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The Connecticut Economic Resource Center, Inc. (CERC) is a nonprofit corporation and public-private 

partnership that provides our clients with objective research, marketing and economic development 

services. Our mission is to provide services consistent with state strategies, leveraging Connecticut’s 

unique advantages as a premier business location. CERC has proven and relevant expertise providing 

clients with the knowledge and insight they need to gain a competitive advantage. CERC is a pioneer 

in the development of programs, technologies and capabilities to support effective economic 

development and offers a complete range of services from economic impact analysis, strategic 

planning, data gathering and communications, to outreach, site selection and business assistance. 

CERC has earned a reputation for excellence in Connecticut’s economic development community 

through our accomplished, professional staff, commitment to customer service, and connection to a 

network of strategic partners. 

  

 
 
 
 
 
 

 

 
 
 

 

 

 

  



 

 

 

 

PAGE | 3                                                                                                                                                                     

TABLE OF CONTENTS 

A Strategic Vision for Fairfield’s Economic Development ...................................................................... 4 

Developing a Strategic Economic Vision ............................................................................................................................. 6 

Recommendations......................................................................................................................................................................... 7 

I. Best Practices ................................................................................................................................................... 13 

Anchor Institutions ..................................................................................................................................................................... 13 

Financial Incentives for Economic Development .......................................................................................................... 16 

Business Incubators and Accelerators ............................................................................................................................... 19 

Streamlining the Regulatory Process ................................................................................................................................. 20 

Alternative Transportation Options .................................................................................................................................... 23 

II. Industry Analysis ........................................................................................................................................... 27 

Fairfield’s Business Profile ...................................................................................................................................................... 27 

Key Industries for the Fairfield Region .............................................................................................................................. 29 

Appendix A. Key Themes from Stakeholders ........................................................................................... 35 

Stakeholder Interviews ............................................................................................................................................................. 35 

Meeting with Chamber of Commerce Board ................................................................................................................... 36 

Consensus-Building Workshop ............................................................................................................................................. 37 

Appendix B. Results from Survey of Residents and Businesses ........................................................ 41 

Quality of Life in Fairfield ........................................................................................................................................................ 41 

Business Climate in Fairfield .................................................................................................................................................. 44 

Vision for Economic Development in Fairfield ............................................................................................................... 51 

Appendix C. Industry Analysis ....................................................................................................................... 52 

Location Quotients over 1.1 .................................................................................................................................................... 52 

Results by Industry ..................................................................................................................................................................... 53 

 

  



 

 

 

 

PAGE | 4                                                                                                                                                                     

A STRATEGIC VISION FOR FAIRFIELD’S ECONOMIC 
DEVELOPMENT 

The Town of Fairfield is a strong community with a population that appreciates and wants to 

maintain the quality of life in the Town while still consciously acting to make improvements where 

needed. To grow Fairfield while maintaining its character, the Town’s economic development team 

needs a proactive, strategic vision for Fairfield developed in concert with local businesses and 

residents. 

There are a number of positive indicators of Fairfield’s past growth and current condition relative 

to other communities in the state. Since 1990, for example, Fairfield has seen population growth of 

almost 14% while the state’s growth has been below 6% (Figure 1); although the state projects a 

slight population decline in the Town from 2015 to 2025, indicators on housing construction in 

Fairfield suggest that projection may be overly pessimistic. The Town ranks 11th in the state for 

median household income and 15th for per capita income, and on both measures it is well above the 

state averages. Fairfield also has many amenities that are or would be attractive to potential 

residents and businesses, including its beaches, universities and primary and secondary schools, 

public safety, arts and cultural attractions, a vibrant downtown, and retail options. Overall, Fairfield 

is a hybrid of urban and suburban development that has proved attractive to families and long-time 

residents. 

