6.8
19.3
16.6
0.0

0.0
20.5
4.7
0.0

2.8
20.7
10.4
0.0

0.0
14.8
42.8
0.0

Lower
Fairfield

13,431,000

14.2

Bethel
Brookfield
Danbury
Newtown
Ridgefield

1,355,000
1,361,000
5,701,000
2,080,000
218,000

23.1
41.7
24.1
42.3
45.9

30.5
68.2
19.2
50.7
0.0

22.4
35.2
33.7
42.2
19.0

15.6
28.8
18.6
14.3
85.0

Upper
Fairfield

10,715,000

35.4

Total

55,941,000

Source: CBRE-EA
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Newtown Industrial Market
A survey of Newtown’s Industrial market identified 36 buildings with a total of
2,012,600 square feet. Although not a complete list of inventory in Newtown, crossreferencing with the town’s Grand List suggests this number accounts for 85% of built
industrial inventory in town. As can be seen in our analysis of the Upper Fairfield
County Submarket, Newtown ranks only behind Danbury in total square footage.
Prior to the sale of 11 Edmond and 31 Peck Lane in the latter part of 2010, the ratio of
available inventory for sale or rent in town measured 41%. As previously noted, the 11
Edmond Rd property sale by AFS dropped the ratio to 32%. In December 2010, Tier One
converted from tenant to owner with the purchase of 31 Peck Lane and plans on using some of
the 81,675 sf vacant space in the building for expansion – but not all. Thus with these two
sales, marketable inventory stands at an estimated 600,000 square feet, or 29% of total
inventory11. If correct, the adjusted rate would represent a modest increase above the rate
recorded in 2nd quarter 2008 (27.6%).
Exhibit 5.7

More than half of the total
industrial square footage in
Newtown is found in warehousing
and distribution buildings,
followed by inventory primarily
used for manufacturing and
assemblage (37.4%), and the
remainder in R&D and flex space
(see Exhibit 5.7. to left). This
distribution closely resembles the
share of industrial space for
Fairfield County overall.

Newtown Industrial Inventory - % Share by Type (sf)
60.0%
52.6%
50.0%
37.4%

40.0%
30.0%
20.0%

10.0%

10.0%
0.0%

Warehouse

Mfg

R&D/Flex

% of Total Inventory (sf)

Exhibit 5.8

Source: Costar, AMS

Newtown Industrial Inventory - # Bldgs by Type
20

19

18
16
14
# of Bldg

When we compare inventory
by number of buildings per
type with building type by
total square feet, we find the
distribution share of industrial
inventory in Newtown is
similar with warehousing
again highest at 53%,
manufacturing at 31% and
16% for R&D/flex (refer to
Exhibit 5.8).

11

12
10
8

6

6
4
2
0

Warehouse

Mfg

R&D/Flex

Source: Costar, AMS
11

Discussions with agents involved in transaction suggest excess space at 31 Pecks Lane will be subleased.
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On average warehousing space in Newtown calculates to 55,733 sq ft/building, but the
standard deviation is high with four buildings exceeding 100,000 sf., while nine are under
25,000 square feet. Meanwhile, manufacturing and R&D/flex space in Newtown average
68,474 square feet and 31,721 square feet, respectively.
A further break-out of the survey data was undertaken to determine the distribution of
industrial buildings by size (see Exhibit X below). Most of the building inventory is
heavily weighted towards smaller space of 15,000 square feet or less, consistent with the
regional market in the I-84 corridor. Somewhat unusual was the high number of
buildings over 100,000 sf with nine listed in Newtown. Nor are these large-scale
industrial buildings predominantly warehouses or distribution centers, with five
identified as manufacturing.

Exhibit 5.9
Newtown Industrial Bldgs - by Size
14

# of ind. Bldg

12
10
8
6
4
2
0
14,999 sf or less 15 to 24,999 sf

25 to 49,999 sf

50 to 99,999 sf

100,000 sf+

Source: Costar, AMS

On a positive note, only one building in Newtown over 100,000 sf (101 South Main St) is
presently classified as available for sale (though still occupied) following the recent sale
of 11 Edmond Road. This property, along with the Batchelder site (33.4 acres) at 44
Swamp Road, constitutes the two identified Brownfield properties in town. 101 S. Main
Street consists of a 126,628 square foot warehouse/distribution building on 17.68 acres.
This property is on the market for $7.129 million. Little remains of the Batchelder
property subsequent to a set fire in 2002 and demolition of damaged sections.
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Notably a review of building age among Newtown’s industrial inventory indicates much
of it is new with nearly half built since 1990. In most markets in the region, and for that
matter the state, the greatest surge in industrial development over the last fifty years
occurred in the 1970s and 1980s only to disappear in the 1990s12. It took the accelerant
of easier financing and a booming real estate market in the early part of last decade
(2002-2005) for new industrial to spring up in markets throughout the state.
Newtown’s industrial market likely benefitted from a relaxed financial environment as
well during this period. However six new buildings constructed in the early to mid 2000
are linked to the 12-lot Curtis Corporate Park which effectively met a land inventory void
in Newtown for new industrial. This quickly snapped shut by 2008 with the sale of all
building lots in the park but one. Not to be forgotten is the fact that Newtown also saw
the addition of seven new industrial buildings in the 1990s when most communities saw
none.
Exhibit 5.10
Newtown Ind. Bldgs by Age
18

17
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# of Ind. Bldg

14
12
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10
7

8
6
4

2

2
0
1979 or earlier

1980-1989

1990-1999

2000-2010

Year

Source: Costar, AMS

12

Two factors contributed to the lack of industrial growth during the 1990s: 1) a prolonged recession in the
state caused by collapse of the condo market, banking, and defense industry combined with a major restructuring of the manufacturing sector that continues today which unloaded substantial amounts of vacant
space into the market.
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I-84 Corridor Industrial Market
Industrial Supply & Market Rents – Newtown and I-84 Region
As noted in our industrial market update for Fairfield County, a significant amount of
inventory has re-entered the market in the last three years pushing up vacancy and
depressing rents. In Newtown, however, several transactions recently completed could
result in substantially lowering vacancy. These include the recent sales of 11 Edmond
Road consisting of 211,000 sf for $6.3 million and 31 Pecks Lane (134,165 sf) by Tier
One, LLC, the latter representing an acquisition by a former tenant.
Exhibit 5.11

Avg Size - Industrial Listing

Size (SF)

60,000
50,000
40,000
30,000

Avg Size-Listing

20,000
10,000
0

Trumbull

Oxford

Naugatuck

Monroe

Danbury

Brookfield

Bethel

Newtown

Nevertheless, large blocks of
space continue to represent a
major share of available
inventory for sale or lease in
Newtown with five properties
exceeding 50,000 square feet.
Overall, the average size of
listings in town calculates to
just under 40,000 square feet
which as can be seen in the
chart to the right is on par
with calculated averages for
the larger industrial markets of
Danbury and Brookfield.

Source: CBRE-EA

Asking lease rates for industrial property in Newtown have slipped from an average of
$7.30/sf in 2nd quarter 2008 to $6.35/sf in 2010. Similar declines have been posted for
other towns in the region with Danbury experiencing the steepest drop from $9.49/sf in
2008 to $7.62/sf in 2010. Trumbull continues to lead the region in cost of leased space
with net rents topping $12/sf or double the region average. Much of this space is linked
to R&D facilities or single tenant space. Naugatuck offers the most affordable space with
rents averaging $5.65/sf. The following Exhibit provides a listing of currently available
industrial property in the Trade Area.
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Exhibit 5.12
Available Industrial Properties in I-84 Corridor Study Area- 4th Quarter 2010
Address

Total
Building
SF

Available
Building
Area SF

Age of
Bldg

Lease
Price
$/ SF

Prop. Type

2002
2005
1978
2008
2008
1973
1965/98
1987
1997
1997
1970
2007
1959-72

$4.95-6.95
$14.60
$7.50
$7.50
$7.50-$11.00
Recently Sold
For Sale Only
$7.50
For Sale Only
$6.75
Recently Sold
$5.95
$4 to $6.00

Ind/Ware.
Ind/Ware.
Ind/Flex.
Ware/Flex
Ware/Flex
Terminal/WH
Ind
Ware/Flex
WareMfg
Ind/Ware.
Ind/Ware.
Ware/Flex
Mfg/Flex

Comments

Newtown
50,504
50,504
46 Barnabas Rd
10,000
1,500
64 Barnabas Rd
10,000
5,000
18Commerce Park
32,500
32,500
3 Edmond Rd #1
40,500
28,000
3 Edmond Rd #2
211,000
211,000
11 Edmond Rd
56,000
56,000
40 High Bridge Rd
12,000
4,000
77 S. Main St
129,628
129,628
101 S. Main St
60,720
60,720
30 Pecks Lane
134,165
81,675
31 Pecks Lane
24,696
6,052
10 Turnberry Lane
83,311
43,659
3-6 Simm Lane
*Previous asking price was $4.25 million

Sale Price: $4.250M
Multi-Tenant
Multi-Tenant
Multi-Tenant/
Multi-Tenant
Sold – $6.3M by AFS
Sale Price: $2.81 million
Multi-Tenant
S.P - $7.129 million
S.Price-$3.95million
Sold $2.175M by Tier One *
6 Units/Condo & For rent
Multi-tenanted

Bethel
13 Diamond Ave
11 Durant Ave
13 Francis J. Clarke Cir
23 Francis J. Clarke Cir
25 Francis J. Clarke Cir
149 Grassy Plain Rd
21 Henry St
32 Henry St
6 Research Dr
3 Trowbridge Dr
102 Wooster
107 Wooster
111 Wooster

7,200
64,500
93,000
31,500
8,872
20,000
13,000
360,000
141,600
23,712
16,000
9,000
8,000

6,000
39,500
60,000
10,420
2,500
2,100
3,000
59,400
9,856
11,836
2,000
9,000
5,100

1968
1952/06
1988
1988
1988
1991
1985
1972
1979/99
1991/06
2003
1964
1966

$6.00
$5.50-$7.50
$5.95
$6.00-$7.00
$6.75
$5.95
$7.00
$6.00
$6.00
$6.75-$8.75
$11.40
$5.95
$8.75

Ind/Ware.
Warehouse
Ind/Flex.
Ind/Dist/Flex.
Warehouse
Ind/Ware.
Ware/Flex
Ware/Flex
Ware/Flex
Ware/Flex
Ware/Flex
Mfg/Flex
Mfg/Flex

21,600
21,000
16,500
43,500
160,219
14,100
38,200
20,000
16,142
158,000
62,500
17,250
17,952
64,400

21,600
20,878
1,960
13,800
160,219
3,500
5,573
4,000
10,700
158,000
20,900
3,450
10,980
64,400

1985
1982
1973
2001
1983
1984
2004
1978
1959
1959
1991
2008
2006
1981

$7.50
$7.75
$7.25
$6.50
$7.50
$5.75
$5.75
$6.95-$11.10
$6.00
$6.50
$6.75

Ind/Ware.
Warehouse
Ind/Flex
Ind/Ware
Ind/Dist/Flex.
Ware/Flex
Ware/Flex
Ware/Flex
Warehouse
Warehouse
Ind/Flex
Ind/Ware.
Ware/Flex
Mgf/Flex

For Sale: $5.580 mil
Multi-Tenant

Multi-Tenant
Multi-Tenant

Multi-Tenant

Brookfield
71 Commerce
81 Commerce
34 Del Mar
559 Federal Rd
595 Federal Rd
940 Federal Rd
1087 Federal Rd
1020 Federal Rd
48 Old Grays Bridge
58 Old Grays Bridge
72 Old Grays Bridge
4 Sand Cut Rd
3 Production Dr
100 Silvermine Rd

For Sale: $1.85mil
For Sale: $1.590 mil

Formerly Pitney Bowes space

For Sale Only : $1.6 mil

Source: Brokers, Costar, LoopNet, CERC
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Exhibit 5.12. (cont’d)
Available Industrial Properties in I-84 Corridor Study Area (Cont’d)
Address

Total
Building
SF

Available
Building
Area SF

Age of
Bldg

Lease
Price
$/ SF

Prop. Type

54,614
13,000
107,435
18,000
20,500
15,576
114,000
75,000
16,225
55,000
33,285
272,080
17,000
129,000
23,400
126,466
107,800
144,000
18,240
25,000

41,000
5,500
92,500
5,000
9,500
7,000
37,912
24,084
13,125
25,000
8,374
136,080
11,025
129,000
4,378
76,350
47,607
26,886
1,520
17,800

1975
1981
1998
2006
1986
1965
1955
1960
2008
1987
1940
2009
1959
1956
1989
1954-00
1992-07
2001
2005
1979

$3.50-$7.25
$5.00
$7.75
$10.00
$10.75
$6.45-$6.75
$6.95
$5.95
$13.06-$15.90
$6.95-$7.50
$5.00
Negotiable
$5.75-$6.75
For Sale Only
$6.50
$4.95-$7.50
$5.95
$6.50-$7.95
$7.11
$7.00

Ind
Ind/Flex
Ind/Flex
Warehouse
Ind
Ware/Flex
Ind
Ind
Warehouse
Warehouse
Warehouse
Flex/R&D
Ind/Flex
Mgf/Flex
Warehouse
Mgf/Flex
Mgf/Flex
Warehouse
Warehouse
Ind

31,350
7,500
10,000
28,000
114,000
12,086
33,967

18,000
7,500
4,000
8,047
114,000
4,202
Fully leased

2009
2007
1987
2006
2000
2000
1998

32,000
28,100
21,000
18,700
106,429
6,080

5,000
8,000
9,967
14,501
52,000
6,080

1950
1980
1986
1986-94
1989
1970

Comments

Danbury
2 Augusta Dr
87 B Sandpit Rd
60 Backus Ave
6-9 Durham
28 Eagle Rd
35 Eagle Rd
2 Great Pasture Rd
15 Great Pleasure Rd
22 Kenosia Ave
36 Kenosia Ave
128 E. Liberty St
46 Mill Plain Rd
27 Miry Brook Rd
15 Old Newtown Rd
13 Old Sherman Tpke
22 Shelter Rock Ln
60 Shelter Rock Ln
40 Shelter Rock Rd
35 Starr Rd
93 Triangle St

Monroe
17 Enterprise Dr
87 Enterprise Dr
525 Fan Hill Rdr
200 Main St
837 Main St
887 Main St
482-484 Pepper St

$8.50
$10.00
8.00
$10.00-$11.50
$9.00
$8.65-10.60
-

Ind
Warehouse
Warehouse
Ind/Flex
Warehouse
Ind/Ware.
Ind/Flex

For Sale only- $2.685 mil

$5.50
$4.95
$5.00-$6.00
$5.25-$6.50
$5.25
$8.00

Ind/Ware.
Warehouse
Ind/Flex
Ind/Flex
Ind
Ware/Flex

For Sale: $650,000

Multi-Tenant

Naugatuck
154-178 Gnl Pulaski
7 Great Hill Rd
45 Great Hill Rd
54 Great Hill Rd
50 Rado Dr
780 Rubber Ave

Source: Brokers, Costar, LoopNet, CERC

Newtown Industrial Market Update & Targeted Stategy

page 48

Exhibit 5.12. (cont’d)
Available Industrial Properties in I-84 Corridor Study Area (Cont’d)
Address

Total
Building
SF

Available
Building
Area SF

Age of
Bldg

Lease
Price
$/ SF

Prop. Type

Comments

72,000
5,600
10,080
18,000
20,000
11,500
10,837
7,500
6,000
6,400

72,000
2,800
2,000
5,000
4,800
2,500
4,294
2,940
6,000
6,000

1995-02
1995
2002
2006
1997
1996
1952
2002
2007
2007

---$8.00
$8.00
$10.00
$10.75
$6.50
$6.50
$12.50
$6.50
$6.50

Ind
Flex
Warehouse
Warehouse
Warehouse
Warehouse
Ind/Flex
Flex
Flex
Flex

For Sale Only
For Sale- $399,000

89296
11,760
11,560
42,650
72,500
278,655
25,100
40,675
87,444

46,344
11,560
8,200
13,122
24,500
204,353
3,538
5,238
64,000

1987
2007
2006
1986
1978
1968-96
1979
1989
2003

$14.00
$14.00
$14.00
$19.00
$7.50
$12.00
14.50
$12.00
$7.50

Warehouse
Flex/R&D
Flex/R&D
Office/Flex
Flex
Ind/Flex
Flex/R&D
Flex
Ind

Oxford
195 Christian St
207 Christian St
365 Christian St
52 Donovan St
119 Hawley Rd
115 Hurley Rd Bldg 4
115 Hurley Rd Bldg 6
315 Riggs St
106 Willenbrock Dr-1
106 Willenbrock Dr-2

Condo sale:$199,900
Tower Business Park
Tower Business Park

Trumbull
60 Commerce Dr
100 Corporate Dr – A
100 Corporate Dr – B
126 Monroe Tpke
30 Nutmeg Dr
35 Nutmeg Dr
2285 Reservoir Ave
204 Spring Hill Rd
25 Trefoil Dr

PilotPen bldg-saleprice- $8.2Mil

Source: Brokers, Costar, LoopNet, CERC
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I-84 Corridor Study Area – Industrial Market – Building Sales Trends
An update was conducted of our earlier survey of industrial building sales for the years
2008-2010 for the towns: Newtown, Bethel, Brookfield, Danbury, Monroe, Naugatuck,
Oxford, and Trumbull. Southbury was dropped from our list of towns surveyed in 2008
due to the relatively modest industrial market located within its borders. As a
comparison, the three years prior to the recession (2005-2007) were included as well.
Sales data was limited to buildings exceeding 3,000 square feet.
After averaging 16 sales a year between 2002 – 2008, industrial transactions fell by half
in 2009 to 8 sales, and even further in 2010 with 6 sales. The decline in sales reflects the
inevitable fall-out from the recession13. Prices dropped as well slipping from $63/sf for
the period 2002-2008 to $47/sf over the next three years. Interestingly, sales activity
continued to be brisk in 2008 due to pending sales and new construction already in the
pipeline as of late 2007 and early 2008.
Only Newtown and Bethel posted higher sales volume in the last three years as compared
to prior three years. In Newtown, six industrial building transactions were identified
between 2008 to 2010 versus three in previous years. The two sales of 2010 have been
previously discussed and are particularly noteworthy as they represent not only
significant investments in a market conspicuously absent of such activity, but also large
acquisitions of vacant space. The larger of the two sales, and possibly the largest
industrial sale of the decade for Newtown, was the purchase of the former Pitney Bowes
facility (211,282 sf) at 11 Edmond St for $6.3 million by startup firm Advanced Fusion
Systems (AFS). The second transaction involved the 134,165 sf facility at 31 Peck St
purchased by Tier One, a precision machine company and recent tenant of the space. Sale
price of the property was reportedly $2,175,000. In both cases, principals of the firm
resided in Newtown.
Meanwhile, Bethel not only managed to increase industrial sales over the last three years,
thereby achieving the rank of top industrial seller for the trade area, but also boosted
average sales value. In part this was accomplished by the sale-leaseback of two adjacent
properties (5& 8 Paul St) in 2009. By 2010, however, industrial sales in Bethel dipped
considerably in line with slack sales found throughout the region.
Trumbull on the other hand reported no sales in the last three years with most of its
inventory tied to higher-end, and therefore higher cost single tenant office/R&D facilities.
Oxford and Brookfield also experienced greatly diminished sales activity for the period
analyzed compared to previous years.
Monroe experienced frenetic sales activity leading up to the recession coinciding with the
opening of Pepper Hill Industrial Park on Enterprise Drive in 2007. Since then there
13

Data on sales is obtained from ConnComp which collects its information from recorded sales posted at
town and city clerk offices. As not all sales are posted immediately, some sales in last quarter of 2010 may
not have shown up in ConnComp data.
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have been no transactions involving industrial buildings. The town, however, may be
poised for another burst of industrial activity should the recovery prove to be sustainable.
Accessor data on Pepper Hill Business Park indicates numerous unimproved lots with
building permits in hand that were put on hold when the recession hit.