Figure 1: Population Change in Fairfield and Connecticut 

 

Source: U.S. Census Bureau Decennial Census and American Community Survey Five Year Estimates; 

Connecticut State Data Center; calculations by CERC. 
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To maintain this quality of life, though, Fairfield needs to be proactive and strategic with regard to 

its economic development in order to counter the consequences of events largely beyond its 

control. These challenges include structural changes in the national and state economies due to 

globalization, the effect of technology on work patterns, and the diminishing role of the finance and 

insurance sector on the state’s economy. Moreover, the state’s continuing budget struggles and the 

perception that Connecticut is not a business-friendly state can frustrate businesses and residents 

already in Fairfield and may deter those considering an expansion or new location there. Fairfield 

will also need to contend with the effects of climate change – the Town, which was seriously 

impacted by Superstorm Sandy, is at severe risk of flooding along its coastline as sea levels rise. 

Fairfield also has several economic development issues that are more likely opportunities for 

growth. Foremost among these is the recent decision by Sacred Heart University to purchase the 

former General Electric headquarters (which moved to Boston) and establish an “innovation 

campus” that will house an expanded School of Computing along with parts of other university 

programs, a potential business incubator, and other facilities. While the Town is rightfully 

concerned by the loss of tax revenues due to Sacred Heart’s nonprofit status, the development has 

the potential to create new jobs and spur development that might add new tax revenues and 

partially offset the loss of GE.  

The Town also has other significant properties 

suitable for development, including the former 

Exide Battery Plant and property around its 

three Metro-North train stations, which provide 

convenient access to New York City, New Haven, 

and other communities. With thoughtful, 

strategic planning, these properties would also 

help the Town overcome the loss of GE and to 

maintain its growth and quality of life. 

Mixed-use, sustainable development in these locations would be attractive to a range of potential 

residents and businesses. The Town’s assets are ones that are appealing to all age groups, including 

young workers, families, and baby boomers. Fairfield can build on its record of success to further 

enhance its reputation as a small town with attractive, urban amenities and maintain the urban and 

suburban balance that many people value.  

Successfully and strategically developing these and other sites would help Fairfield grow its grand 

list (the total amount of taxable property), which drives the level of public services the Town can 

provide and is the principal factor in the setting the property tax rate. Jurisdictions in Connecticut 

are more reliant on property tax revenues to fund local government than most other states, and 

towns do not have the option to levy any other kind of tax without permission from the state.  

Therefore, the financial health of the Town’s grand list is THE critical component in developing a 

Town budget.  In the State of Connecticut, on average the residential component of the grand list is 

“Cities (and read that as great places) are 

made not born…Nature has never made a 

city. Only human beings have ever made 

cities, and only human beings kill cities, or 

let them die. And human beings do both by 

the same means: by acts of choice.” 

-Former Yale President Bart Giamatti 
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approximately 70%, while the commercial and industrial component is approximately 17% (Figure 

2).  By comparison the commercial and industrial component in Fairfield is only 10.3% of the 

taxable grand list; moreover, opportunities for increasing this share may be limited by the fact that 

only 4.5% of the Town’s land mass is zoned for commercial activity. Nevertheless, exploring 

avenues for expanding the commercial and industrial component of the grand list – despite the 

limited land zoned for such uses – should be a top consideration for Fairfield in its economic 

development planning. 

Figure 2: Components of Equalized Net Grand List for Connecticut and Fairfield, 10/1/2014 Assessment 

                            

Source: Connecticut Office of Policy and Management Municipal Fiscal Indicators. 