Industrial Sales Prospects
According to local brokers, industrial sales prospects for the near future continue to be
muted but appear to be gaining momentum as the recovery gains traction. Most of the
near term activity will continue to center on purchases designed to improve efficiency,
provide better access to markets or allow for consolidations as opposed to
accommodating growth and expansion. Normalized sales activity, representing trade area
sales of 15 to 20 properties a year, is not expected any earlier than year 2013. Investment
interest which was modest for the trade area even before the recession will likely be
spotty as well going forward, though renewed focus should center on highly discounted
or distressed properties, particularly warehousing and distribution facilities, in solid
locations close to highways.
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Exhibit 5.13
Industrial Building Sales Trends (>3,000 SF)
I-84 Corridor Study Area

Town

Total
Total
Transactions Transactions
2005-2007
2008-2010

2005

2006

2007

2008

2009

2010

0
0
N/A

2
141,420
$51

1
160,797
$67

3
48,624
$73

1
31,194
$39

2
345,447
$24

3
302,217sf
$59

5
291,100sf
$45

2
55,618
$43

2
72,740
$66

1
11,570
$46

3
75,224
$69

3
119,003
$41

1
8,000
$72

5
139,928sf
$52

7
202,227sf
$61

3
41,518
$77

2
20,980
$83

7
120,029
$72

2
25,606
$76

0
0
N/A

1
14,968
$53

12
182,527sf
$77

3
40,574sf
$43

6
279,517
$68

3
74,714
$69

3
39,351
$76

3
76,368
$57

2
59,412
$62

1
55,314
$56

12
393,582sf
$65

6
191,094sf
$58

0
0
N/A

0
0
N/A

5
60,353
$78

3
72,492
$53

0
0
N/A

0
0
N/A

5
60,353sf
$78

3
72,492sf
$53

3
108,496
$50

0
0
N/A

1
3,268
$122

1
18,000
$53

1
28,100
$45

1
6,760
$63

4
111,764sf
$57

3
52,860sf
$54

3
19,744
$86

0
0
N/A

3
69,506
$68

1
10,080
$86

1
8,344
$93

0
0
N/A

6
89,250sf
$51

2
18,424sf
$89

1
41,358
$255

2
126,875
$163

2
346,628
$82

0
0
N/A

0
0
N/A

0
0
N/A

5
514,861sf
$167

0
0
$0

8

5

52

30

246,053

296,324

1,794,482 sf

1,002,936 sf

Newtown
# of sales
Total SF
Ave. Sale Price

Bethel
# of sales
Total SF
Ave. Sale Price

Brookfield
# of sales
Total SF
Ave. Sale Price

Danbury
# of sales
Total SF
Ave. Sale Price

Monroe
# of sales
Total SF
Ave. Sale Price

Naugatuck
# of sales
Total SF
Ave. Sale Price

Oxford
# of sales
Total SF
Ave. Sale Price

Trumbull
# of sales
Total SF
Ave. Sale Price

Total
18
11
23
18
Transactions
Total Square
546,251 436,729 811,502 326,394
Feet
Source: ConnComp, AMS Consulting, LLC
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I-84 Corridor Industrial Market – Land Availability/Sales Trends
As observed in our earlier study, much of the industrial market in the trade area is
clustered within older industrial districts or parks dated between 1960 and the 80s. Very
little industrial land remains in these parks that would be defined as “ready-to-build” with
zoning and site plan approval in place. In fact, with the exception of Oxford, only a few
communities in the region can boast of business parks that have come on line in the last
ten years providing opportunities for new construction and expansion of business base.
Newtown Land Development Options
Newtown is one such town as represented by the recent development of 12-lot Curtis
Corporate Park located in the Sandy Hook neighborhood. Started in 2002, the business
park contains parcels ranging from 1 to 4-acres. Few lots remain in this park, however,
with seven building lots now improved with a mix of buildings ranging from flex, office
and warehousing. Buildings in Curtis range in size from 7,800 sf to 31,000 sf. Of the
remaining five unimproved lots only two are listed for sale, while two are being held for
future development and one is municipally owned (according to assessor data). The two
lots for sale include Lot 7, a 4.74 acre parcel with an asking price of $1.295 million,
down from $1.650 million in 2008 and Lot 2 (1.01 acres) at a price equating to
$341,000/acre.
Although Curtis Corporate Park is nearing completion, plans have been evolving since
2004 for a new “Tech” Business Park located off Commerce Road, which also serves as
prime feeder road for an older industrial park built in the 1970s. Development of this park
is being spearheaded by Newtown’s Economic Development Commission (EDC) with
plans calling for six industrial-commercial building sites on 23.2 acres (of a larger 41.8
acre site). One unique feature of this park is that the development will be organized as an
industrial condominium.
Other than the proposed “Tech Park”, future land development options within Newtown
for industrial-commercial use are limited with the exception of in-fill sites or large parcel
tracts. An example of the latter is the 33-acre parcel at 90 Mt Pleasant Road in the
Hawleyville section of town which is currently on the market for $6.6 million, or
$200,000/acre. A listing of the site notes Claris Construction is offering to subdivide the
property into parcels of 6-acres or more consistent with its M-2a zoning. Another large
unimproved property in Hawleyville partially located within an industrial zone has been
actively marketed off and on for years. Located at 10 Hawleyville Road – adjacent to
Interchange 9 off I-84, the property consists of 103 acres and reportedly is for sale for
$17,500,000, or just under $170,000/acre. Local sources have indicated the owners of the
site have not shown an interest in subdivding.
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Competitive Trade Area
In neighboring Monroe, local developer John Kimball, in partnership with office
developer Robert Scinto, is close to finalizing land sales within Phase I of the 300-acre
Pepper Street Business Park located off Route 25. Having commenced marketing in
2005, Kimball has since sold all but one of the 28 parcels in the initial phase, while six
“build-to-suit” facilities have been constructed to date. One additional building is slated
for construction in spring 2011 on the one remaining parcel owned by Kimball (34
Enterprise Drive).
Contributing to the exceptional sales velocity at Pepper Street was the relative
affordability of the building lots compared to alternative sites in neighboring towns. In
contrast to prevailing land costs in the region of $200,000/acre or more, prices at Pepper
St Business Park hovered between $100,000 to $120,000/acre. Timing also helped as the
park came on line several years prior to the recession when the real estate market was at
its frothiest. Presently there are two listings for land within the park: one at
$165,000/acre and a second at $237,892/acre, both representing resales and both
substantially above original purchase price. The potential exists, however, for a
groundswell of previously purchased, but unimproved lots now totaling over 10+parcels
in the park re-entering the market. Should this happen it could depress land prices should
the recovery continue to prove overly prolonged or weak. On the other hand, if the
market gains momentum over the coming year these same lots are well positioned to
capture substantial market interest from builders and businesses alike.
Further east in Naugatuck, the Naugatuck Industrial Park has proven to be an exception
to the rule representing an older industrial park with land for sale. Started in the
early1970s, the park has experienced numerous expansions over the years and continues
to offer land for sale, though presently it has dwindled down to less than five parcels.
However plans are afoot for possible further expansion on land straddling Naugatuck and
Waterbury. Naugatuck Industrial Park is located in an enterprise zone which offers
enhanced tax incentives for improvements and jobs created. Lots within the park are also
among the most affordable in the region averaging $41,000/acre.
By far the greatest inventory of industrial land for development in the region continues to
be found in Oxford where as many as eight new business-industrial parks have come on
line in the past 15 years. Looking to capitalize on the proximity of Oxford Airport,
Interstate 84 and low development costs with buildable lots averaging $85,000/acre, the
town has taken an aggressive stance to promoting light industrial and commercial
businesses within its industrial areas. None of these attributes however were enough to
overcome the impact of the recession as sales and leases virtually stalled in 2009 and
2010. Nevertheless, the town continues to move forward with plans to open up land for
additional industrial use with bids out for expansion of Commerce Drive extending it
1,000 feet to North Larkey Road.
Refer to following Exhibit for survey of listings and previous asking prices of Industrial Land
within the I-84 Corridor Study Area.
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Exhibit 5.14.
Available & Sold Industrial Land – I-84 Corridor Study Area
Address

Acres

Asking
Price

Previous
Asking Price
2008

$/Acre

33
4.74
1.01

$6,600,000
$1,295,000
$345,000

0.80

$279,000

3.77
4.85
3.70

$425,000
$325,000
$395,000

6.5
15.5

$975,000
$2,900,000

3.00
12.15
3.51
7.14
15

$495,000
$895,000
$835,000
$625,000
$3,900,000

7.40
4.11
6.90
5.00
8.42

$225,000
$225,000
$235,000
$185,000
$425,000

$30,405
$54,745
$34,058
$37,000
$50,475

4.78
6.47
22
2.80
3.07
3.25
3.78
4.90
28
2.58

$449,000
$549,000
$1,914,000
$249,900
$199,900
$276,250
$283,500
$330,000
$1,975,000
$368,520

$93,933
$84,853
$87,000
$89,250
$65,114
$85,000
$75,000
$67,347
$70,642
$98,837

Newtown
90 Mt. Pleasant Rd
Turnberry Lane Lot 7
Turnberry Lane Lot 2

$1,650,000

$200,000
$273,207
$341,584

Bethel
27 Francis J. Clarke

$348,750

Brookfield
4-10 Pocono Rd
71 Pocono Rd
77 Vale Rd

$995,000

$112,672
$67,010
$106,757

Danbury
147-148 Park Ave
Shelter Rock Ln

$2,100,000

$150,000
$187,097

Monroe
35 Cambridge Dr
34 Enterprise Dr
169 Enterprise Dr
500 Pepper St
36 Main St

$563,750*

$165,000
$73,663
$237,892
$87,290
$260,000

Naugatuck
Raytkwich Rd Lot 18
Raytkwick Rd Lot 3
Raytkwick Rd Lot 13
Raytkwick Rd Lot 30
Sheridan Dr

Oxford
Commerce Dr – Lot A3
Commerce Dr – Lot B4
Donovan Rd @ Bala Rd.
Donovan Rd @ Christian Lot 1
Donovan Rd @ Christian Lot 2
Morse Road Lot #3
Morse Road Lot #4
Morse Road Lot #5
24-46 Nichols
Fox Hollow Ind. Park #6

$276,250

$2,800,000

Trumbull
5.00
2,000,000
Source: Area Brokers, CERC, CoStar
* Represents recorded sale price of lot in 2008

111 Merritt Blvd

Newtown Industrial Market Update & Targeted Stategy

$400,000

page 55

Profiles of Industrial-Commercial Areas of Newtown
In order to gain a better understanding of the industrial market in Newtown, including the
market it serves and the potential for added growth, profiles were undertaken of select
industrial-business parks and areas of industrial concentration within town. Factors
considered in this analysis included characteristics of location and building product,
zoning, available inventory, pricing characteristics and tenant and ownership base.
Selected Profiles include the following with map showing location of areas:
•
•
•
•
•
•

Curtis Corporate Park – Turnberry Lane
Commerce Park – Commerce Road
Edmond Road Industrial Area – Edmond Road
Simm Lane Business Park – Simm Lane
Pecks Lane Industrial Area – Pecks Lane
Barnabas Road Industrial Area – Barnabas Road

Barnabas Road Ind Area

Edmond Road Ind. Area

Commerce Park

Curtis Corporate Park

Simm Lane Business Park

Pecks Lane Ind Area
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Curtis Corporate Park
Turnberry Lane, Newtown
Curtis Corporate Park is Newtown’s newest
business park. Started in 2001, it was
developed by Don Droppo, president of Curtis
Packaging whose operation sits next door. The
park consists of 12 building lots on 23 acres.
Most lots within the business park range from
1 to 3 acres. Sales interest proved
exceptionally strong early on with most lots
sold and six building subsequently
constructed over a six year period from 2003
to 2008.
Remaining development capacity within Curtis Corp. Park now stands at four lots,
though all but one remains unsold from the initial marketing program. One of the
building lots is reportedly being held by Curtis Packaging for future use by the business.
Highway access is outstanding with I-84 (Interchange 11) just minutes away, while Route
34, an important corridor for the region even closer. The park is within an industrial M-4
zone and sewer and water is provided by septic and well.
In addition to being relatively new, Curtis Corporate Park also represents a departure
from most industrial-commercial properties in town in both layout and marketing. With a
separate entrance onto a feeder road that culminates within a cul-de sac, the park is well
defined within a unified site plan with a clear set of permitted uses. This has fostered a
strong market identity and helped propel sales. Only Commerce Park offers similar
market appeal, while most other industrial properties in town are clustered within
industrial zoned areas where the mix of uses, sizes of lots and building and structure
types vary significantly.
Interestingly, end users within the park do vary somewhat from industrial to corporate
office. Of the six buildings completed, three are wholesalers (Architectural Glass
Industries, American Stair and East Haven Building Supply), one serves as office and
equipment space for Environmental Energy Services and the last is the corporate
headquarters for TnT’ Expense Management. The latter two businesses originated from
Newtown. A multi-tenant flex office building is also located in Curtis Corporate Park,
offering units for sale and lease. Reportedly, five of the six units are occupied, with users
including a moving company, environmental firm and a rental company.
Presently, two lots are on the market at Curtis Corporate Park, a status not much different
from three years ago. The larger of the two consists of 4.74 acres and is listed for sale for
$1.295 million, down originally from $1,650,000. The second lot is a resale for 1.01 acres
listing for $345,000. Of the two lots not on the market, one is being retained by Curtis
Packaging for future development. Within improved properties, one remaining space is
also offered for lease or sale at 10 Turnberry Lane.
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10 Turnberry Lane: Multi-tenanted Flex Space

12 Turnberry Lane - TnT Corporate Headquarters

Curtis Corporate Park
Start Date: 2002
26 –acres
Zoning: M-4
Septic & Well
Address

Lot Size

Building
SF

1 Turnberry Lane

1.00 acre

2 Turnberry Lane

5.48 acres

3 Turnberry Lane

1.01 acres

5 Turnberry Lane

1.02 acres

9,650 sf

7 Turnberry Lane

1.00 acre

30,794 sf

Year
Built

2003

Avail SF

Current
Use

N/A

Vacant lot

Curtis Packaging
EH Bldg Supply

0

WH-Storage

N/A

Vacant lot

2005

0

Office

10,360 sf

2005

0

Wholesaler

Tenant or Owner

Good House Flooring
Envir. Energy Serv.
American Stairs/Goodho.

8 Turnberry Lane

4.59 acres

N/A

Vacant lot

Curtis Packaging

9 Turnberry Lane

1.02 acres

7805 sf

2007

N/A

Wholesaler

Arch Glass Indust.

10 Turnberry Lane

2.72 acres

24,175 sf

2007

6,042 sf

Flex

N/A

Vacant lot

24,769 sf

2008

0

Office

11 Turnberry Lane

2.47 acres

12 Turnberry Lane

2.75 acres

Multi –Tenant/owners
164 Mt Pleasant Rd LLC
TnT Exp. Management

Listings:
3 Turnberry Lane – 1.01 acre Lot - $345,000
8 Turnberry Lane – 4.59 acre Lot - $1.295 mil
10 Turnberry Lane – Flex space - 6,042 sf for sale or
lease
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Commerce Park
Commerce Road, Newtown
Located off Church Hill Road (Route 6) in
the Sandy Hook section of town,
Commerce Park has been in various stages
of private development for over forty years,
though much of the activity occurred in the
1970s and 1980s. A few parcels closest to
Route 6 are zoned commercial, however the
remaining 20 building lots fall within the
industrial M-5 zone. Unlike most of the
industrial market within Newtown,
Commerce Park is served by public water
and sewer.
Lot sizes within the park generally fall between 2 to 2.5 acres, while buildings range from
4,000 sf to 28,000 sf. All but three of the lots fronting Commerce Road are improved,
with two lots under town ownership and targeted as part of the assemblage for the
proposed Tech Park.
Similar to Curtis Corporate Park, Commerce Park is served by a dedicated road ending in
a cul de sac, which in this case dead-ends at the town’s Waste Treatment Plant. Highway
access is excellent via Route 6, which connects to Exit 10 interchange of I-84. The
Housatonic Railroad line borders the park to the south, but unlike the Edmond Industrial
area discussed next, there are no spurs that serve the Commerce Park.
Although zoned industrial, most uses within the park are commercial in nature reflecting
in part the changing nature of the industrial market. Businesses include a Post Office
Center, a local newspaper (Newtown Bee), a Day Care Center, a Fitness Center, an
insurance company (TR Paul), a car racing company, an internet-cable communications
company (Charter Communications), a market research company (Forecast
International), an environmental service company (Moran Environmental Recovery) and
an internationally-based company providing product testing and quality control services
(TUV Rheinland of North America). Nearly all buildings within Commerce Park are
single owner occupant, with only two multi-tenant buildings identified within the park
Recent transactions in the park include the 2008 purchase of the former GE building at16
Commerce Park to accommodate the operations of GMT Racing, a car racing and sales
company which according to its schedule on its web page participates in close to 30 races
a year. The 24,285 sf building constructed in 1980 sold for $1.9 million. Another
building acquired in 2008 was 21 Commerce Park by the owners of Natura Lawn of
America. The building consists of 4,260 sf and includes an adjacent vacant lot.
Beyond the occasional resale of buildings in Commerce Park, any future expansion in the
Park is largely limited to the town-owned parcels that will be included as part of the
larger Tech Park proposal.
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16 Commerce Road – Purchased in 2008

Commerce Park
Start Date: Mid 1960’s
70+ -acres
Zoning: M-5
Public Water & Sewer
Address

Lot Size

Building
SF

Year
Built

5 Commerce Lane

6.27 acres

17,027 sf

1992

0

Post Office

6 Commerce Lane

2.58 acres

N/A

Vacant Land

Town of Newtown

8 Commerce Lane

2.21 acres

N/A

Vacant Land

Town of Newtown
Charter Commun.

Avail SF

Current
Use

Tenant or Owner
US Post Office

9 Commerce Lane

2.05 acres

27,944 sf

2002

0

Office

10 Commerce Lane

2.00 acres

6,000 sf

1988

0

Day care

11 Commerce Lane

2.02 acres

28,698 sf

1991

0

Office

Charter Commun.

12 Commerce Lane

2.15 acres

12,708 sf

1978

0

Office

TUV Rheinland

13 Commerce Lane

2.33 acres

12,335 sf

1966

0

Wholesaler

Drywall Associates

14 Commerce Lane

2.00 acres

15,618 sf

1980

For sale/lease

Flex-Office

TR Paul

15 Commerce Lane

2.33 acres

24,430 sf

1973

0

Flex

Multi_tenant

16 Commerce Lane

2.00 acres

24,384 sf

1985

0

Office/Flex

GMT Racing

17 Commerce Lane

2.20 acres

9,777 sf

1994

0

Office

Newtown Bee

18 Commerce Lane

2.02 acres

10,000 sf

1978

5,000 sf

Flex

19 Commerce Lane

2.05 acres

N/A

Vacant Land

River Park Prop

20 Commerce Lane

2.00 acres

9,678 sf

1970

0

Comm/Indust

Moran Env. Recovery

21 Commerce Lane

2.58 acres

4,260 sf

1972

0

Comm/Indust

Natura Lawn of Amer.

22 Commerce Lane

2.02 acres

6,792 sf

1977

0

Office

Forecast International

23 Commerce Lane

2.28 acres

15,060 sf

1980

0

Fitness Center

24 Commerce Lane

11.15 acres

3,573 sf

1997

0

Comm/Indust

Newtown Waste Plant

25 Commerce Lane

2.28 acres

4,980 sf

1973

0

Office

Forecast Interantional

Misty Morning Day Care

Multi-Tenant

Club New Fit

Listings:
18 Commerce Park – 5,000 sf @ $7.50/sf
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5K Ind. Park – Edmond Rd
Edmond Rd, Newtown
Edmond Road, which extends between
Schoolhouse Hill Rd and Route 6, has been
the focal point of some of Newtown’s larger
scale industrial development in the 1970s
with space catering to the needs of large
scale production and distribution. A major
asset to the area is the proximity of I-84 and
in the case of one company, access to rail
freight via a spur line off Housatonic
Railroad. More recently the developer of the
newly formed 5K Industrial Park, also on
Edmond Road, has introduced a far different
industrial product, but one increasingly in
demand and designed for smaller users with
varying space needs.
5K Industrial Park is located on 23.77 acres midway between Schoolhouse Rd and Rt 6. The
first of two multi-tenanted flex space buildings was constructed in 2007 consisting of 9,000 sf,
followed a year later by a 14,000 square foot building. The overall site plan calls for 91,000 sf
in four separate buildings to be completed over several phases in response to demand. Of the
23,000 sf of space on line presently, has been constructed in two buildings, of which under
50% is leased.
Consistent with the standards of flex design, tenants at 5K are provided with vanilla box, high
bay space with large overhang doors. Space is subdividable to as low as 1,500 sf. Rents range
from $7.50/sf to $10/sf depending on size of space. Tenants at 5K have included a metal
fabricator, rental and Supply Company for paving, an architectural inlay fabricator, a
landscaper, and a towing & recovery firm, with most appearing to be local. Several users have
taken advantage of the outside storage capacity on site for larger equipment and vehicles.
Although lease-up has been slow, the park appears well-positioned to capture future demand
for new flex space – particularly for contractors once the economy is on firmer footing.
Just as 5K Industrial Park represents a new marketing direction for smaller industrial in the
area, the recent purchase of 11 Edmond Road by start-up Advanced Fusion Systems (AFS)
illustrates a unique reuse of a large block of vacant space which more often than not constitutes
a marketing challenge. It also underscores Newtown’s potential for attracting high tech, though
in this case, the CEO’s residence base in town certainly helped. Located on 24 acres, the
Edmond property consists of 211,500 sf of vacant industrial space previously occupied by
Pitney Bowes which still has a presence at 7 Edmond Road.
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As reported, Advanced Fusion Systems intends to use the space at 11 Edmond for testing,
designing and manufacturing equipment linked to several commercial applications including
laser devises in the use of environmental remediation and specialized switches to protect and
stabilize existing power grids. Further expansion on site is envisioned including the
construction of a 20,000 square foot sub-station to accommodate power needs. Along with
AFS and Pitney Bowes, the Edmond Industrial area also houses the 127,700 sf facility for
Rand-Whitney Container (1 Edmond Rd), which designs and produces corrugated shipping
cases, consumer packaging, and merchandising displays. Rand-Whitney reportedly has an
employee base of over 70 workers.

3 Edmond Road
Edmund Rd – 5 K Ind
Start Date: 1970’s
5K Park – 2007
Zoning: M1 & M5
Septic & Well
Address

Lot Size

Building
SF

Year
Built

Avail SF

Current
Use

Tenant or Owner

1 Edmond Rd –M1

18.74 acres

127,672 sf

1969

0

Mfg/Assem

Rand – Whitney Container

3 Edmond Rd –M5 – Bldg1

23.77 acres

3 Edmond Rd –M5 - Bldg2
6 Edmond Rd – M5

1.63 acres

7 Edmond Rd – M1

17.74 acres

9 Edmond Rd – M1

18.86 acres

11 Edmond Rd – M1

24.18 acres

9,000 sf

2007

?

Flex

5 K Enterprises

14,000 sf

2008

14,000 sf?

Flex

5 K Enterprises

0

Vacant Land

5 K Enterprises

158,806 sf

1972

0

Distribution

Pitney Bowes

N/A

Vacant Land

Pitney Bowes

211,576 sf

1973

0

R&D/Mnf

Advanced Fusion Systems

Listings:
3 Edmond Rd – 3,000 -14,000 sf @ $7.50/sf , additional
potential for 67,750 sf on site
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Simm Lane Business Park
Simm Lane, Newtown
Since 1997, Simm Lane Business Park has
functioned as a relatively successful multitenanted flex-facility that has catered to a
multitude of tenant needs within a single
older industrial facility. Currently,
however, it is carrying much higher vacant
inventory than normal. A total of 31 spaces
have been carved out of the 85,000 sf
facility which was originally built in 1959
and later added onto in the 1980s. Units for
lease vary greatly, both in size and
configuration, and range from as little as
370 sf to 5,375 sf., with opportunities for
larger space with contiguous units. This
diversity has accommodated a variety of
businesses including entrepreneurs and start-ups looking for incubator space, businesses
seeking inexpensive office space, fitness centers and dance studios, printing operations,
as well as contractors, landscapers, manufacturers, fabricators, distributors, and
wholesalers.
The park has also been indirectly instrumental in expanding the business base within
Newtown. This was the case with SMT, a wholesaler, which previously operated in Simms
Lane Business Park as well as numerous other locations in Monroe and Trumbull. In 2004,
following several years of planning, the firm chose to consolidate its operations in Newtown
within a new 72,000 square foot building on High Bridge Road.
In an effort to fill space, pricing has been dropped below market with spaces over 2,000
square feet listing at $4.95/sf NNN, in sharp contrast to most space found locally priced at
$6.00/sf or more. Rates for smaller formatted space are priced higher on a square foot basis,
calculating between $8 to $8.50/sf plus utilities. Although Simm Lane does not offer some
of amenities considered standard with newer multi-tenanted buildings (separate entrances,
loading areas, appropriate landscaping, high bay space), it does have shared loading docks
and unlike some industrial areas in town, is served by public water.
Close to 20 businesses operate within the Simm Lane Business Park, many for years. Space
availability within the facility changes often but recently stood at 27,000 sf distributed among
14 units. Four of the units were under 1,000sf – one as low as 370sf, while two averaged
5,250sf, with the rest falling between 1,000 to 2,500 sf in size.
Simm Lane is accessed directly off Route 25 and 2.5 miles from the nearest interchange on I84. According to assessor data, the property is located in a mixed B2-M2 zone. Although the
recent build-up in vacancy has been troubling, historically the property has been successful in
providing a low-cost flex space alternative to a broad band of user types.
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Simms Lane Bus. Park
Start Date: Mid 1996
13.01 acres
Zoning: B2 & M2
Public Water – Septic
Address
3-6 Simms Lane
Simms Lane

Lot Size

Building
SF

Year
Built

Avail SF

Current
Use

26, 880 –
35,000 sf

Flex

12.18 acres

85,960 sf

1959 -1980

0.92 acres

0

0

Tenant or Owner
Simms Lane LLC
Simms Lane LLC

Listings:
Simms Lane Business Park –$4.95/sf for space 2,000
sf+; lease on smaller space varies
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Pecks Lane
Pecks Lane, Newtown
Pecks Lane is notable as a commercial-industrial
location in Newtown principally due to two
properties: 30 Pecks Lane and 31 Pecks Lane.
The latter property, built in 1965 and consisting
of a 135,378 sf manufacturing facility, has had a
longer legacy within town, while the former
represents a newer, but smaller facility built in
1997. Pecks Lane does not offer the advantages
of immediate highway access offered in other
industrial town locations further north.
However, the area is located just off Route 25,
an important north-south regional corridor,
providing easy access for employees or clients in
either direction.
31 Pecks Lane was first the home of Sorvall Products, a maker of medical instruments
and a division of Dupont. Later it became known as Kendro Laboratory Products
following a merger with Heraeus Instruments (1997). Kendro’s specialty included the
design and manufacturing of centrifuges and other highly specialized equipment for the
biomedical industry. In 2001, SPX Corporation bought Kendro and two years later
announced the operation was being moved to the SPX’s headquarter in Asheville, N.C.
With the shut-down of Kendro Labs, former executives of the company, a number of
whom lived in town, formed a new company, Tier One, LLC, for the purpose
manufacturing components for use by Kendro Laboratory for the production of
centrifuges, as well as other customers in need of high grade engineered parts. Tier One
initially leased 35,000 square feet of the former Kendro facility and more recently in
2010, purchased the entire building to accommodate future expansion and storage and to
keep the business local. Vacant space not used by Tier One will be subleased.
A sizable amount of industrial space for sale or lease, however, remains in the building
across the street at 30 Pecks Lane. This property sits on 10.64 acres and contains a 60,720
sf facility, with expansion potential for additional 40,000 sf. A portion of the facility
houses the operations of Neumade Products, a manufacturer of equipment and
accessories for the film and audio industry. This business moved to 30 Pecks Lane in
1997 as part of a consolidation of operations then dispersed over three states: New York,
New Jersey and Connecticut. More recently, Neumade appears to have down-sized as
new technology and advances have impacted the business. The building is now on the
market for $3,950,000 and according to one broker a sale may be imminent.
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In addition to 30 and 31 Pecks Lane, a new commercial addition to the area has occurred
at 8 Pecks Lane with the construction of two 10,000 square foot flex-space buildings in
2006 by Talon Ridge Builders. Representing flex space units come with high overhang
doors for loading. One of the buildings is now being used by Vasi International
Gymnastics. A section of the second building is leased to a marketing firm (Amplitude
Marketing Group). In 2010, the Talon Ridge Builders received Planning and Zoning
approval for an additional building of 5,000 sf at the same address.

30 Pecks Lane

8 Pecks Lane

Pecks Lane
Start Date: Mid 1965
Zoning: M1 & M5
Public Water – Septic
Address

Lot Size

Building
SF

Year
Built

Avail SF

Current
Use

8 Pecks Lane – Bldg 1* - M5

4.80 acres

10,000 sf

2006

0

Athl. Complex

10,000 sf

2006

2,500sf

0

0

8 Pecks Lane – Bldg 2* - M5

Tenant or Owner
Vasi International Gym

Multi-tenant

Amplitude Mkt

Vacant land

Kling Enterprises

24 Pecks Lane – M5

2.44 acres

30 Pecks Lane – M1

10.64 acres

60,720 sf

1997

60,720 sf

Mnf/WH

Neumade Products

31 Pecks Lane – M1**

23.95 acres

135,378 sf

1965

81,675

Mnf/WH

Tier One, LLC

* Owners of 8 Pecks Lane received P&Z approval for additional 5,000 sf building at 8 Peck Lane Sept. 2010.
** Building was recently purchased by Tier One LLC, former tenants who will use some of th vacant space for
expansion.
Listings:
30 Pecks Lane – For sale: $3,950,000, Lease $6.25/sf nnn
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Barnabas Road – Hawleyville
Barnabas Road, Newtown
Barnabas Road in Hawleyville has come to be
known unofficially as the town’s linear
Hawleyville Industrial Park and together with
the I-84 interchange at Exit 9, Hawleyville Road
and Mt. Pleasant Road, has been the focus of
much planning and development interest in
recent years. Barnabas Road is also notable as
being second only to Curtis Corporate Park in
the level of commercial/industrial development
that has occurred in its area in the last ten years.
One such development is the 50,504 sf warehousing and storage facility located on 14.5
acres at 46 Barnabas Road. Built in 2002, the facility serves as the home for Braun Moving
& Storage, though the building is being actively marketed for lease and sale. The site also
has approval for an additional 87,000 sf warehouse facility.
Located just west of Braun Moving at 64 Barnabas is a newly developed flex-office
complex built in 2005 by Hawleyville Development, LLC. Totaling nearly 10,000 sf spread
among 7 units, spaces at 64 Barnabas include small offices, high bay storage (24’) and
wide overhead doors with units generally averaging 1,500 sf. Tenants at 64 Barnabas have
included healthcare providers, contractors, business services, internet retailing businesses
and data and media storage companies. Latest listings for rentals at 64 Barnabas indicate
rates of $14.60/sf plus utilities. It is noted that the developer of 64 Barnabas has retained
one space for its own business.
In addition to the two properties noted above, three other buildings have come on line in
recent years in this area including a veterinarian hospital at 32 Barnabas for the care of
sports horses (Fairfield Equine), a trucking terminal and office for a sanitation company at
38 Barnabas, now vacant and managed by a trustee, and lastly, a small retail/commercial
center at the corner of Barnabas and Hawleyville Road. The retail center was built in 2010
by the same developer of 64 Barnabas and is anchored by a community US Post Office
after much lobbying by local residents, the town and the developer.
By far the oldest land user on Barnabas Road, and ranking as one of the larger employers in
town, is the CL&P Service Center located at 20 Barnabas Rd. Built in 1991, the facility is
one of 11 CL&P districts serving the State of Connecticut. The service center consists of
46,900 sf in two buildings on nearly 24 acres.
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Much of Barnabas Road is zoned M1, though the parcels closest to Hawleyville Road (64,
66 and 23 Barnabas) fall within the Hawleyville Center Design District (HCCD). As can
be seen from the map above, highway access is immediate from Barnabas, as well as
connections to Route 6-25. Future development capacity of the area is less clear, however,
with most parcels in the corridor under development. Presently only one land parcel is on
the market for Barnabas Road listed at $399,900 for a 2.01 acre lot.

46 Barnabas Rd

64 Barnabas Rd

Barnabas Rd
Start Date: 1991/1999
Zoning: M1 & HCDD
Well – Septic
Address

Lot Size

Building
SF

Year
Built

Avail SF

Current
Use

20 Barnabas bldg 1 – M1

23.90 acres

38,303 sf

1991

0

Comm/Ind

CL&P Service Center

8,604 sf

1991

0

Comm/Ind

CL&P Service Center

6,675 sf

2008

1,127 sf

Retail/Office

Hawleyville Dev. LLC

20 Barnabas bldg 2 – M1

Tenant or Owner

23 Barnabas – HCDD

1.51 acres

32 Barnabas – M1

14.38 acres

7,748 sf

2000

0

Vet Hosp

Fairfield Equine

38 Barnabas – M1

10.38 acres

13,640 sf

1999

13,640 sf

Comm/Ind

Vacant – Trustee Mng

46 Barnabas – M1

14.47 acres

50,504 sf

2002

10,000/50,000 sf

Ind/WH

64 Barnabas bldg - HCDD

2.37 acres

9,900 sf

2005

0

Comm/Ind

66 Barnabas bldg – HCDD

2.01 acres

N/A

Braun Moving /Kim Prop
Multi-tenant
Kim Properties

Listings:
46 Barnabas – for sale - $3,750,000; lease $5.95/sf
66 Barnabas – 2.01 acre - $399,900 or $198,955/acre
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Summary & Conclusions on Industrial Market Trends
National Industrial Trends
•

•
•
•

•

•

•

•

•

Depending on source, US industrial vacancy rates either peaked or began to
decline in 2nd quarter 2010. Grubb & Ellis noted a drop to 10.6% from 10.9% the
previous quarter, but still well above its 2007 level of 7.6%. Latest estimates by
CB Richard Ellis indicate a modest improvement in the industrial vacancy by year
end 2010.
Rental rates continue to sag reflecting the high levels of industrial inventory
remaining in the marketplace. Rates are not expected to firm up until later in
2011.
Rental rates are expected to get some short-term support from the scarcity in
industrial construction that was low even before the recession.
Warehousing and distribution recorded largest gains in net absorption for the year
with 12.1 million square feet in 2nd quarter 2010 according to Grubb & Ellis,
followed by general industrial (7.2 million sf). Only modest gains in absorption
were reported for R&D-flex space (308,000 sf).
Investor demand appears to be strengthening for Single-tenant properties.
According to Marcus and Millichap over half of all industrial transactions in 2009
and 2010 were for single tenant properties as compared to 30% in 2007. Demand
is growing strongest for properties occupied by credit tenants.
The industrial sector was less impacted by “distressed activity” compared to other
real estate sectors as investors relied on less leverage to purchase property. The
spread in Cap rates, however, between property occupied by institutional grade
credit tenants and noncredit tenants is widening to historic levels.
Properties will remain difficult to finance until absorption improves considerably.
Seller-financing or assumable mortgages are likely to become a significant share
of industrial transactions going forward. Lending rates, however, should remain
favorable for the near future.
The US industrial market forecast for 2011 calls for slow but improving growth
ahead of other commercial sectors with moderate declines on the vacancy rate.
The level of recovery, however, will be staggered across regions and metro areas
with shipping and warehousing centers benefiting first.
Pressure will remain on rental rates through 2011 and into 2012 or even beyond if
absorption has not substantially reduced inventory from its current levels.