Developing a Strategic Economic Vision 

To help develop a strategic economic development vision, the Town of Fairfield asked the 

Connecticut Economic Resource Center (CERC) to develop a strategic work plan that would 

mobilize municipal support and guide the efforts of the Economic Development Commission (EDC) 

as well as other Town departments. To better understand the key issues and to develop this plan, 

CERC gathered input from the Town’s business community and residents via: 

 Stakeholder Interviews and Consensus-Building Workshops – The principal topics of 

discussion at these events were the participants’ visions for the town and critical assets or 

barriers that were affecting Fairfield’s development.1 The conversations ranged over a 

variety of topics, and the stakeholder interviews especially concentrated on locations and 

                                                             
1 See Appendix A for more detailed results of the interviews and consensus-building workshop. 
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industries for growth, land use and functioning of the town Planning and Zoning 

Commission, transportation (especially around the Town’s Metro-North stations), anchor 

institutions, and the Town’s reputation relative to other Connecticut towns. These topics 

were then incorporated into the planning for the consensus-building workshop, at which 

the key points of discussion were property taxes and growing the commercial portion of 

Fairfield’s grand list, traffic congestion and parking concerns that could be exacerbated by 

infill development, the role of anchor institutions, the role of regulatory bodies such as the 

Planning and Zoning Commission, and housing to attract and retain different age groups to 

Fairfield.  

 Survey of Residents and Businesses2 – Fairfield residents and businesses were generally 

positive about the town and its potential for growth. Quality of life factors, such as local 

public schools, neighborhood characteristics, and the beaches were especially highly-

ranked by residents on different questions. Business representatives were also generally 

positive about business conditions in town, especially the workforce and Fairfield’s 

convenient location, although they did express concerns about taxes and land use 

regulations and enforcement. 

To further support Fairfield’s strategic economic development vision, CERC also conducted a 

review of best practices for economic development (which are presented in Chapter I. Best 

Practices) and an industry analysis (available in Chapter II. Industry Analysis). The results of the 

industry analysis suggest that Wholesale Electronic Markets and Agents and Brokers (NAICS 425) 

and Motion Picture and Sound Recording Industries (NAICS 512) would be key industries for 

Fairfield. While this analysis was built on economic conditions at the national, state, and county 

level, there are several other factors that make these industries ripe for expansion in Fairfield, most 

notably the growth of related programs at Fairfield and Sacred Heart universities. Further, because 

the industry analysis is built by identifying growing industries as well as those industries which 

produce relatively high wages, the results suggest where Fairfield may see the best economic return 

to the community. 

Recommendations 

As a result of these data gathering activities, CERC developed the following strategic action steps for 

Fairfield. Together with the review of best practices and industry analysis, which are in the 

following two chapters, they provide a strategic path forward for Fairfield’s economic development 

initiatives. The focus here is on achievable goals that build on the Town’s strengths and that do not 

require undue costs. 

Making Fairfield More Business Friendly 

Fairfield has a strong business community, with over 26,000 jobs in more than 2,400 businesses as 

of 2015.3 Fairfield has several large industries with employment concentrations greater than those 

                                                             
2 See Appendix B for more detailed results from the survey. 
3 Connecticut Department of Labor Quarterly Census of Employment and Wages. 
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at the state level, including Health Care and Social Assistance, Retail Trade, Educational Services, 

and Accommodation and Food Services. The recommendations below were identified because they 

would make it easier for new businesses to start and for existing businesses to grow in Fairfield, 

thus providing additional employment opportunities for residents, more services for consumers, 

and additional tax revenues for the local government. 

 Improve Fairfield’s regulatory process – During the interviews, surveys, and workshops 
CERC conducted for this project, the regulatory process was frequently mentioned as a 
concern for future economic development initiatives; however, there were also positive 
comments about how the economic development team and other Town staff have been 
increasingly helpful at walking applicants through the process. Therefore, it is 
recommended that the Town continue streamlining its regulatory process and making it 
more predictable and more consistent. More information on how to do this is available in 
the Best Practices section, although the primary focal points would be to: 

o Refocus the permitting process for ease of use; 
o Develop a streamlined and coordinated system; and 
o Incorporate and apply best practices from other towns. 