Northeast & Connecticut Industrial Trends
•

Although the impact of the recession on industrial real estate in the Northeast has
ranged from moderate to severe depending on market served, there is growing
evidence that in most areas a bottom has been reached with vacancies shrinking in
the last couple of quarters indicative of growing demand.
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•
•

•

•

•

Despite signs of recovery, it is expected that growth will be choppy, if not
subdued, for several years with downward pressure on rents (and land values)
likely to continue for the foreseeable future.
Regions in the Northeast that have weathered the recession best and are emerging
first have generally focused on large scale warehousing and distribution
principally for global markets. Central and Northern New Jersey is an example
reporting lowest vacancies in the Northeast with vacancies of 11% to 12%.
The Boston metro area, on the other hand, continues to suffer from high inventory
of industrial space that has plagued the region since the dot.com collapse.
However, vacancy is coming down in the region from its peak of 20.2% in 2nd
quarter 2010 to 18.8% in third quarter 2010 (Cushman & Wakefield).
In Connecticut, industrial markets are principally tied to regional-local
manufacturing and distribution operations, and thus more susceptible to
downward shifts in the economy compared to operations with national or even
global markets. In the Hartford region, negative absorption in 2009 surpassed the
highest level recorded in over ten years. Moreover vacancy has continued to
climb in 2010 and stood at 14.4% in 3rd quarter.
The Stamford-Fairfield County industrial market has fared even worse than
Hartford during the downturn with vacancy jumping from 14.8% in summer of
2008 to 19.4% in 3rd quarter 2010. Exacerbating the decline was the untimely
delivery of over 1.2 million square feet of new space to the market between 2007
and 2009. Projections point to further increases in vacancy into 2011.

Fairfield County Area Industrial Market
•

•
•

•

•

A review of industrial trends within the Fairfield County Metro market area,
consisting of 15 towns including Newtown, indicates a deeper and more
prolonged impact from the recession. In contrast to the overall US industrial
market which began to emerge from the recession in early 2010, the Fairfield
region has continued to report rising vacancies through 3rd quarter 2010 with
potential for further increases in 2011. The vacancy rate in 2010 stood at 19.4%.
Effective rents in the Fairfield County Metro region have been falling since 2007.
Stabilization is expected in 2011, though recovery to pre-2008 rates is not
projected until 2014.
Overall in the region, highest vacancies are associated with R&D at 23.4%,
followed by warehousing at 20.8%, and lastly manufacturing at 18.1%. This
compares to 2008 when warehousing space stood at 16.7%, manufacturing at
14.7% and R&D at 12.2%. It is to be noted that both warehousing and R&D are
subject to wider swings in vacancies due to the larger footprints associated with
such buildings.
Fairfield County Industrial market consists of three submarkets: Eastern Fairfield
Submarket, anchored by Bridgeport; Lower Fairfield Submarket, led by Norwalk
and Stamford; and Upper Fairfield Submarket, which includes Newtown but is
headed by Danbury.
Vacancy levels are highest in the Upper Fairfield Submarket which jumped from
19.9% in 2008 to over 35% in 3rd quarter 2010. The recent purchase of 11
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Edmond Rd by Advanced Fusion Systems , start-up high tech company, and
purchase-expansion by Tier One of 31 Pecks Lane is expected to push this rate to
below 30%. Nevertheless even at this adjusted rate, vacancy in the region is well
above Eastern Fairfield County at 15.3% and Lower Fairfield County at a
surprisingly low 6.3%.
Newtown Industrial Market – Profile and Trends
•

•

•

•

•

•
•

A survey of Newtown’s Industrial market identified 36 buildings with a total of
2,012,600 square feet. Although not a complete list of industrial properties in
Newtown, cross-referencing with the town’s Grand List suggests it accounts for
85% of built industrial inventory in town. Within the upper Fairfield submarket,
Newtown ranks only behind Danbury in total industrial square footage.
According to CoStar, a real estate data collection firm, industrial vacancy in
Newtown approached 40% in 3rd quarter 2010 prior to the sale of vacant property
at 11 Edmond Rd consisting of 211,000 sf, which effectively dropped the rate to
just below 30%. The rate could drop further still depending on plans of Tier One
LLC’s for unused space at 30 Pecks Lane which they recently purchased in
December 2010. For the moment it appears the space not used by Tier One will
be placed back on the market for sub-lease.
More than half of the total industrial square footage in Newtown is found in
warehousing and distribution buildings (52.6%), followed by space used primarily
for manufacturing and assemblage (37.4%), and the remainder in R&D and flex
space (10%). This distribution closely resembles the share of industrial space for
Fairfield County overall.
On average, warehousing space in Newtown calculates to 55,733 sq ft/building,
but the standard deviation is high with four buildings exceeding 100,000 sf., while
nine are under 25,000 square feet. Meanwhile, manufacturing and R&D/flex
space in Newtown average 68,474 square feet and 31,721 square feet,
respectively.
Consistent with much of the industrial market within the region, building
inventory in Newtown is weighted towards buildings sized 15,000 square feet or
less. However, an unusually high number of buildings over 100,000 sf were
identified for a community this size with nine listed in Newtown. Nor are these
large-scale industrial buildings predominantly warehouses or distribution centers
which generally trend larger in scale, with five identified as manufacturing.
On a positive note, only two buildings over 100,000 sf are presently classified as
having vacancies following the recent sale of 11 Edmond St and 31 Peck Lane
(assuming space in neither will be sublet).
A review of building age among Newtown’s industrial inventory indicates much
of it was recently constructed with nearly half built since 1990s. Six of the 10
buildings constructed between 2000 and 2010 are linked to the 12-lot Curtis
Corporate Park which effectively met a land inventory void in Newtown for new
industrial. Equally impressive is the addition of seven new industrial buildings in
the 1990s, boosting its inventory by over 20%. This occurred during a period
when most communities saw little industrial activity.
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I-84 Corridor Industrial Rents and Building Sales
•

•

•
•

•

•

Asking lease rates for industrial property in Newtown have slipped from an average of
$7.30/sf in 2nd quarter 2008 to $6.35/sf in 2010. Similar declines have been posted for
other towns in the region with Danbury experiencing the steepest drop from $9.49/sf in
2008 to $7.62/sf in 2010.
Trumbull continues to lead the region in cost of leased space with net rents topping
$12/sf or double the region average. Much of this space is linked to R&D facilities or
single tenant space. Naugatuck offers the most affordable space with rents averaging
$5.65/sf.
After averaging 16 sales a year between 2002 – 2008, industrial transactions fell
by half in 2009 to 8 sales, and even further in 2010 with 6 sales, reflecting the
inevitable fall-out from the recession.
Prices dropped as well slipping from $63/sf for the period 2002-2008 to $47/sf
over the next three years. Interestingly, sales activity continued to be brisk in
2008 due to pending sales and new construction already in the pipeline as of late
2007 and early 2008.
Newtown was one of two towns among eight surveyed that posted higher number
of sales in the last three years compared to prior three years. Bethel was the other.
In Newtown, six industrial building transactions were identified between 2008 to
2010 versus three in previous years. The two sales of 2010 are particularly
noteworthy as they represent both significant investments in a market
conspicuously absent of such activity, and large acquisitions of vacant space (11
Edward Road @ 211,000 sf and 31 Pecks @ 134,165 sf of which 80,000sf was
vacant).
According to brokers, most sales until recently sales have been driven by cost
containment factors (downsizing and/or consolidating, gaining improving
efficiencies). In the last part of 2010, however, tentative signs of interest in
response to growth needs began to emerge. While these signals portending
growth are encouraging, based on projections from CBRE-Econometric Advisors
normalized sales activity for the region (15 to 20 sales) is not expected to return
any earlier than 2013.

I-84 Corridor- Industrial Land Availability
•

•

“Ready to build” industrial sites located in defined business parks with zoning and
site plan in place are few within the region. The latest to come on line in
Newtown is Curtis Corporate Park (2002) in the Sandy Hook section of town.
Consisting of 12 approved lots, seven have been improved. Of the remaining five
unimproved lots only two are listed for sale.
Other than Curtis Corporate Park, Newtown has no other industrial land inventory
in shovel ready condition linked to an industrial or business park. Plans for a
“tech” business park, however, have been evolving for several years targeted for
23.2 acres of a total 41.8 acre site off Commerce Road. As currently proposed, up
to six buildings could be accommodated on the site.
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•

•

•

Other than the proposed Tech Park, future land development options within
Newtown for industrial-commercial use are limited with the exception of in-fill
sites or large parcel tracts. An example of the latter is the 33-acre parcel at 90 Mt
Pleasant Road in the Hawleyville section of town which is currently on the market
for $6.6 million, or $200,000/acre. Another option, also located in Hawleyville, is
a large unimproved property consisting of 103 acres near Interchange 9 off I-84.
The property has been actively marketed off and on for years and is reportedly for
sale for $17,500,000, or just under $170,000/acre. Local sources have indicated
the owners of the site have not shown an interest in subdividing.
In neighboring Monroe, John Kimball, in partnership with Robert Scinto, is close
to selling out the first phase of Pepper Street Business Park consisting of 28
building lots begun in 2005. Although most of the lots have sold, only six
buildings have been constructed in the park, though an additional building is
slated for construction in 2011. Contributing to the exceptional sales velocity of
Pepper Street was the relative affordability of the building lots with initial prices
ranging from $100,000 to $120,000/ acre, well below the prevailing prices for lots
seen in the area. Recent listings suggest the price has since increased with one
listing at $165,000/acre and a second at $237,900/acre – both resales.
By far the greatest inventory of industrial land for development in the region
continues to be found in Oxford where as many as eight new business-industrial
parks have come on line in the past 15 years. According to realtors, the main
attractions of Oxford for businesses and developers is the proximity of Oxford
Airport and Interstate 84, a solid package of incentives and low development
costs with buildable lots averaging $85,000/acre. None of these attributes
however were enough to overcome the impact of the recession as sales and leases
virtually stalled in 2009 and 2010. Nevertheless, the town continues to move
forward with plans to open up additional land for industrial use with bids out for
expanding Commerce Drive, an existing park, by 1,000 feet to North Larkey
Road.
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VI. High Tech Market Potential
For Newtown, and for many communities, attracting high tech is not only desirable, but
primary to an area’s economic development strategy. In the case of Newtown, this
strategy is at the forefront of Newtown EDC’s planning and development effort with
“Tech Business Park”, a 42-acre parcel off Commerce Road of which 23 acres is slated
for development. Others areas of town, including the 100 acres off Mt Pleasant Road in
Hawleyville, are also viewed as viable candidates for such use.
The reasons for this strategy are obvious: high tech is considered a clean industry. It’s
often a high user of expensive machinery and equipment14, which combined with the
building that houses the machinery, generates considerable taxes for a community. It’s
also a high wage industry. And finally, unlike many other production-based businesses
in recent years, high tech is viewed as a growth industry.
To effectively attract such industries it is first important to understand the area’s market
potential and existing base, particularly as it relates to high tech clustering within the
region. These industries have already committed to the area producing a knowledge base
that serves as a magnet for further expansion of the industry. It is equally imperative to
know as part of any marketing strategy what attributes in Newtown and the region are
most appealing to high tech, as well as those most distracting, and what resources might
be on hand to assist such businesses. In order to address some of these questions and
issues, the following is presented on the market potential for high tech in Newtown.

Definition
Any discussion about high tech potential for Newtown begins with the question: What is
high tech? While the term has been broadly used to describe innovative and technically
advanced product development or the use of leading edge technologies, the methods for
defining high tech have varied considerably. And not surprisingly, each method produced
a slightly different list of high tech. For some defining high tech is simply a matter of
identifying those industries or companies who are “makers and creators of technology”15,
in essence an output approach to high tech. Others look for significant level of input
from R&D activity combined with above average employment or engagement of
scientists, engineers and/or technicians.
To make matters more complicated, some companies may be cutting edge in their process
though their product may not. While other industries are clearly high tech by any
definition but are so new they have yet to be classified as an industry. Or they may fall
outside the band of defined high tech business sectors, but represent a subset industry
14

The tax revenue appeal associated with machinery & equipment, however may be shortlived with the
state calling for repeal of the reimbursement now provided to towns who are prohibited from taxing equip
or machines of mfg and tech businesses.
15
Attributed to American Electronics Association in the Monthly Labor Review, Daniel E. Hecker, July
2005 (Bureau of Labor Statistics)
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within a low-tech sector that is breaking new ground with innovative new uses. In short,
there is no definitive definition of high tech.
Nevertheless, for the purpose of evaluating high tech potential we have chosen to adopt
the US Bureau of Labor Statistics (BLS) definition of “high tech” which classified 46
four-digit NAICS industries as high tech with the addition of one industry not listed:
NAICS 3391- Manufacturer of Medical Equipment which had not been identified at the
time the list was formulated. The underlying criterion for the BLS selection was based on
degree of employment of technology-based occupations with the minimum threshold
being twice the average for all industries. BLS went even further to define three levels of
concentration in high tech with Level I representing industries exceeding five times the
average, Level II ranging from 3 to 5 times the average, and Level III: 2 to 3 times the
average.
As noted by the author of the BLS list of high tech industries, the reliance on strictly high
tech employment may seem limiting, but cross-referencing with other lists including the
Census (focus on high tech products) and National Science Foundation (emphasizes
R&D activity) produces close matches. Moreover, unlike the output approach which can
be subjective in nature, supporters of the BLS methodology point out the advantages of
using readily available empirical data on employment to arrive at a definition.
Despite the general acceptance of the BLS list for defining high tech, most recognize that
these definitions will change over time. New sectors within Life Sciences and biotechnology appear to be surfacing overnight, or so it seems. Knowledge-based industries
are also evolving that underpin high tech but are not easily accommodated within the
BLS list. Thus while we use the BLS list to assess market potential, the reality is that
high tech comes in many different forms and flavors and any marketing or recruitment
strategy for high tech needs to be equally open and flexible on what defines that industry
over time.
The full BLS list of High Tech Industries by Level is provided in the Appendix.
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High Tech Industry – Fairfield County & Connecticut
To gain a better understanding of the role of high tech in Fairfield County and
Connecticut, data from the Bureau of Labor Statistics was collected and analyzed on
employment and number of establishments for those sectors identified in the BLS list.
For research purposes, the list was pared down from the original 46 to 38 after
eliminating industries sparsely represented in the state and not at all in the county.16
This data was also analyzed to determine each industry’s location quotient (LQ) for the
county and state relative to the US overall. This is accomplished by comparing
employment levels for each sector in the region and state with national norms. In cases
where the location quotient exceeds 1.00 (or exceeds national norms) the industry is
deemed an export base industry and more often than not a major contributor to the state
or county’s economic base. When it falls below 1.00, the industry is less relevant. The
LQ measure is also helpful in locating high tech clusters that can be targeted as part of a
recruitment campaign.
State of Connecticut
The 2010 report by the National Science Foundation on science and technology trends in
the US and the world ranked Connecticut in the 2nd to highest quartile of all US states in
the share of business establishments in the state that are classified as high technology
industries (7.55% to 8.99%).17 Within New England, Massachusetts and New Hampshire
rank higher. The report shows Connecticut falling to the 3rd quartile, along with Vermont
and Maine, in the net number of business formations that occur in high tech as a share of
all businesses (0.05% to 0.16%). Connecticut, however, does excel when measuring the
share of the state’s workforce employed in high technology companies18, as well as share
of individuals in science and engineering occupations. In both cases, Connecticut jumps
to the highest quartile, along with Massachusetts.
Using the LQ as a metric of industry strength, we find that 17 high tech sectors in the
state out of the 38 listed by BLS operate as export base industries with LQs over 1.00 in
2009. Ranking among the top five, all representing manufacturers, were:
•
•
•
•
•

Aerospace Products and parts
Other Electrical & Component Parts
Commercial & Service Industry Machinery
Engine, Turbine & Power transmission equip
Pharmaceutical & medicine products

LQ-4.97
LQ-3.55
LQ-3.06
LQ-2.39
LQ-2.04

16

These include: Oil & gas extraction, Mnfg of Petroleum and Coal Products, Forestry, Pipeline
Transportation, Satellite Communications, and Facilities Support Services.
17
Science & Engineering Indicators, 2010, National Science Board (National Science Foundation)
18
While on the surface positive, given the low % of high tech job formations, this metric suggests that
many of the high tech jobs are concentrated in larger, more mature companies which are more prone to job
pruning than growth over time.
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The sector referring to Other Electrical & Component parts involves industries
developing and producing batteries and electric storage, energy wire and cables, fiber
optics and wiring devices. The Commercial and Service Machinery sector covers
businesses producing office equipment, optical instruments and lens, photographic and
photocopying equipment.
Four of the five noted above also serve as export base industries in Fairfield County with the one
exception being manufacturers of Engine, Turbine and Power Transmission equipment.
For the most part, strong high tech industries found state-wide are also found in Fairfield
County. Three that are not include the aforementioned manufacturers of Turbine and
Power Transmission Equipment along with makers of Painting, Coating and Adhesive
Products and businesses involved with Electronic and Precision Repair and
Maintenance.
Fairfield County High Tech Employment
In Exhibit 6.2 on page 76, a ranking of high tech industries by location quotient for
Fairfield County is provided along with data on overall employment and its ratio to total
jobs for the industry within the state. Those industries shaded in yellow indicate sectors
in the county which have a share of 40% or more of the total industry jobs in the state.
Below is a chart of the top ten high tech industries within the county with largest
employment bases in 2009:
Exhibit 6.1
High Tech Industry – Fairfield County
Management of companies and enterprises

Employment
– 2009
12465

Computer Systems design and related services

5955

Management, scientific and technical consulting

5598

Mnfg- Electronic Components

3246

Mnfg- Comm. and service Ind. machinery

2790

Wired Telecommunications

2684

Mnfg- Pharmaceutical and medicine

2644

Architectural, engineering and related services

2450

Mnfg- Medical Equipment

1491

Mnfg- Electrical Equipment

1358

Not surprising, most of these sectors also commanded high LQ’s, though not all. The LQ
for Architectural, engineering and related services, which also includes lab related
services, calculated to a very modest 0.56.
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Fairfield County Location Quotient
Overall, our analysis of location quotient revealed that high tech is well represented in the
area, with many contributing to the economic base of the region. Of the 38 high tech
industries identified for Fairfield County listed, 20 received the LQ of 1.00 (or nearly
1.00). At the top of the list are companies linked to the production of commercial and
service industrial machinery (LQ=8.83) which includes office equipment, optical
instruments, and photographic and photocopying equipment. Firms that come to mind
include Pitney Bowes, which has a presence in Newtown, though recently diminished,
Norden Systems (Norwalk) and PerkinElmer in Shelton. All three companies have had a
long history of maintaining and operating facilities in Connecticut. Notably the 28
companies listed in Fairfield County under this industry category also account for half the
firms in the state with the same industry designation.
Other high tech industry sectors of note within Fairfield County (LQ’s over 2.00) include19:
•
•
•
•
•
•
•
•

Internet Publishing and Broadcasting
Mnfg of Electrical Equipment
Mnfg of other Electrical & Component Parts (includes batteries/storage, fiber optics)
Mnfg of Pharmaceuticals and medicine
Mnfg of Electronic Components
Mnfg of Industrial Machinery
Internet Service Providers
Management, scientific and technical consulting

Given the high LQ’s of these industries in Fairfield County, it is no surprise that they
command a large share of the state employment for that sector. As can be seen in Exhibit
XX, half of the high tech sectors in Fairfield County with LQs over 1.00 also employ
40% or more of the job base for that sector within the state.
At the other extreme, over one-third of the BLS list, including those industries dropped
from the list noted above , have only a minor presence in Fairfield County as defined by
low job base and LQs of 0.50 or less. They include:
•
•
•
•
•
•
•
•
•
19

Telecommunication resellers
Electronic repair and maintenance
Data Processing and hosting
Mnfg – Painting, Coating and adhesives
Mnfg – Agriculture chemicals
Mnfg – Computer and peripheral equipment
Mnfg - Communication equipment
Mnfg – Audio and video equipment
Mnfg – Other Transportation Equipment

Aerospace Products and parts would have been included but data was suppressed.
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Exhibit 6.2.

High Tech Industry – Fairfield County Employment Base and Location Quotient
NAICS

High Tech Industry

Fairfield CT
Empl

FC % Share
of State Emp

2009

2009

Fairfield Cty
Location Quotient
2009
(US Empl. Base)

3333

Mnfg- Comm. and service Ind. machinery

2790

74.4%

8.83

5161

Internet Publishing and broadcasting

347

61.3%

3.32

Internet Publishers & web portals

834

62.0%

3.08

51913
3359

Mnfg-Other Electrical & Components Parts

1203

21.8%

3.01

3353

Mnfg- Electrical Equipment

1358

48.8%

2.87

3254

Mnfg- Pharmaceutical and medicine

2644

35.7%

2.82

3345

Mnfg- Electronic Components

3246

43.9%

2.35

3332

Mnfg- Industrial Machinery

773

37.4%

2.31

5511

Management of companies and enterprises

12465

45.1%

2.03

5181

Internet Service providers and web search portals

5416

Management, scientific and technical consulting

3251

676

49.8%

1.76

5598

52.0%

1.72

Mnfg- Basic Chemical Mnfg

812

79.6%

1.70

3252

Mnfg- Resin, Synthetic rubber

495

63.4%

1.63

3391

Mnfg- Medical Equipment

1491

20.4%

1.48

778

30.3%

1.42

28.8%

1.28

22112

Electric Power generation, trans.& dist.

5415

Computer Systems design and related services

5955

5171

Wired Telecommunications

2684

28.2%

1.28

3259

Mnfg- Other chem. product and preparation

350

27.0%

1.24

5112

Software Publishers

799

39.5%

0.95
0.95

54138

Test Lab Services

433

26.0%

3344

Mnfg- Semiconductor and other electronic comp.

848

21.3%

0.68

3336

Mnfg- Engine, Turbine and power transmission

210

7.3%

0.68

5172

Wireless Telecommunications

409

17.7%

0.64

5413

Architectural, engineering and related services

2450

20.8%

0.56

5417

Scientific research and development services

1107

19.8%

0.55

3339

Mnfg- Other general purpose machinery

385

14.3%

0.49

5173

Telecommunication resellers

198

42.5%

0.44

8112

Electronic and prec. Equip. repair and maint.

125

9.0%

0.39

5182

Data Processing, hosting, and related services

301

14.2%

0.37

3342

Mnfg- Communications equipment

144

9.8%

0.36

3255

Mnfg- Painting, coating, and adhesive

48

4.8%

0.26

3346

Mnfg- Magnetic and optical media

22

24.7%

0.24

3253

Mnfg- Pesticide, fertilizer, other ag chemical

19

15.1%

0.16

3341

Mnfg- Computer and peripheral equipment

N/D

0.0%

N/D

3343

Mnfg- Audio and video equipment

N/D

0.0%

N/D

3364

Mnfg- Aerospace products and parts

N/D

0.0%

N/D

3369

Mnfg- Other Transportation equip

N/D

0.0%

N/D

5612

Facilities Support services

N/D

0.0%

N/D

Source: US Bureau of Labor Statistics
Note: Yellow shade denotes industries in Fairfield County with jobs exceeding 40% share of State. Blue shade identifies
industries in Fairfield County whose location quotient exceeds 0.94. Employment data in Fairfield County for NAICS 3364 –
Aerospace products and parts (highlighted in orange) is suppressed in order maintain confidentiality of data on jobs at Sikorsky
Aircraft, a significant employer for both the region and the state.
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High Tech Establishments & Cluster Opportunities
Exhibit 6.3 provides a chart indicating the number of high tech business sites for each
high tech industry in the county. This table also compares the county’s total number of
establishments for each industry with the state’s total. As would be expected, servicebased industries ranked highest in number of establishments as represented by businesses
associated with scientific and technical consulting, management of enterprises, computer
system design and architectural, engineering and related services. To no ones surprise,
they also support fewer employees per site averaging under 10 per establishment.
In contrast, product-based industries have fewer establishments but of the 19 sectors
listed, 6 have total job bases exceeding 1,000 employees which averages to 96 jobs per
site.
While data on business sites is helpful in characterizing the high tech industry, it is most
useful in filtering for industries that represent good candidates for recruitment. By
matching tech-based business sectors that have high LQs with those sectors containing a
disproportionate share of the state employment base (>40%) and business sites (>30%),
we are able to identify cluster opportunities in the region. Cluster industries are favorite
targets for recruitment by communities due to the collective knowledge base they
produce in the local labor force and the spin-off businesses they create. In the table
below, a list of industries that meet or closely meet this threshold is presented.
Exhibit 6.3.

High Tech Industries – Fairfield County Cluster Opportunities

High Tech Industry - Fairfield CT
Mnfg- Resin, Synthetic rubber

Fairfield
CTy
# of
jobs 2009

Fairfield
CTy
# of
Establish.
- 2009

FCty
Share of
State
Establish.

FCty
LQ2009
1.63

495

10

50.0%

Mnfg- Commercial and service industry machinery

2790

28

49.1%

8.83

Management, scientific and technical consulting

5598

928

44.5%

1.72

Mnfg- Basic Chemical Mnfg

11

44.0%

1.70

318

42.5%

2.03

347

24

40.7%

3.32

Mnfg- Pharmaceutical and medicine

2644

11

32.4%

2.82

Mnfg- Electrical Equipment

1358

20

30.8%

2.87

676

32

30.2%

1.76

Management of companies and enterprises
Internet Publishing and broadcasting

Internet Service providers and web search portals

812
12465

Source: US Bureau of Labor Statistics
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Exhibit 6.4
High Tech Industry – Fairfield County Employment and # of Establishments
NAICS

High Tech Industry

Fairfield CT
Empl

Fairfield CT
Establish

FC % Share
of State Establish

2009

2009

2009

3252

Mnfg- Resin, Synthetic rubber

3346

Mnfg- Magnetic and optical media

3333

Mnfg- Comm. and service industry machinery

5416

Management, scientific and technical consulting

3251

Mnfg- Basic Chemical Mnfg

3369

Mnfg- Other Transportation equip

5511

Management of companies and enterprises

318

42.5%

5161

Internet Publishing and broadcasting

347

24

40.7%

5173

Telecommunication resellers

198

24

38.1%
37.1%

51913

495

10

50.0%

3

50.0%

2790

28

49.1%

5598

928

44.5%

11

44.0%

3

42.9%

22

812
N/D
12465

Internet Publishers & web portals

834

59

5112

Software Publishers

799

29

35.8%

3253

Mnfg- Pesticide, fertilizer, other ag chemical

3

33.3%

11

32.4%

19

3254

Mnfg- Pharmaceutical and medicine

3342

Mnfg- Communications equipment

3343

Mnfg- Audio and video equipment

3353

Mnfg- Electrical Equipment

5181

Internet Service provid. and web search portals

5415

Computer Systems design and related services

5955

3345

Mnfg- Electronic Components

3246

47

29.4%

5172

Wireless Telecommunications

5417

Scientific research and development services

3344

Mnfg- Semiconductor & other electronic comp.

5413

Architectural, engineering and related services

5182

Data Processing, hosting, and related services

3391

Mnfg- Medical Equipment

22112

2644
144
N/D
1358
676

9

32.1%

4

30.8%

20

30.8%

32

30.2%

857

30.2%

409

20

27.0%

1107

94

26.7%

848

28

26.7%

2450

392

26.2%

301

39

25.5%

1491

41

25.5%

Electric Power generation, trans.& dist.

778

12

23.1%

2684

81

22.9%

2

22.2%

1203

18

21.4%

125

40

19.6%

Mnfg- Other chemical product and preparation

350

8

19.5%

3332

Mnfg- Industrial Machinery

773

11

19.0%

3339

Mnfg- Other general purpose machinery

385

15

15.3%

Test Lab Services

433

24

15.1%

23

14.7%

5171

Wired Telecommunications

5612

Facilities Support services

3359

Mnfg-Other Electrical & Components Parts

8112

Electronic and prec. equip repair and mainta.

3259

54138
3364

N/D

Mnfg- Aerospace products and parts

N/D

3341

Mnfg- Computer and peripheral equipment

N/D

3336

Mnfg- Engine, Turbine and power transmission

3255

Mnfg- Painting, coating, and adhesive

2

14.3%

210

4

13.3%

48

3

13.0%

Source: US Bureau of Labor Statistics
Note: Yellow shade denotes industries in Fairfield County with jobs exceeding 40% share of State. Employment data in Fairfield
County for NAICS 3364 – Aerospace products and parts (highlighted in orange) is suppressed in order maintain confidentiality of
data on jobs at Sikorsky Aircraft, a significant employer for both the region and the state.
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Growth Trends in High Tech – Fairfield County
Although high tech is generally perceived as a growth industry, in Fairfield County most
sectors reported net job losses between 2001 and 2009. Two economic downturns this
decade, one being the recession of 2000-2001 and our more recent more virulent
recession which began in December 2007, have certainly contributed to the employment
decline. Nevertheless, 72% of the industries in the county linked to high tech as defined
by BLS reported a contraction in jobs last decade.
The growth trend, however, improves somewhat when using the base year of 2005, which
captures a point in time when high tech was just emerging from the tech collapse and
recession. Based on this time frame, 40% of the high tech industries in the region
reported expansion in employment; some, as in the case of Industrial Machinery, rather
spectacularly20. For reasons likely associated with a relocation (though not confirmed),
this sector jumped from 100 jobs in 2005 to 773 in 2009. Other notable high tech gainers
in Fairfield County include Wired Telecommunications, Electric Power Generation and
transmission, and R&D services.
Exhibit 6.5

Fairfield County High Tech Industries with Positive Job Growth
2005-2009

NAICS

High Tech Industry –
Fairfield County

Fairfield
CT
Empl

Job Growth
2005-2009

2009
3251

Mnfg- Basic Chemical Mnfg

3254

Mnfg- Pharmaceutical and medicine

5181

Internet Service providers and web search portals

3255

Mnfg- Painting, coating, and adhesive

3345

Mnfg- Electronic Components

3353

Mnfg- Electrical Equipment

1358

8.9%

3359

Mnfg-Other Electrical & Components Parts

1203

11.0%

5415

Computer Systems design and related services

5955

11.4%

8112

Electronic and precision equip. repair and maint.

5417

Scientific research and development services

22112

Electric Power generation, trans.& dist.

812

1.9%

2644

4.7%

676

5.0%

48

6.7%

3246

6.8%

125

20.9%

1107

25.5%

778

74.8%

5171

Wired Telecommunications

2684

182.5%

3332

Mnfg- Industrial Machinery

773

673.0%

Source: US Bureau of Labor Statistics

20

This figure only refers to those high tech sectors in Fairfield County where employment data was
available for both 2005 and 2009, or 30 of the 38 industries.
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US Job Growth Projections – High Tech
While the data on recent growth trends for the high tech in the county appear encouraging,
particularly when factoring in the latest economic downturn, projections provided by BLS
for the same industries nationwide is less upbeat, at least in terms of jobs. Of the 38 job
sectors identified, only 13 are expected to show job growth by 2018 as shown in the chart
below21 led by Scientific-Tech Consulting, Data Processing, R&D and Software Publishing.
Industries expected to see the sharpest declines include: Computer Systems Design (45.3%), Audio and Video Equipment (-45.9%), Basic Chemical Mnfg (-34.3%), Computer
and Peripheral Equip (-31.8%), Industrial Machinery (-23.1%), Magnetic & Optical Media
(-25.1%), and Semiconductor and Electronic Comp. (-33.7%). Somewhat troubling is that
four of the seven sectors projected to be hardest hit are important high tech industries in the
Fairfield County region22.
Some measure of comfort can be taken by the fact that in the rapidly sped-up world of
technology today, highly innovative but nascent industries are continuing to evolve which
can very quickly re-shape the landscape of what defines high tech and set the stage for new
growth. Knowledge-based industries such as biotechnology and nanotechnology, which
the US has a decided global edge, are still quite small compared to more mature high tech
sectors but have gained significant traction in recent years. In the case of bio-technology,
Connecticut has placed considerable hopes in nurturing this base into a sizeable growth
sector for the state.
Exhibit 6.6
US Projected Job Growth - High Tech Industries
2008-2018
90.0%

82.8%

80.0%
70.0%
60.0%

52.7%

50.0%
40.0%

30.0%
27.1%

30.0%
20.0%
10.0%

16.1%
10.4%

6.0%

4.1% 6.1%

8.1%
0.4%

Other Transp.
Equip

Software
Publishing

Scientific
Research - R&D

Other Electrical
& Comp.

Pharmaceuticals

Painting,
Coating &

Medical Equip.

Scientific-Tech
Consulting

Electronic
Repair-Maint.

Data Processing

Lab Testing

0.0%

Source: US Bureau of Labor Statistic

21

Not listed though also projected to show job gains are Management of Companies and Enterprises and
Facility Support Services. Oddly, projections on Internet Publishing and Service Providers were not
provided by BLS.
22
They are Computer Systems Design, Basic Chemical Mnfg., Industrial Machinery, Semiconductor
Components.
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High Tech Profile – Newtown and Region
Newtown and the region have already had a solid history of attracting high tech, with
much of the manufacturing base established in the 1980s and through the 1990s, followed
by smaller IT, internet, software and systems development and communication firms in
the last decade. Most of the high tech activity has centered within Danbury, though
Newtown, Bethel and Brookfield have captured a fair share of high tech businesses as
well, including most recently in Newtown - Advanced Fusion Systems.
In so doing, the region has begun to put in place one of the key tenets to attracting
technology-based companies – at least for certain industries, namely the presence of a
skilled high tech labor force. High tech as a rule thrives in areas where high tech clusters
are promoted – driven in large part by the trained work force it produces. And while it is
a stretch to claim that the Danbury region supports a high tech cluster that is selfperpetuating (on the scale of Raleigh Triangle, Mass Route 128 corridor), it nevertheless
is of sufficient size to be competitive within the state.
High technology industries of note within the region appear to fall into five categories:
•
•
•
•
•

Medical Devises and Equipment
Pharmaceuticals and related business (biotechnology)
Electronic Components and parts
Laser Technology
IT-Software

In addition, a few emerging industries are present within the region which could develop
into high growth sectors including firms involved with fuel cell technology and
nanotechnology.
In Newtown, high tech has yet to become a meaningful component of the town’s
economic base accounting for no more than 3% to 5% of all establishments in town23 and
likely the same level in employment – even when accounting for hard to document homebased or self-employed businesses. However, it could become significant and in the very
industries that are projected to expand in Connecticut and are defined clusters within the
state. One such high tech grouping that has potential for Newtown is IT-software. As
can be seen on map on following page, the Danbury region along the I-84 corridor
contains a solid collection of such firms including firms located in Newtown.