 Explore industry mix – Over half of Fairfield’s jobs are in the Health Care and Social 
Assistance, Retail Trade, Educational Services, and Accommodation and Food Services 
sectors. Encouraging the growth of businesses in other industries would both provide 
additional jobs to Town residents and potentially develop industries that produce higher 
property tax revenues. The industry analysis provided in Chapter II will help Fairfield with 
considering its industrial mix and identifying which industries would be best for the Town 
to target. With that analysis, the Town should: 

o Analyze target industries and available real estate, potentially using feasibility 
studies to identify the highest and best use of available property; 

o Prioritize sites for redevelopment and identify those on which the Town can move 
aggressively; and 

o Look at supply chains to see where target industries coincide with the Town’s 
current industrial mix. 

 Support mixed-use development opportunities – Fairfield has several significant 
opportunities for growth and redevelopment now and in the near future, and, to take 
advantage of this situation, Town officials need to consider the highest and best uses of the 
available properties. By prioritizing mixed-used, walkable communities, supporting 
adaptive reuse and redevelopment, and allowing higher density in strategic parts of Town, 
Fairfield can increase its property tax revenues (potentially allowing for lower mill rates) 
and attract both millennials and downsizing baby boomers. The following locations for 
growth provide the best options for infill development and growth: 

o Downtown – There has been some progress on increasing walkability and density in 
downtown Fairfield, but expanding such efforts and exploring new uses for existing 
amenities (such as the Community Theatre) would benefit the Town overall. 
Encouraging walkable growth in this part of town will be essential to maintaining its 
character due to already-present concerns about congestion. In addition, Fairfield 
should identify and prioritize Town-owned property that could be augmented or 
redeveloped via public-private partnerships to create growth and further other 
community goals. 
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o Fairfield Metro – Fairfield’s three Metro-North train stations are ideal opportunities 
for transit-oriented development to attract new and existing residents from all age 
groups.  Fairfield Metro is the single largest development opportunity in Town.  The 
recent economic downturn and changes in demand for office space require 
rethinking the approach to this development opportunity.  As such, the Town is 
reviewing possible alternative scenarios with the developer. Such plans should 
include walkable amenities, including a pedestrian bridge to Black Rock, to 
encourage the stations’ use and growth of local residential and commercial 
opportunities. 

o General Electric site – With Sacred Heart University’s purchase and plans for the 
former GE headquarters, Fairfield faces a unique opportunity to support the 
university’s transformation of the site. While there are concerns about such a large 
property coming off the tax rolls, the potential for ancillary and new development 
around the site is strong and should attract other new businesses and residents. 
Strategically planning for the site’s redevelopment is necessary to maximize the 
returns of the property and recoup some of the otherwise lost property tax 
revenues. 

o Black Rock Turnpike – This commercial area of Town would benefit from the policies 
proposed in the recent Fairfield Plan of Conservation and Development (POCD) to 
improve the visual appearance of businesses and to increase the amount of shared 
parking among those businesses, which would also reduce congestion on this busy 
thoroughfare. 

o Former Exide Battery Plant – The Town of Fairfield should be thoroughly 
investigating the potential uses, and the feasibility of those options, for this site once 
remediation efforts are completed. 

 Build cooperation with anchor institutions – Fairfield University and Sacred Heart 
University are and should continue to be sources of pride for the Town. These institutions 
make significant contributions to the quality of life in Fairfield and are also contributing to 
the dynamic business conditions in Town (although there are understandable concerns 
about their tax-exempt status). As examined in the Best Practices chapter of this report, 
anchor institutions such as these universities can be strong drivers of local growth when 
they are actively engaged in policy decisions. Therefore, the Town of Fairfield should: 

o Explore new collaborative programming with Fairfield and Sacred Heart 
universities to support place-making, arts and culture, and entrepreneurship; and 

o Encourage internship and other work-study opportunities in Fairfield for students 
at local universities. 