23

By comparison, the state of Connecticut reports between 7.55% to 9.00% of its economic base as
technology oriented.
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Exhibit 6.7

IT-Software Companies – State of Connecticut

Source: Connecticut Technology Council

For the moment, Newtown maintains a reasonable core of technology-oriented
enterprises consisting of a mix of production and service-based industries. Some of the
better know enterprises include TUV Rheinland NA and TnT Expense Management with
both using advanced technologies to provide a service; the former providing product
testing, assessment and compliance services and the latter, services in telecom expense
management on a global basis24. Meanwhile, high tech production is found in such
companies as Sonics and Materials, maker of ultrasonic components and devices for the
plastic and metal industry and Tier One, LLC, manufacturers of highly engineered parts
with specialty in Medical Equipment (or Bio-technology) components. Meanwhile,
Advanced Fusion Systems is the latest high tech entry to Newtown with plans for
advancing laser technology for commercial uses.
While no list of high technology businesses is likely to be complete (harkening back to
the earlier issue of what defines high tech), Exhibit XX provides a representative list
operating in the region by town and by primary area of industry focus.
24

TnT Expense Management was recently acquired by Vodaphone in October 2010.
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Exhibit 6.8

High Tech Companies – Newtown - Danbury Region
Newtown
Company Name

Industry Focus

C-CO Technology
Advanced Fusion Systems
Charter Communications
InterMed Video Technologies
Neumade Products
OC Systems
SoftLogic Solutions
Sonics & Materials, Inc
TTS Systems
TUV Rheinland of NA
Tier One
TnT Expense Management
Boundless Security Systems
SS&C Technologies

Data Systems Consultants
Laser Technology
Communications
Defense/aerospace - Imaging
Film, Imaging & Audio Equip
Software Development
Information Technology
Ultrasonic Equipment
System Designer
Lab Testing & compliance
High Engineered parts -Bio tech
Telecommunication Management systems
Security Systems & Services
Computer Software Systems – Financial Industry

Danbury
Company Name
Adam Equipment
Aeolean, Inc
Amphenol RF
ATMI Inc
Bedoukian Research
Branson Ultasonic Corp
Boehringer Ingelheim
Bristol Technology
Connex
Conoptics
Contact Systems
Dow Chemical
Fuelcell Energy
Goodrich
Hamar Laser Instruments
Interlab, Inc
KimCunk Inc
Keane Inc
Lorad
Limat Graphics
Mannkind Corp
Miller Stephenson
New England Computer
New England Energy Mng
Praxair Technology
Penwest Pharmaceuticals
Pitney Bowes
Process Measurement & Control

Industry Focus
Test & Analytical Instrumentation
Software Dev. & Programming
Electronic Components
Materials & Packaging - Semiconductors
Chemicals, Biotechnology
Industrial Control/Systems
Pharmaceuticals
Computer Design & Programming
Telecommunications
Laser/Optics
Industrial Control/Systems
Chemicals
Fuel Cell Technology
Electro-optical systems
Laser/Optics
Clean Room systems, med. Equip
Electronic Subassembly
Computer Design & Programming
X-ray, Imaging Equip
Electronics-Circuit Boards
Bio-pharmaceutical
Chemicals
System Integration, Software
Energy, Environmental
Electronic subassembly-Semicon. Equip
Pharmaceuticals
Office - Business Systems
Industrial Control/Systems
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High Tech Companies – Newtown Region (cont’d)
Danbury (cont’d)
Tech Air Systems
Technipower
Telesoft Technologies
The Fairfield Factor
Tridak
TREX Medical Corp

Industrial Control/Systems, Testing
Defense/Aerospace
Communications
Medical Equipment
Industrial Control/Systems, lab-medical
Medical imaging

Bethel
Company Name

Industry Focus

Apollo Solar
Blackstone Indust.
Electro-Lite Corp
Electronic Design Lab
Kinectic Instrument
Saes Memry

Energy
Industrial Control/Systems
Materials, Engineering Service
Engineering Services, Electronic Prod. Design & Dev
Fiber optics, Medical Equip
High Tech Engineering, Medical Device & Equip
Materials, Defense/Aerospace
R&D, Battery Storage

Vitta Corp
Duracell
Brookfield
Company Name

Industry Focus

Dade Bahring
Connecticut Circuit Systems
Gordon Products
Imperial Electronic Assembly
Nordex
Photronics

Medical Device & Equip, Analytical Lab Instrumentation
Electronic Subassemblies
Industrial Control/Systems
Electronic Subassemblies, Contract Mfg
Electromechanical components/assemblies
Semiconductor Equip
Energy
Biotechnology, Nanotechnology
Software development
Semiconductor Equip, Testing, R&D

Ross Solar Group
Sibtech
Universal Software
Wentworth Lab. Inc

Monroe
Company Name

Industry Focus

Bill West, Inc
Greentech Energy Solutions
M Cubed Technologies
Materials Technologies
Telenity, Inc

System Integration
Energy
Defense/Aerospace, materials, robotics
Test & Analytical Instrumentation
Communications

Source: New England High Tech Directory
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Site Location Factors for High Tech
Site selection factors for high tech firms generally differ depending on the industry and of
course the specific needs of the firm, but a number of common threads do weave through
the various site location lists for such industries.
Typically rising to the top of most lists is the presence of an available pool of highly
educated and technically trained workers within easy commute distance. Moreover, it’s
usually not enough that it exists in the workforce gained in part from on-site training, but
that it’s constantly renewed from nearby training centers such as universities and
institutes. Many of the larger high tech clusters in the US that include Silicon Valley,
Boston 128, Austin, the Research Triangle Park in North Carolina, have evolved this way
and continue to grow an expand for this very reason.
Related in part to trained workforce is proximity to research centers and universities that
along with producing high tech workers can provide the partnerships, knowledge base
and in some cases facilities and equipment for facilitating the move of tech ideas into
commercial application. Again it is largely due to this asset that strong high tech clusters
have sprung up in the Boston area, California, Texas, Philadelphia, Seattle and Chicago.
A third criteria often cited by high tech firms as necessary for growth is evidence of a
critical mass within an area of similar industries along with ample suppliers serving those
industries. With the former, vital labor force needs for trained technicians and
professionals are provided in part through the collective efforts of like-minded industries.
Collectively, each of these companies maintains an inflow of skilled workers into the
area. A strong cluster of suppliers are also needed for timely and cost effective delivery
of needed resources to support growth in a highly competitive environment.
Other considerations of note include reliable and in some cases advanced infrastructure,
particularly in terms of telecommunications. Newtown would appear to have a claims on
this advantage with the town representing one of the few in the state capable of delivering
broadband speed of 1Gbs/s via fiber optic (refer to Appendix for map displaying Wireline
Fiber availability). Cost of energy, most often electricity, is frequently evaluated as well,
which in the case of Connecticut is not a positive given electricity expense is twice the
national average and is exceeded by only one state, Hawaii.
Finally factors that include business climate, convenient travel options, and access to
venture capital and life-style considerations form an important part of the criteria for
many high tech site location lists. Small firms in particular will gravitate to areas where
venture capital is most concentrated which is the reason most firms start off on the east or
west coast where such capital often found.
When it comes to lifestyle issues, Connecticut often compares well though principally in
the high tech hot spots of Stamford, Norwalk and New Haven. These areas offer the
urban downtown amenities attractive to younger workers, while surrounding suburbs
easily cater to older employees with families seeking communities with good schools,
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low crime and easy commute. Outside these areas, however, tech companies have
complained of difficulty in attracting young, talented employees.
Rounding out the list of important site location factors for high tech is business climate
and local government support, particularly in areas where high tech is less established.
This was prominently identified as a negative in the State of Connecticut in a recent
report issued by the Connecticut Technology Council on competiveness of high tech in
the state. In this report, CEOs and leaders of high tech firms in the state cited not enough
was being done at the state level to open up communications to technology based firms
and fostering needed networks among state research centers, other technology-based
firms and venture capital.25

25

“The Connecticut Competitiveness Agenda Project”, Executive Summary, January 5, 2011, Principal
Authors: Caset Pickett, Matt Nemerson; Connecticut Technology Council
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Newtown’s Attraction to High Tech
Based on the above, Newtown, and possibly much of the region, falls somewhat short of
meeting the threshold of a prime high tech location involving significant investment,
though it contains more than enough attributes to support a moderate base of technologyoriented businesses.
The most obvious omission within the region is the lack of a nearby research institute or
well recognized research university of stature, though Yale University is less than an
hour’s drive. However if Yale was the rationale for locating in the area, most firms would
consider the New Haven area where ample opportunities exist. Western Connecticut State
University does offer some linkage opportunities to high tech but not near enough to
jump-start or support a strong industry cluster.
There is some evidence of high tech clustering in the region, however, primarily within
Danbury and centered on pharmaceuticals, bio-technology, medical instruments and
devices, electronic-semiconductor development and lasers. Newtown gets some of this
spill-over, but most of its high tech strength is in tech services. As noted earlier, the fact
that these industries are found in the region at a reasonable scale is a starting point for
developing and maintaining a skilled and technically trained labor base that can serve the
cluster industries. For the moment, however, the base of high tech in the region, with a
few exceptions, is somewhat modest.
Nevertheless high tech companies are being formed, or are expanding and/or relocating
to the area. Factors noted above that traditionally define conditions for high tech will,
more often than not, filter out the region as a choice location for large investment –
though not always. But if the criteria is based on strategic location relative to markets
being served (Charter Communications), or the fact it is home-nurtured (Tier One, LLC,
TnT Management) or even that the CEO has a residence in the town (Advanced Fusion
Systems), the advantage often shifts to the region.
Quality of life factors and access also play an important role. And in the case of
Newtown, this represents one of the town’s strongest asset for business recruitment as
evidenced by a recent town-wide business survey which ranked “Newtown’s location” at
the top of what they like about the community, followed by “Newtown’s character”.
Newtown’s quaint small town New England setting, excellent school system, low crime
rate, enviable community resources, expanding business services and easy highway
access, all represent positive selling points to prospective businesses – whether its high
tech or not. Nor should the importance of a supportive and active EDC be understated as
this often ranks high on high tech lists of needs within a community.
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Also as noted earlier, Newtown does share with the Danbury region a rather unique
locational advantage for high tech, namely the availability of broadband coverage at
speeds of 1 GBPS26 or greater (as defined by National Telecommunications and
Information Agency). More common in the state are speeds of up to 50 to 100 MBPS.
Although it is unknown as to whether this asset has contributed to any high tech in town,
at least one Newtown firm, Forecast International Inc., is taking advantage of the
resource and cites this capacity on their web site. Moreover based on a map issued by the
State of Connecticut on Broadband coverage, it would appear the Danbury region is one
of the few areas in the state where such speeds are available. Thus until such time this
service becomes more mainstream within the state, it clearly stands out as a key
marketing advantage for Newtown for business recruitment
One other locational factor where Newtown is sometimes seen as less competitive, but
may be less so when it comes to high tech, are local cost factors – whether it is land
development cost or taxes, or even utilities. Based on a survey of high tech recently
commissioned by Connecticut Technology Council many high tech companies operate at
a higher profit margin compared to other non-tech industries. Thus according to some
high tech respondents, areas that support growth and help maintain competitiveness rank
high on their list, even above initial development costs and on-going operational costs
such as utilities That may not be always the case, but to the extent it is, Newtown has
much to offer.

26

The acronym for GBPS stands for Gigabyte per second. MBPS refers to megabyte per second.
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Hidden Tech Opportunity
Up to this point, much of the research and analysis on high tech potential has focused
on specific industry sectors as defined by BLS. This works well enough in areas where
data can pick up information on establishments and employment. However, a growing
body of research has begun to identify an important, but often un-documented
component of high tech generally associated with single, self-employed businesses or
micro-enterprises, often working from home or in shared small offices.
Often flying below the radar of most business surveys and hidden from view – thus the
basis of the term Hidden Tech – these high tech entrepreneurs often have moved from
larger high tech metro areas and bigger firms in search of less urban settings offering
both high quality of life and connections to other like-minded entrepreneurs. Business
types run the gamut from software/hardware developers, web designers, to IT and
specialized Tech consultants. According to a survey by Northeast Utilities of hidden
tech companies conducted in 2002, the majority developed and sold a range of
products with software and web-related content being the most common27. In this
same survey, over a quarter operated on a global basis, while another quarter focused
principally on national billings or clients.
Unlike their larger high tech counterpart, this group is less concerned about nearby
research facilities or the availability of labor force with technical skills since such
resources, support or otherwise, is generally tapped through alliances or industry
networks via internet. In most cases the hidden tech population is highly educated,
financially stable and extremely savvy on technical matters underpinning their
business. According to the same survey referenced above, over 70% of hidden tech
companies expressed a desire to grow, with half interested in expanding beyond sole
proprietorship basis.
For Newtown, the hidden tech population has a number of very interesting, if not
important implications for town growth of such industries. Based on surveys and
interviews, it is well known that a sizeable number of business expansions or
relocations that have occurred in Newtown began as simple start-up firms operating
out of the homes and garages of Newtown residents. TnT Management Expense
Management is a good example of such an enterprise now located in Curtis Corporate
Park.
It is also the case, as noted in an article on this subject matter, that the hidden tech
factor is part of a “larger and accelerating national trend towards self-employment,
often in a home-based setting.”28

27

“Tracking and Leveraging the Hidden Tech Population to Promote Economic Development and Build
Social Capital”, Amy Zuckerman and Mike Levin, 2003, published by Northeast Utilities
28
“Tracking and Leveraging the Hidden Tech Population to Promote Economic Development and Build
Social Capital”, page 8, Amy Zuckerman and Mike Levin, 2003, published by Northeast Utilities
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Moreover, this trend has picked up considerable speed in the last three years spurred
by the recent economic downturn that has pushed countless former employees into
self-employment. Advancements in technology particularly telecommunications
combined with declining tech costs, particularly on a global basis, have also helped
promote single or dual-owned/operated businesses.
Thus while Newtown (or for that matter many towns in the region) may not be a
location that often makes the short list for larger high tech investment, the prospects
for capturing and nurturing smaller tech-based businesses, including hidden tech,
would appear to be excellent; where decisions on business locations are more often
than not driven by lifestyle considerations. Moreover, as noted in several cases within
Newtown and long confirmed in the annals of economic development, when such
firms begin to grow, there is strong bias on the part of owners and principals to remain
in the town of their initial start.
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Summary and Conclusions Regarding High Tech Potential
High Tech Role in Connecticut
•

•

•

According to a report by the National Science Foundation, Connecticut ranks high
within the country in terms of state workforce employed in high tech and
individuals employed in science and engineering occupations (1st quartile). The
state is less competitive in the number of establishments classified as high tech
(falling to 2nd quartile) and number of new formations that occur in high tech as a
share of all formations (3rd quartile), the latter putting the state on par with
Vermont and Maine. The finding that Connecticut is strong in high tech
workforce, but less so in high tech formations, suggests jobs are concentrated in
larger, more mature firms. This could be come an issue for Connecticut since
most growth is derived from smaller firms.
Based on Location Quotients derived from US Bureau of Labor Statistics,
strongest high tech sectors within the state as defined by LQs over 2.00 are29:
▪ Aerospace Products and parts
▪ Other Electrical & Component Parts
▪ Commercial & Service Industry Machinery
▪ Engine, Turbine & Power Transmission equip
▪ Pharmaceutical & medicine – biomedical products30
Other Electrical includes fiber optics, wiring devices and batteries/storage, while
Commercial & Service machinery includes office equipment, optical instruments
and lens.
In addition to the above, other technology sectors well represented in the state
include biotechnology, wired communications, internet publishing and
broadcasting, and manufacturers of medical equipment, electrical equipment, and
electronic components (the latter represent three separate sectors.)

High Tech Role in Fairfield County
•

A total of 10 high tech sectors within the county reported job bases exceeding
1,300 employees of which five listed below account for 40% or more of the
overall state employment for that sector.
▪ Management of companies and enterprises
▪ Mnfg – Electronic Components
▪ Mnfg-Commercial & Service Industry Machinery
▪ Mnfg-Pharmaceutical & medicine products
▪ Mnfg-Electrical Equipment

29

Location Quotients is part of an economic base analysis that divides industries into two categories: Basic
or Export industries that bring income from outside the region and Non-basic or import which generally
support basic industries. It is derived by measuring employment levels within a sector to overall
employment in the region and comparing with US ratios to generate a location quotient (LQ). LQs over 1
suggest the industry is an export industry and forms an important base for the economy.
30
The recent announcement by Pfizer of layoffs in the state of up to 1,000 jobs could affect this standing.
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•

•

In terms of industry sectors, high tech is very well represented in Fairfield
County. Using the US Bureau of Labor Statistic’s definition for high tech
industry, 18 sectors out of 46 listed (38 analyzed) met the threshold for export
industry with LQs of 1.00 or over. Two are just below the threshold at 0.95.
Fairfield County high tech sectors with LQs greater than 2.00 include:
High Tech Sector –
Fairfield County
Aerospace Products and parts
Mnfg-Comm.& Service Ind. Mach.
Internet Publish. and broadcasting
Mnfg-Other Electrical & Comp Parts
Mnfg-Electrical Equip
Mnfg-Pharmaceutical & med.-biomed prod.
Mnfg-Electronic Components
Mnfg-Industrial machinery
Mng of companies and enterprises

Empl. Base
2009

# Establish.

Data suppressed
2,790
347
1,203
1,358
2,644
3,246
773
12,465

23
28
24
18
20
11
47
11
318

Source US Bureau of Labor Statistics

•

•

Other technology-based sectors of note within the county based on LQ value
include: Internet Service Providers, Management-Scientific and Technical
Consulting, Electric Power Generation, Distribution and Transmission,
Computer Systems Design, Wired Communications, and Manufacturing of Basic
Chemicals, Resin, Synthetic Rubber, and Medical Equipment (three sectors).
Cluster opportunities for high tech in Fairfield County were identified for the
following based on a filter for sectors with LQ >1.50, share of state employment
>40% and share of state business sites >30%:
High Tech Industries – Fairfield County Cluster Opportunities

High Tech Industry - Fairfield CT
Mnfg- Resin, Synthetic rubber

Fairfield
CTy
# of
jobs 2009

Fairfield
CTy
# of
Establish.
- 2009

FCty
Share of
State
Establish.

FCty
LQ2009

495

10

50.0%

1.63

Mnfg- Commercial and service industry machinery

2790

28

49.1%

8.83

Management, scientific and technical consulting

5598

928

44.5%

1.72

11

44.0%

1.70

318

42.5%

2.03

Mnfg- Basic Chemical Mnfg
Management of companies and enterprises
Internet Publishing and broadcasting

812
12465
347

24

40.7%

3.32

Mnfg- Pharmaceutical and medicine

2644

11

32.4%

2.82

Mnfg- Electrical Equipment

1358

20

30.8%

2.87

676

32

30.2%

1.76

Internet Service providers and web search portals

Source: US Bureau of Labor Statistics

•

Of the industries noted above, high tech areas most likely for Newtown would
include Internet Publishing, Pharmaceuticals and related businesses (med. equip),
electrical equipment, and internet service providers.
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Growth Trends in High Tech – Fairfield County & US
•

•

•
•

While it is generally perceived that high tech is high growth, between 2001 and
2009, only 28% of the sectors in Fairfield County defined as high tech industries
reported job gains over the nine year period according to US Bureau of Labor
Statistics. The trend improves somewhat for the period 2005 to 2009 where onethird of the 38 sectors posted increases.
Of the 13 tech-based industries in Fairfield County reporting job gains in the last
five years, largest increase on a percentage basis (>11%) occurred in the
following sectors:
▪ Mnfg – Industrial Machinery
▪ Wired Communications
▪ Electric Power generation, transmission, & distr.
▪ Scientific research & development services
▪ Electronic & Precis. Equip., Repair, Maint.
▪ Computer Systems Design
One significant trend derived from the above data is that strongest growth is
linked with service-based tech industries. Of the remaining seven slow growth
tech sectors (reporting gains <11%), all are manufacturers but one.
According to US Bureau of Labor Statistics, job growth prospects for the list of
defined high tech industries is not very encouraging, at least for jobs created in
the US. Of the 36 sectors analyzed for Fairfield County and Connecticut, only 13
are expected to show expansion in jobs within the US over the period 2008 to
2018. The chart below displays 11 of those sectors in terms of expected growth
(not shown are Management of Companies and Enterprises and Facility Support
Services)
US Projected Job Growth - High Tech Industries
2008-2018
90.0%

82.8%

80.0%
70.0%
60.0%

52.7%

50.0%
40.0%

30.0%
27.1%

30.0%
20.0%
10.0%

16.1%
10.4%

6.0%

4.1% 6.1%

8.1%
0.4%
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High Tech Profile – Newtown and I-84 region
•

•

•

•

•

•

Newtown and the region have a history of attracting high tech, first with a
manufacturing base established in the 1980s and through the 1990s, followed by a
host of smaller IT, internet, communication, software and systems development
firms in the last decade.
Most of the high tech activity within the region has centered within Danbury
which also is the base for many of the larger technology firms found in the region
including Boehringer Ingelheim, Goodrich Corporation, Praxair, and Branson
Ultrasonic Corporation. The towns of Newtown, Bethel and Brookfield have also
captured a proportionately fair share of high tech businesses as well, including
most recently Advanced Fusion Systems in Newtown.
High technology industries of note within the region appear to fall into five
categories:
▪ Medical Devises and Equipment
▪ Pharmaceuticals and related businesses (biotechnology)
▪ Electronic Components and parts
▪ Laser technology-Optics
▪ IT-Software
Although technology-based companies are represented in Newtown it is estimated
to represent a modest 3 to 5% of all establishments in town. By comparison in
2006, the ratio of high tech companies to total establishments within Connecticut
fell between 7.5% to 9.0%, while the US stood at 8.35% (source: US Census,
National Science Foundation).
Some of the larger high tech firms located in town include Sonics & Materials, a
leader in ultrasonic technology, TUV Rheinland of NA, provider of lab testing and
compliance services, TnT Expense Management, provider of telecommunications
management systems, and Charter Communications, a provider of media, internet
and telephone services operating in 25 states. The latest high tech entry to
Newtown of significant size is Advanced Fusion Systems, a start up looking to
exploit laser devices for commercial use, principally in the area of environmental
remediation, as well as development and production of highly specialized
switching devices for protecting electrical grids. The start-up firm recently
purchased the 211,000 sf facility at 11 Edmond Road previously occupied by
Pitney Bowes. AFS reportedly will start with a workforce of 40 with plans for
expansion to 200 jobs.
The bulk of Newtown’s high tech establishments are associated with smaller often
self-employed IT, software, e-commerce, data systems and web design firms,
many operating out of home or small offices – often referred to as hidden tech.
Using an online search of registered small businesses with Newtown addresses,
48 such small business tech firms were identified.
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Site Locational Factors for High Tech
•

•

•

•

•

•

When evaluating an area’s suitability for high tech- particularly one involving a
significant investment, invariably one of the first tests will be an area’s capacity to
provide an adequate supply of highly educated and technically trained workers
within easy commute distance. Nor is this research done casually. Scarcity of
trained technicians, engineers, IT personnel and scientists is often the single most
common complaint of high tech firms the lack of which can have serious
consequences to growth.
Moreover, it’s usually not enough that a specialized workforce exists, but it is
often imperative that it be constantly renewed from a nearby university(s) or
research center(s) specializing in technology. Within the US, the high tech
clusters of Silicon Valley, Boston 128, Austin, TX, and the Research Triangle
Park in North Carolina have been the most successful in embodying this concept.
A second factor, and one often competing with workforce in terms of importance,
is proximity to a high caliber research institute(s) and/or university which are
considered important for building partnerships, knowledge base and in some cases
providing access to facilities and equipment to help move an innovative idea or
concept into commercial application.
A third criteria often cited by high tech firms as necessary for growth – and one
that tends to evolve if #1 and #2 noted above are in place, is evidence of a critical
mass within an area of similar industries, together with ample suppliers to meet
the resource needs of those industries. This critical mass does more than maintain
a vital trained workforce within an area, but also due to the concentration of
knowledge and talent in one place helps cross-pollinate and nurture new ideas and
innovations for future growth.
Other factors taken into consideration for high tech include both reliability and
presence of advanced telecommunications – a feature which Newtown and the
Danbury region claim some boasting rights with the availability of broadband
speeds of 1GBS. The cost of utilities, particularly electricity, is also frequently
evaluated as well, which in the case of Connecticut is not a positive.
Finally factors that include business climate, convenient travel options (nearby
international airports deemed impt), access to venture capital and life-style
considerations form an important part of the overall criteria for site selection on
many high tech lists. Small firms in particular will gravitate to areas where
venture capital is most concentrated which is the reason most firms start off on the
east or west coast where such capital is most available.

Newtown’s Suitability for High Tech
•

While Newtown may not rank high as a prime location for high tech involving
significant investment (the landing of AFS notwithstanding), it offers enough in
terms of locational attributes to support a moderate base of technology-oriented
industries. It is estimated that under 5% of all establishments in town meet the
definition of high tech. This is compared to the state which falls between 7.5%
and 9.0%.
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•

•
•

Our research into high tech did identify a small cluster in the region associated
with Pharmaceuticals and Medical Equipment that could represent an opportunity
for Newtown. However, first look by site locators is likely to focus on Danbury
and adjacent Brookfield where this sector is mostly concentrated.
Visible evidence of the Newtown high tech base is seen in such firms as TUV
Rheinland of NA, Charter Communications, Sonics & Materials, TnT Expense
Management, and most recently, Advanced Fusion Systems.
A summary of Newtown’s principal locational attributes for attracting tech firms
include the following:
▪ A well-diversified High Tech base in the county
▪ A concentration of High Tech within Danbury-I-84 region
▪ A moderately strong regional labor force with high tech skills
▪ A core of high tech businesses in town
▪ Broadband capabilities of 1GBPS or higher
▪ A highly regarded community for home & business
▪ Good highway access & proximate access to major airports
▪ A supportive and active local EDC
•

•

Relative to the above attributes, high tech interest in the town is likely to be in
the form of small to medium sized firms using innovative technology or
providing a tech-enhanced business service that include IT and computer
services, software support, internet and web design, technical consulting and
data systems & management. This profile is similar to what is seen in a
number of technology-based firms throughout Newtown.
Newtown is unlikely to see extended growth in production-based high tech.
Recent projections by US Bureau of Labor Statistics suggest most high tech
within the country over the next ten years will be involved in service-related
sectors including: Lab testing, IT services, Data Processing and management,
Software development, Scientific-Tech Consulting, Electronic Servicing and
Maintenance and R&D Research. Slow to negative growth is projected to
occur in goods-producing high tech sector.

Hidden Tech Opportunity
•

•

A growing body of research has begun to focus on the hidden tech and its
implication for commercial growth within a community. Hidden tech is a
term first coined by economist and techno-utopian George Gilder to describe a
layer of the economy associated with high tech that is often overlooked and
poorly documented, but nevertheless representing a growing and important
component of the industry.
Hidden tech generally refers to small, often self-employed tech businesses or
micro-enterprises, frequently working from home, office suite or shared
offices. This group tends to fly below the radar of most surveys and thus
hidden from view - thus the name.
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•

•
•

Members of the hidden tech typically employ technology as a major component
of their business. They often provide services in IT, computer software support,
e-commerce, media, internet and web design, technical consulting & training,
and data systems & management, though some mass-market products. Though
their operations are small, their business associations are frequently national or
global.
This group has begun to emerge in greater numbers due to advances in technology
over the years, particularly in area of communications (internet, e-mail, skype,
smart phones) and computers at prices that are affordable to small businesses.
A recent study undertaken underwritten by Northeast Utilities that focused on the
potential of the hidden tech identified these attributes based on a survey31:
▪ Many members of hidden tech once worked for larger tech companies
▪ They tend to be very well educated, financially stable, and extremely savvy
on technical matters underpinning their business.
▪ They placed more emphasis on lifestyle considerations as opposed to nearby
trained labor force or nearby research centers for place to work.
▪ Most report being either a global or national company.
▪ Though the majority are self-employed, survey found a third were
incorporated.
▪ Survey also noted 70% expressed desire to grow their company – though
35% indicate they are keeping their company purposely small even with
gains in billings and clients.
▪ To maintain small size, many resort to subcontractors or alliances to fulfill
peak level work demands.

•

•

•

For Newtown, the hidden tech population has a number of very interesting, if not
important implications for town growth of such industries. Based on local surveys
and interviews, it is well known that a sizeable number of business expansions or
relocations that have occurred in Newtown began as simple start-up firms operating
out of the homes and garages of Newtown residents. TnT Management Expense
Management is a good example of such an enterprise now located in Curtis Corporate
Park.
It is also the case that the hidden tech factor is part of a “larger and accelerating
national trend towards self-employment, often in a home-based setting”32 spurred in
large part by advances in technology and recent shifts in the economy towards
outsourcing.
Thus while Newtown falls short of most pre-requisites typically required for larger high
tech companies, the town appears particularly well-suited for attracting smaller techbased firms, including “hidden tech”, that may later grow and expand within town.

31

“Tracking and Leveraging the Hidden Tech Population to Promote Economic Development and Build
Social Capital”, Amy Zuckerman and Mike Levin, 2003, published by Northeast Utilities.
32
“Tracking and Leveraging the Hidden Tech Population to Promote Economic Development and Build
Social Capital”, page 8
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VII. Implications of Market Update on Market Strategy
Economic Downturn
It is well known that the severity of the recent economic downturn that officially began in
the country in December 2007 (March 2008 in Connecticut) has not seen its equal in this
country in the last 70 years. Only the Great Depression of the 1930s can lay claim to
greater economic destruction and human misery. In simple terms, what has made this
recession so intense and prolonged for the US is that few industries were spared and
many were devastated and left on life support. Thus despite a recession that officially
ended in June 2009, much of the US economy continued to struggle even to the present
day – though recent signs suggest that the long-awaited recovery process has started in
earnest.
Real estate has been one of those devastated industries – though within this category
some sectors have been harder hit than others. As one of the prime accelerants of the
recession, housing, and more specifically, ownership housing, has taken the brunt of the
recession. Meanwhile, its linkages to so many other industries have contributed greatly to
the severity and duration of the contraction. The industrial real estate sector, on the other
hand, witnessed fewer foreclosures and distressed sales compared to housing due in large
part to less leverage and slower pace of development. Nevertheless, this sector has
witnessed substantial increases in vacancy and declines in rent prices that continues to
this day. However, unlike housing which has yet to find a bottom in many parts of the
country, the industrial real estate market benefitted from periods of re-stocking of
seriously depleted inventory (one that occurred a bit prematurely) as well as continued
trade with global markets on better economic footing than the US.
Going forward, the industrial market appears to be gaining a foothold on recovery though
for most regions, including the Danbury region, there will be continued price resistance
on increases even as vacancies shrink. Financing will also be a greater challenge, though
as noted above, the industrial market has not in recent years relied on leverage to the
same degree as other real estate sectors. The biggest drag on the industrial market, at
least over the next few years, will be laggard demand – principally due to US consumers
still wary of spending in the face of stubbornly high unemployment. By 2012, however,
four years after the start of the recession, analysts are projecting some measure of
stability and growth to occur within the industrial market on a national basis, with
Connecticut and Fairfield County coming one year later.

Regional Competitive Factors
Though impressive in factors linked to quality of life, highway access, and labor market
linkages (principally via I-84), Newtown continues to be perceived as a bit more fractious
when it comes to land development approvals, somewhat more expensive in terms of land
development costs and even a bit higher on taxes. Danbury and by extension Bethel and
Brookfield offer stronger labor market access, similar highway access, somewhat lower
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land costs and taxes, but is less competitive on quality of life issues. The same can be
said of the towns east and south of Newtown that include Oxford, Naugatuck and
Monroe.
For Newtown, the issues related to cost differentials or even business support are less of
an impediment to growth than the fact there is little in the way of built inventory for
multi-tenant use or commercial-industrial land inventory on a “ready to build” basis for
owner-occupants and investors alike. The relative success of the newly built multi-tenant
properties at 8 Pecks Lane and again at 64 Barnabas Road should attest to the viability of
this market. While the strong response to Curtis Corporate Park prior to the recession is
indicative of Newtown’s capacity to support new construction despite higher land basis
cost compared to other areas.
By comparison, Oxford has made a heavy investment in promoting business development
through business park creation with ample land and multi-tenant options, while towns
west of Newtown have extensive inventory of older parks. Even Monroe represents a
sizeable competitor for businesses or investors looking for new industrial with more than
10+ unimproved lots still remaining in the Pepper Street Business Park.
Although admittedly new construction will take a back seat to lease-up of existing
product for the foreseeable future while vacancy rates remain high and bargain-priced
buildings exist, in time demand will return to such product. Newtown in particular has a
need for land that can meet the needs of small to medium-sized business growth – given
its business profile is trending in that direction - whether for owner-occupants or tenants.

Pricing & Inventory Considerations
As alluded to above, Newtown’s commercial-industrial inventory is thin in the area it is
most suitable to support and attract – namely small to medium sized businesses looking
to purchase or seeking affordable flex space. Much of what is available in town is found
in large blocks of space though recent transactions over the last few months have helped
to reduce the overload. This includes the recent sale of 11 Edmond Road (211,000sf) to
Advanced Fusion Systems and the sale of 31 Pecks Lane (134,165sf) to Tier One LLC,
previously tenants within the building – though a portion of this will re-leased. Moreover,
according to one source, there is also potential offer for 30 Pecks Lane (60,720sf) which
has been on the market for several years. The building is partially occupied by Neumade,
a film and media manufacturing company that has downsized considerably in recent
years.
Though the recent transactions have helped to thin out the larger tracts of industrial
inventory in Newtown, what remains continues to be a mismatch between potential
demand and supply. A thorough examination of all commercial-industrial options within
town produced only a handful of options for space under 5,000 sf. The greatest amount
of space for small businesses is found at Simm Lane Business Park, representing a
converted 85,000sf industrial facility first built in the fifties, added onto in the eighties
and more recently carved-up into 31 spaces, some as small as 300sf. The recent economy
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has cut into occupancy leaving 14 spaces recently on the market, though two-thirds of the
real estate is under lease with larger tenants. In healthier economic times, however, this
facility has managed to do relatively well in meeting small business space needs.
Pricing continues to be a marketing issue in Newtown with land costs in comparison to
other towns being a more significant issue than rents. In part this helps explain the lack
of multi-tenant inventory in town as the rents in Newtown makes it difficult to develop
and market industrial investment property when the land basis in some cases approaches
or exceeds $300,000/acre. Thus it is no surprise that the majority of the improved lots at
Curtis Corporate Park went to owner-occupants where the economics of real estate and
the write-offs they accrue are more favorable than development as multi-tenant lot.

Target Market Opportunities
In updating our analysis of target market opportunities for Newtown, we find that many
though not all of the industries targeted earlier in our 2008 study remain strong
candidates today. This is not only the case for the proposed “Tech Park”, but for
commercial-industrial properties throughout Newtown.
Target Industries that have experienced a diminished role in the region due to the
recession, systemic changes in the economy or effects of globalization include
Construction –a sector that took a direct hit from the downturn, Durable Goods Wholesaling, Publishing (exclusive of internet), Administrative and Support Activities,
and Utilities. With the exception of Publishing, which continues to wage a grim battle
with the internet and other media for market share, these sectors are projected to
rebound and ultimately expand at a respectful rate over the next decade.
Meanwhile, several industries actually recorded healthy gains in LQ’s over the last
several years despite the drag of a contracting economy including the Motion pictures
and Sound Recording industry, reflecting no doubt the beneficial impact of the recently
passed film industry tax credit by the state. Industries in the “Other Information
Service” also reported a sizeable boost in the region in employment and output. This
sector covers businesses supplying information, storing and providing access to
information, searching information, operating Web sites, or publishing content on the
Internet. Based on BLS projections, employment is expected to increase by close to
40% in this sector by 2018.
Other commercial-industrial target industries with excellent prospects for growth within
Newtown according to BLS estimates include Professional & Technical Services, a
sector already strongly represented in the Newtown, as well as businesses providing
Waste Management and Remediation Services. Rounding out the list of high growth
candidates are establishments associated with education services, health care and social
assistance.
One new entry to the list is Telecommunications which at the time of the earlier study
had not met the threshold for inclusion due to subpar LQs.
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As noted in our 2008 study and again with this update, production-based industries are
conspicuously absent from the list of Targeted Industries for commercial-industrial in
Newtown. They will show up to some degree in the following discussion of High Tech
potential, but even there it will be noted such industries are not a strong opportunity. This is
not to say that Newtown lacks capacity to support or attract manufacturing. Indeed,
historically it’s been just the opposite and to this day the town maintains a relatively high
base of manufacturing-warehousing compared to similarly-sized suburban communities. The
recent landing of Advanced Fusion Systems provides further evidence of the town’s ability to
attract production industry.33 Nevertheless, its core strength for future growth for industrial
areas in town will be less in production and more within sectors involved in the trades
(construction and wholesaling), specialty fabricator shops and business and home services. In
short, much of what is seen on Commerce Road and in Curtis Corporate Park today.
The chart below is an updated list of Targeted Industries for Newtown’s commercialindustrial base. Those marked in yellow represent strongest candidates.
Exhibit 7.1: Comparison of Regional Industry Strengths Relative to State and United States

NAICS

Commercial-Industrial Target
Industries for Newtown

Region
to State
LQ

Region
to US
LQ

Region
to State
LQ

Region
to US
LQ

Avg
Annual
Empl.
Change
2008-18

2006

2006

2009

2009

Utilities

1.10

1.04

1.08

1.00

-1.1%

236

Construction of Buildings

1.00

0.63

0.97

0.62

1.7%

334

Computer & Electronic Product Manufacturing

1.19

1.10

1.26

NC

-2.1%

423

Merchant Wholesalers – Durable Goods

0.89

0.73

0.85

0.70

0.4%

424

Merchant Wholesalers – Non-Durable

0.91

0.79

0.97

0.86

0.4%

454

Non-store retailers

1.56

2.78

1.55

2.65

0.5%

511

Publishing Industries, except Internet

1.66

1.77

1.55

1.45

-0.5%

512

Motion picture and sound recording industries

1.17

0.53

1.84

1.24

1.1%

517

Telecommunications

0.95

0.94

0.97

1.25

-0.9%

519

Other Information services

1.58

2.05

1.85

2.81

3.8%

522

Credit intermediation & related activities

1.46

1.22

1.56

1.27

0.5%

523

Securities, commodity contracts, investments services.