 

Maintaining Fairfield’s Quality of Life 

During this project, CERC repeatedly heard from Fairfield residents and businesses about the 

notable quality of life available in the Town. Many features contribute to this atmosphere, including 

the Town’s schools, low crime rate, beaches, arts and cultural institutions, well-maintained 

neighborhoods, and a strong sense of community. This quality of life was also cited by many as their 

reason for being long-term Fairfield residents. The recommendations below were designed to 

maintain that quality of life to encourage new residents to move in and so that current residents 

have reason to stay. 
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 Investigate tax base mix and value – As noted above, Connecticut’s towns and cities are 
largely reliant on property taxes for their funding, and, in Fairfield, over 80% of the grand 
list derives from residential property. While most land in Fairfield is zoned for residential 
development, active redevelopment, adaptive reuse, and infill development within the new 
transit-oriented district around the train station can increase the proportion of the grand 
list that comes from commercial and industrial property. This in turn will provide a more 
resilient tax base and decrease the pressure on residential property owners. To build a 
stronger, more resilient tax base, Fairfield should: 

o Define the unique value proposition that the Town provides to its residents and 
businesses;  

o Determine target population level as part of the POCD process; and 
o Determine the proper mix and quantity of housing units to attract and keep 

residents at all life stages. 
 Develop Fairfield’s transportation system and alternatives – Fairfield’s location makes 

it ideal for business and residents who want to live in a suburban environment with easy 
access to urban amenities, both in Town and nearby. However, there are concerns about 
congestion and parking issues in Fairfield, especially downtown and on the Black Rock 
Turnpike, and new development has the potential to amplify those issues. Therefore, 
Fairfield officials should undertake the following to better guide their Town’s future 
strategic planning: 

o Advocate for more commuter rail service to increase connections to Stamford, New 
York, and New Haven; 

o Conduct a circulation and parking study of downtown to identify ways to relieve 
congestion; 

o Expand alternative transit such as biking, car-sharing, and pedestrian-friendly 
programs (see the Best Practices section for information on successful bike- and 
car-sharing programs);  

o Improve Fairfield Metro access to downtown area (e.g., Fairfield MetroNorth pass); 
and 

o Explore opportunities and funding to address vehicular, bicyclist, and pedestrian 
safety and congestion concerns. 

 Incorporate consequences for sea level rises into strategic development plans – 
Fairfield will be significantly impacted by rising sea levels in the near future. Research 
conducted for the Regional Plan Association suggests that much of the Town’s beachfront 
properties – which were the number one amenity identified by respondents to CERC’s 
survey – will be flooded under the most likely scenario by the mid-point of this century and 
worse by 2100.4  Therefore, the Town needs to incorporate resiliency measures for these 
sea level changes into its strategic planning now to better cope with the changing 
environment. 

 

                                                             
4 Regional Plan Association. 2016. Under Water: How Sea Level Rise Threatens the Tri-State Region. 
http://library.rpa.org/pdf/RPA-Under-Water-How-Sea-Level-Rise-Threatens-the-Tri-State-Region.pdf 
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Nurturing Hospitality and Tourism 

Fairfield’s physical and cultural amenities, such as its beaches, museums, and sites for live 

performances, make it an attractive location for vacation-goers. Such tourism makes a significant 

impact on Connecticut’s economy,5 and Fairfield is well-placed to capture a significant share of it. 

The Town recently convened a tourism working group comprised of Town representatives as well 

as individuals from private tourism and arts and culture institutions. While this working group has 

made some progress on increasing assistance for tourists in Town, there are additional 

opportunities to support the hospitality and tourism industry in Fairfield through: 

 Developing a marketing and advertising campaign to promote tourism – As part of the 
larger marketing and branding effort outlined in the next recommendation, Fairfield should 
develop marketing and advertising specifically around the arts, culture, and recreational 
activities that would appeal to day-trippers and multi-day visitors. This campaign should 
also include additional directional/wayfinding signs to help orient tourists; private sources 
of funding for such signs (e.g., preservation agencies, local businesses) should be 
investigated. 

 Expand lodging options – CERC heard frequently during the interviews and survey that 
there are limited hotel, motel, or other short-term rentals available to travelers. In addition, 
there is a need for such facilities for parents, students, and prospective students visiting 
local universities. Therefore, increasing the supply of hotel, bed and breakfast, or other 
rooms for these visitors would provide more lodging options and contribute to the Town’s 
grand list. Options include: permitting bed and breakfasts; fostering development of 
boutique hotels; and increasing other hotel options. 

Marketing and Branding Fairfield 

Fairfield’s vibrant and diverse business community, highly educated and productive workforce, 

location and unparalleled access, and attractive quality of life should be strong draws for those 

looking relocate, grow, or develop their company or for individuals seeking a new home. Fairfield 

should be promoted both as a destination and as a location in which to live. A municipal marketing 

and branding program would spread the message about Fairfield to those outside its current 

community. Such initiatives, with which CERC has extensive experience, include: 

 Develop a logo/tagline for the town 
 Create a marketing strategy and vision in line with the town’s strategic vision 
 Identify and promote the unique value proposition that Fairfield provides for 

residents and businesses 

                                                             
5 The Connecticut Department of Labor reports that the State’s tourism industry created 5,000 jobs after the 
Great Recession through 2015. Visitors also supported 119,000 jobs and generated an economic impact of 
$14 billion. (The Connecticut Economic Digest, May 2015, 
http://www1.ctdol.state.ct.us/lmi/digest/pdfs/cedmay15.pdf.) Americans for the Arts estimated that the 
arts and culture industry in Connecticut supported over 18,000 jobs and over $650 million in total economic 
activity in 2010. (Arts & Economic Prosperity IV in the State of Connecticut, 2012, 
http://www.cultureandtourism.org/cct/lib/cct/CT_AEP4_Impact_Study_Final_Report.pdf.)  

http://www1.ctdol.state.ct.us/lmi/digest/pdfs/cedmay15.pdf
http://www.cultureandtourism.org/cct/lib/cct/CT_AEP4_Impact_Study_Final_Report.pdf
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 Update the Fairfield EDC’s website – Local economic development websites are a 
principal source of information for site selection consultants or businesses looking to 
relocate or set up new operations. Updating the EDC’s site, therefore, could be a relatively 
low-cost strategy as part of a larger marketing and branding campaign.  

 

 

  



 

 

 

 
PAGE | 13                                                                                                                                                                     

 

I. BEST PRACTICES 

There are a number of economic development practices that have been used in communities of 

various sizes across the nation and that may benefit Fairfield. Below is a review of those practices 

that CERC has identified as most relevant to Fairfield and that would merit further investigation by 

the Town. 

Anchor Institutions 

There is increasing attention to “anchor institutions” in the economic and community development 
world. By their very definition, they have “always” been in the community, but only recently has 
their potential been recognized across a spectrum of economic development activities. We all most 
likely recognize the potential in the workforce readiness arena, but recently activities have crossed 
into more traditional development and entrepreneurial activities. 
 
What are anchor institutions? There are many definitions, but primarily they are large non-profit 
educational and health care institutions with a long history in their host communities. Anchor 
institutions may also include cultural institutions, churches and other non-profits. They have a large 
stake in the success of these communities because of their own institutional missions and because 
the civic health of the community impacts their success in their particular market for services. 
Usually they are some of the largest employers in a community, and they provide economic 
stimulus through local purchase of products and services and through import of capital from 
outside the community. 
 
From a bricks and mortar standpoint, these institutions usually take up large tracts of land, and 
much of it does not result in local property tax revenue to the community. Their expansion plans 
can either reinforce or conflict with the host communities on land use and development planning 
goals and objectives 
 
At a recent workshop on anchor institutions hosted by the Capital Region Council of Governments 
(CRCOG) three examples of university engagement with their communities were presented.6 Genie 
Birch, Co-Director of the University of Pennsylvania’s Institute for Urban Research provided an 
overview of the magnitude of and rational for anchor institutions’ involvement with their 
communities. According to Birch, private universities are the most likely investors in their 
communities. In a survey of universities, the main reason for investment included deterioration in 
surrounding neighborhoods, the ability for new investments to attract students and faculty, and the 
benefits of being recognized for their engagement and investment by other local leadership 
organizations. Often the engagement is the result of an individual leadership commitment from the 
institution (see the case study on Colby College and Waterville, Maine, below). 
 