3.09

6.10

3.12

6.59

1.1%

524

Insurance Carriers

0.95

1.29

0.97

1.25

0.3%

531

Real Estate

1.13

0.86

1.11

0.85

1.3%

532

Rental & Leasing services

1.11

0.81

1.19

0.81

0.6%

541

Professional & Technical services

1.26

1.24

1.26

1.15

3.0%

551

Management of companies and enterprises*

1.85

2.21

1.75

2.03

0.5%

561

Administrative and support services

1.20

0.99

1.06

0.85

1.6%

562

Waste Mng & Remediation Services

0.95

1.36

0.97

1.25

2.3%

611

Educational Services

0.72

1.22

0.72

1.20

2.4%

621

Ambulatory Health Care Services

1.00

1.09

0.98

1.03

3.1%

624

Social Assistance

0.95

1.29

0.92

1.30

2.8%

22

Source: US Bureau of Labor Statistics

* Note: NC represents Not calculable due to data does not exist or equals zero
33

Selection also influenced by the fact that the CEO of the start-up company lived in Newtown.
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High Tech Target Opportunities
Along with a review of current market conditions, this update included an evaluation of
the high tech market potential for Newtown, and more specifically, identification of tech
industries best suited for Newtown. Although the results of this research are intended to
be broadly applied to Newtown in terms of promoting desired economic growth, it has
direct application with the development potential of a planned 23 acre business park off
Commerce Road, named appropriately enough “Tech Park”.
Given the nature of this analysis which is conducted at a detailed industry level (four
digits), conclusions on target opportunities are to be considered an extension of the
Target Industries cited above which are evaluated at the three digit level. For example,
within the Publishing sector (NAICS 511), businesses are divided between Print
Publishers (NAICS 5111), a non-tech industry and Software Publishers (NAICS 5112), a
defined high tech sector. The same is true for Professional, Scientific & Technical
Services (NAICS 541) which has nine subsectors, with four considered high tech.
Based on our research of high tech potential, we found that Newtown easily surpasses the
litmus test for attracting and sustaining small to medium sized businesses involved in
high tech services and support, but less so for meeting the demands of larger high tech ,
R&D and production based industries. With respect to the latter, the issue has more to do
with the region’s thinness in certain crucial areas for high tech in general combined with
tepid growth prospects for high tech manufacturing specifically as opposed to any
locational weakness on the part of Newtown. Only Danbury has proven somewhat
successful in fostering growth within larger, production based high tech having
established a solid core of high tech industries over the last 20 years, much of it from
within. Danbury also has access to a bigger tool chest of incentives and funding programs
for such businesses as well.
While the region is limited in what it can offer high tech – at least compared to well know
tech centers in the country, it nevertheless has managed to cultivate a cluster of
production-based high tech industries of modest strength. These cluster industries, or
their spin-offs, represent the best opportunity for attracting high tech major investment
within Newtown in terms of increased tax base and new jobs.
Ranking at the top are Pharmaceuticals (NAICS 3254), driven by Boehringer Ingelheim
in Danbury, along with manufacturers of Medical Devices (NAICS 3391) and producers
of Office equipment and Optical Instruments and Lens (NAICS 3333). The region is also
one of the leading centers in the country in the development and commercial application
of fuel cell technology.
For Newtown, however, the path of least resistance for high tech expansion resides not
with the above industries but with smaller software developers, data management and
security, computer system designers, technology consultants, e-commerce businesses, lab
testing operations, internet publishing and telecommunications. Much of this high tech is
classified within industry groups located in one of two sectors: the Information sector
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(NAICS 51) or Professional, Scientific & Technical Services (NAICS 54). As a group,
these service-based technology industries are expected to grow at a rapid pace over the
next decade, far exceeding expansion within production-based high tech industries. It is
also noted that with respect to Professional and Technical Services, Newtown has already
benefitted from growth from this sector over the last decade.
Listed in the chart below are those high tech industries with greatest potential for
Newtown based either on high regional LQs compared to national ratios for that industry
or high projected growth, or both.

Exhibit 7.2: Target Market Opportunities - High Tech Industry

NAICS
3254

High Tech Industry Targets
for Newtown

Region
to US
LQ

Avg
Annual
Empl.
Change

2009

2008-18

Mnfg- Pharmaceutical and medicine

2.82

0.6%

3333

Mnfg- Comm. and service Ind. machinery

8.83

0.0%

3345

Mnfg- Electronic Components

2.35

-0.2%

3353

Mnfg- Electrical Equipment

2.87

-2.0%

3359

Mnfg-Other Electrical & Components Parts

3.01

0.0%

3391

Mnfg- Medical Equipment

1.48

1.5%

5112

Software Publishers

0.95

2.7%

5161

Internet Publishing and broadcasting

3.32

4.2%

5171

Wired Telecommunications

1.28

0.0%

5172

Wireless Telecommunications

0.64

4.1%

5181

Internet Serv. providers and web search portals

1.76

3.8%

5413

Architectural, engineering, and related services

0.56

2.0%

Test Lab Services

0.95

2.0%

5415

Computer Systems design and related services

1.28

3.8%

5416

Management, scientific and technical consulting

1.72

6.2%

54138
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Industrial Market Potential & Recommendations
Based on our update of the industrial market and research of the high tech potential, the
following conclusions on market potential and suggested market recommendations for
promoting desired commercial-industrial growth within Newtown are presented.
Market Dynamics & Environment
•
•
•

•

•

•
•

•
•

Economic signs are growing stronger that the mixed and bumpy recovery to date is
finally gaining traction and involving more of the economy.
The re-emergence of consumer spending and rising exports is boosting US GDP, with
latest increase the largest since 1984. Business investment for Machinery and
Equipment has begun to expand following a year in which industry hoarded cash.
The recession and subsequent lackluster recovery had a substantial negative impact
on the commercial-industrial market in the region and Newtown driving up vacancies
to excessive heights in some cases and pushing down rents and land values. It is
estimated that it will take as much as four years for the region to recoup to levels last
seen pre-recession.
Complicating matters for future growth is an overall tightening of commercial real
estate lending brought on by excesses of the past. Distressed industrial sales that
even in the recession of 2001-2 never rose above 2% of overall sales peaked at 20%
in 2010 nationally and continue to hamper both market dynamics and credit
availability.
On a positive note, commercial and industrial loan originations are beginning to rise,
albeit slightly (2.2% in November 2010). This stirring of the market after a three year
slumber is indicative of improved fundamentals in the economy and a more confidant
financial sector.
The recession produced potential structural changes in the workplace including many
companies learning to do more with fewer34. This could well result in further
reduction of the commercial-industrial footprint in the future.
Construction starts for commercial-industrial in the region and Newtown is likely to
remain flat until such time vacancy recedes to pre-2007 levels. The economic damage
inflicted on commercial-industrial property values by the prolonged recession will
make built inventory attractive for acquisition or lease for some time.
Resources needed for improving and expanding the physical and technological
infrastructure will be hampered by deepening and intractable federal and state
deficits. This could impede commercial-industrial growth.
Connecticut and the region were late in slipping into recession and are projected to
lag the country in recovery. Employment growth in Connecticut for 2011 is expected
to be small with an estimated gain of 6,000 jobs, or 0.4% increase. Continued
declines in manufacturing jobs are expected within state even after the recovery takes
hold.

34

This structural change is one reason for Federal Reserve Chairman Ben Bernanke’s recent testimony
predicting it would be 2015 or later before unemployment in the US drops to pre-recession levels.
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Newtown Commercial-Industrial Market
•
•

•

•
•
•

In terms of scale, Newtown’s commercial-industrial market accounts for a
sizeable 21% of the overall inventory (sf) in the local Danbury region submarket,
but under 4% for the Fairfield County region.
The Newtown market is somewhat unusual in that it is bifurcated between many
large plate industrial properties over 100,000 sf and smaller properties under
15,000 sf. The future growth of Newtown’s commercial-industrial market is
expected to be in the latter.
Until very recently, Newtown was burdened with excessive inventory for sale or
lease largely associated with several large vacant industrial buildings. In the last
six months, two building have sold (11 Edmond Road and 31 Pecks Lane) and
another reporting a possible buyer (30 Pecks Lane) which have the potential of
pushing down vacancy by half from 42% to 26%.
Following the near build-out of Curtis Corporate Park, marketable shovel-ready
industrial building lots are practically non-existent in Newtown.
Land prices for lots have come down in Newtown but continue to be high
compared to most other adjacent markets. Rents on the other hand appear to be
competitively priced.
Manufacturing-based facilities account for 30% of industrial buildings in town,
while Warehousing has a 53% share and R&D/flex office has 7%. Over the next
decade, new growth in Newtown is expected to shift more to small warehousing
and flex office.

Market Issues
•

•

•

Somewhat higher tax burden and land costs within Newtown compared to
surrounding towns presents a potential market hurdle, but not one that is
consistently an issue. Certain industries, including high tech and business
services, two areas of opportunity for Newtown, are strongly motivated by market
share and growth potential when it comes to site selection and more forgiving on
cost basis – though not to the point of disregarding it.
Aside from cost differentials, Newtown is quickly approaching a point in which
the lack of marketable inventory will become an issue. With only a few welldeveloped business parks - principally Commerce Park and Curtis Corporate Park
and those largely built-out and fully occupied – a testament of Newtown’s
strength for such businesses by the way -- options for commercial growth will be
limited to more challenging properties and infill areas. It is for this reason that the
proposed Tech Business Park offers the best opportunity to expand the town’s
desired business base in an area ideally suited for such uses.
Certainly one other area for business growth in Newtown that offers the strong
potential is Fairfield Hills which could accommodate many of the same uses
found in Curtis Corporate Park or Commerce Park. Among its principal site
advantages is its excellent access and in-place infrastructure for sewer and water.
To date, however, it has been encumbered by the obvious challenges and costs
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associated with redeveloping a site with numerous old buildings of significant
size and environmental concern. In addition, factors related to a somewhat
limiting master plan relative to uses, layers of decision-making and review, and a
conveyance model for land deemed unconventional by most appear to have
hampered re-use potential. It is noted a committee has been formed to review the
master plan and give recommendations on possible changes to the zoning based
on an open and fully vetted public participation process. Hopefully, this will
provide a springboard for timely review and redevelopment of the campus for
acceptable businesses, housing, recreational and other uses.
Based on interviews with site locators and businesses, Newtown faces a paradox
of sorts when it comes to communicating its attitude on business growth. On the
one hand, town departments and the Newtown EDC are known to be very
supportive and helpful to business interests and business growth and emphasizes
the town’s quality of life as an asset. However, there is also a vocal and wellorganized component in town whose goal is to preserve and protect town
resources and assets. Both are laudable in their mission but prone to conflicts
when paths meet – which seems often. This message is apparently getting out
into the marketplace suggesting possible intransigence on the part of the town
when it comes to growth leading to fewer inquiries according to brokers from
businesses, investors and developers.
While Newtown has excellent access to highways and corridors that link the town
to markets and labor force, it is still considered by some to be somewhat remote
from key business resources. In particular, the issue of labor availability has
grown over time in part due to widening spreads in housing costs in the region. It
is also not an issue shared to the same degree by neighboring Brookfield and
Bethel which benefit both from greater housing diversity and closer proximity to
Danbury’s labor market.

Market Opportunities
•

•

•

Over the next five years, demand for commercial -industrial space in Newtown is
projected to come from growth in Construction, Wholesale Trade, Information
Services and Professional and Business Services where employment is expected
to grow by 2.8%, 0.9%, 1.1% and 2.3% respectively. It is to be noted that the
growth in construction will merely recoup 20% of what was lost during the
recession.
There has been and will continue to be considerable interest in Newtown as a
business location due to the quality and character of the town. This was observed
in our earlier study and confirmed in a recently completed business survey of
Newtown businesses.
Not surprisingly, some of the strongest interest from business prospects comes
from those who actually live and/or work in town. On many occasions, and one
most recently, it was largely due to this attachment that an investment was made
to expand or start-up a business in Newtown (TnT Exp. Mng, Tier One, Advanced
Fusion Systems). Thus given the repeated success Newtown has had in building
from within, nurturing and growing its local, often small and sometimes home-
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based businesses should rank high on the town’s lists for marketing and
promoting tasks.
It is well known that areas close to the highway with interchange access present
the strongest opportunity for capturing future growth in Newtown. The proposed
business park (“Tech Park”) planned for 23 acres off Commerce Road is ideally
sited for meeting new business demand and expanding Newtown’s commercialindustrial tax base. It would also appear the development sites surrounding the I84 interchange in Hawleyville is similarly poised for additional future growth
given Barnabas Road is largely built out. Industrial sites and locations in the
southern area of town will be less attractive and marketable for business
investment.
High Tech growth in Newtown is not only a potential, but a distinct given, but
principally in the area of business services and support that include IT services,
computer systems design, data management and storage, telecommunications,
Tech consulting, e-commerce, internet publishing and software design. Not only
are these business a good fit within the profile of what Newtown has to offer but
as an industry sector they are also projected to grow over the next ten years. The
locational needs of larger, production oriented high tech will be harder to meet in
Newtown, though a local connection to the town by a principal of the firm can
alter the balance towards Newtown as was seen with Advanced Fusion Systems.
Newtown’s access to broadband speeds exceeding 1 Gigabyte per second (Gbs/s)
would appear to be a unique marketing asset for recruitment of high tech in need
of such speeds. According to state data, few areas outside the Danbury region
provide such service.
The market update continues to support the market viability of the proposed
“Tech Business Park”, though it is expected that some softness in land prices has
occurred since first study. Demand for new commercial-industrial construction is
also projected to lag in the near term until such time vacant “built” inventory has
dropped to manageable levels and economic activity fully revives.
As alluded to earlier, Fairfield Hills represents the town’s singular opportunity for
accommodating creative, sustainable development benefitting both Newtown’s
economic base and its quality of life. To fulfill this vision, a consistent, credible
marketing message needs to be delivered that is grounded in market realities, but
open and encouraging on mix of uses while at the same time establishing a high
bar on acceptable standard for development quality.

Market Recommendations
•

The EDC and its staff have done an admirable job using a variety of tools to
communicate and promote business development. This includes among others a
strong web presence, E-news (excellent idea), numerous articles in local news and
regional trade media, a business survey, personal outreach meetings with
businesses, and organized forums with brokers, businesses and town officials. We
also support the recommendations set forth in the business survey. One in
particular stands out as important involving the establishment of an ombudsman
assistant to help with business requests for information and assistance.
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In light of the altered landscape for financing commercial-industrial development or
nay business for that matter, it is recommended providing links on the EDC web page
to agencies or contact with information on available funding programs within the
state for business development. Or better yet, providing a summary description of
programs on web with a link to each for more info. High tech in particular is a major
focus of the state and a number of programs, including venture capital, targeting
investment in that area are available.
With high tech an important industry segment for Newtown in terms of growth
potential, it is recommended that efforts be made to foster a local or regional network
catering to the needs of small tech companies and hidden tech entrepreneurs (many
home-based) to help in exchange of ideas, services and new contacts. This network
could be linked to the Connecticut Technology Council which is a statewide
association of technology oriented companies. This effort would help put Newtown in
the spotlight as supporting this industry and help brand the town as high tech.
A corollary to the above is to develop a more comprehensive list of high tech
businesses in Newtown which would include identifying home-based operations
(hidden tech). This would require old fashioned in the field outreach, research into
membership lists, area business networks as many such firms are not picked up in
known databases. Knowing the size of this sector and the type of services or product
they provide is an important first step in developing strategies for expanding this base
in Newtown.
If soliciting high tech businesses is a primary goal, consideration might be given to
creating an IT zone for such businesses where tax incentives are provided for
businesses that locate in the zone. This would appear ideally suited for the proposed
“Tech Park” which has already been established, at least locally, as best suited for
such industries. Such a zone also provides a ready answer to those business prospects
citing higher taxes in Newtown as a reason to look elsewhere. Several models for
establishing such zones exist in the state that can be used as templates for Newtown.
The configuration of “Tech Business Park” as a condominium provided the needed
flexibility to address important land use concerns relative to the site. From a market
perspective, however, it could create some hesitancy among potential investors or end
users as it is not a model seen in the industrial marketplace other than in a multitenant stand-alone buildings (similar to 10 Turnberry Lane in Curtis Corporate Park).
One way to minimize those concerns is to allow for deeded lots similar to a PUD but
consign all other areas as commonly owned.
The “green paradigm” has made significant headway in the office market but is less
prevalent in commercial-industrial. In many cases the low margins associated with
industrial property discourage investment in such technology. However, towns who
promote such adoption, typically with the carrot approach (increased density,
relaxation of FAR requirements), generate strong interest from the type of firms who
are clean, high tech and sensitive to the environment – in short the type of industry
sought after in Newtown. It is also to be noted that there are a number of state funding
programs promoting sustainability and energy efficiency, including the development
of “green” technologies (see Connecticut Development Authority – Qualified Energy
Conservation Bonds).
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A-1 - Bureau of Labor Statistics – Defined High Tech Industries
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