In 71% of the projects where private university invested, they were the lead in the development. To 

be successful, these partnerships need to provide benefits for all parties. Often the common goals 

                                                             
6 Presentations from New Haven, Philadelphia and Baltimore can be accessed at:   
http://crcog.org/2016/07/17/feature-of-the-week-crcog-hosts-successful-anchor-institutions-workshop/. 
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include: safe and attractive neighborhoods, stimulating the housing market, increasing local 

capacity to do economic development, and job readiness. 

Universities are drivers of entrepreneurial activity, and more and more this is the basis for 

investment. The Cornell Tech Roosevelt Island Project in New York, and the information provided 

by Penn in the CRCOG workshop reinforce the important role that university research plays in 

entrepreneurial activity. In Connecticut, Yale University has developed a number of collaborative 

efforts that have led to business creation based on faculty research, particularly in the area of bio 

science and medicine.  

Communities have a number of possible approaches to collaboration with their anchor institutions. 

And community residents want measurable results from such collaboration.  Of course, one goal of 

the interaction is to create new sources of municipal revenue. Often towns shy away from 

university or hospital investment because it often is exempt from property tax. Payment in Lieu of 

Taxes (PILOT) makes up only a fraction of what the property would otherwise produce in property 

taxes that would be realized from a taxable investment. Some communities have negotiated 

voluntary payments from their non-profit institutions in order to make up for some of this shortfall, 

often tied to the estimated costs of providing municipal services to the institutions. Often large non-

profits will issue bonds for new capital investment. In the case study presented below, Colby 

College issued taxable bonds in order to avoid the restrictions on investments that the non-taxable 

bonds carry with them.  

Case Study (1): Colby College and Downtown Redevelopment 

Until 1929 Colby College was located in downtown Waterville, Maine. Because of the growth in 

industry, Colby was unable to expand at the downtown location, and the College Trustees voted to 

move. Over 20 years or so the College migrated north about 1.5 miles to Mayflower Hill, where it 

still is located. But, with the closing of the first mill in Waterville in the mid-1950s and an 

accelerated number of closings in the 1990s, the downtown has fallen on hard times. Like so many 

older eastern cities, Waterville is now trying to reinvent itself, with the help of the former 

downtown anchor Colby College. With the entry of new College President David Greene to the scene 

in 2013, the pace for revitalization picked-up. At the University of Chicago Greene had developed a 

plan for the revitalization of the Hyde Park neighborhood, and he quickly picked up in Waterville 

where he had left off. In 2015 Colby began buying downtown buildings, and in 2016 announced a 

matching gift with the local Alfond Foundation that will bring $20 million into downtown 

revitalization projects. 

Greene spoke of the $20 million as the beginning of tens of millions that will need to go into the 

downtown to bring it back. At the local event announcing the gifts, former U.S. Senate Majority 

Leader George Mitchell, a Waterville native (but a Bowdoin graduate) praised Colby and Greene 

saying, “This is a tremendous example for people all across this country what a determined 

community with a strong and effective leadership can do.” 
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Colby also issued $100 million in taxable debt in February 2015 for a variety of projects. The 

taxable rather than tax-exempt status provides Colby with greater flexibility in the types of projects 

that can be built with the proceeds. 

Colby intends to partner with developers on the redevelopment of the buildings it has purchased, 

which could include college and non-college activities. They also intend to build a residential 

complex for 200 students and faculty that will bring new energy to downtown. Another partnership 

will build a high-end boutique hotel with 42 rooms and a restaurant. In addition to the property tax 

revenues from the non-educational facilities (such as the hotel and restaurant), the local 

government stands to gain from increased employment that ripples out into the wider local 

economy. 

In 2015 Colby announced the opening of a subsidiary of Massachusetts based Collaborative 

Consulting in downtown. This investment will bring 200 jobs to downtown Waterville. According to 

Greene: “This partnership will offer direct benefits to Colby as well. We plan to create internships 

for our students and professional development opportunities for our faculty and staff. Beyond 

Colby, Collaborative also plans to partner with Thomas College and Kennebec Valley Community 

College. Over time, I hope we will see graduates of our local institutions staying right here in 

Waterville, helping to grow our economy and strengthen our communities.” 

Case Study (2): Collaboration in Philadelphia for the Science Center 

University Science Center in West Philadelphia is one of the best examples of how university 

collaboration can foster new innovation and technology and create jobs and investment for the 

community.  In 1963, five local institutions joined together to found the Science Center, and the 

collaboration has grown to over 30 hospitals and educational institutions from Pennsylvania, New 

Jersey, and Delaware. It is the oldest, and currently the largest, urban research park and now has 

over 2 million square feet of real estate and incubates 35 early-stage companies.  

The Center is organized as a 501 (c)(3) and provides a range of services for new and existing 

companies. Foremost among these are the incubator services provided to early-stage companies, 

especially the office and lab space that new companies need but may not be otherwise able to 

access. In addition to physical homes, incubated companies also receive help accessing capital, 

business services (e.g., attorneys, marketing), and other expertise to help their companies grow. 

There are also specific capital programs to help new firms commercialize and investigate the 

business feasibility of their technologies and to provide capital assistance to digital health 

companies.  

The Science Center also offers services to established businesses, with several that were not 

incubated at the Center choosing to locate there anyway in order to access the services and 

networking opportunities. There’s also a Global Soft Landing Program to assist foreign companies 

with starting operations in the region. It also has an Avenue of Technology, an entrepreneurs’’ 

“clubhouse,” and residential units and provides local middle-school students with opportunities to 
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investigate the STEM (science, technology, engineering, and math) fields and to be mentored by 

Science Center companies.  

Infrastructure changes have been a part of the Science Center development since its founding and 

continue to drive the local area’s growth. Drexel University, for example, recently announced that 

they will partner with a private developer to build a $3.5 billion expansion, Schuylkill Yards, to 

replace parking lots and old industrial buildings.7 The development will allow the university to 

serve its growing enrollment but will also host start-ups, technology firms, and biomed labs. The 

Science Center has also served to catalyze growth nearby but outside the research park’s 

boundaries. 

A report prepared for the Science Center last year noted that 442 companies have received services 

or were located at the Science Center over its lifetime.8 Over 200 of the firms were still in operation; 

they employed 12,000 people in the Philadelphia region and supported another 28,000 jobs there 

indirectly.9 As such, the Science Center companies alone were directly or indirectly supporting over 

1% of the region’s employment. The jobs produced directly by Science Center-incubated firms paid 

an average salary of over $100,000, almost double the region’s median average, while the total 

economic activity of the firms in the region was almost $13 billon, or over 2% of the region’s total 

economic output. Firms incubated by the Science Center have received 474 patents since 1963 in 

life science, information technology, and other fields. 

Financial Incentives for Economic Development 

While the evidence supporting the use of financial incentives for economic development produces 

mixed results, they continue to be a popular method of encouraging companies to locate, stay put, 

or grow in a specific jurisdiction or location. They generally come in the form of loans, grants, or tax 

credits, abatements, or refunds, although they can take many other forms. They are also usually 

directed toward a single business or businesses must meet specific criteria to receive them. Well-

designed financial incentives can encourage economic growth and development in locations that 

otherwise would not see the job creation. 

Approximately 95% of U.S. states and municipalities have offered economic development 

incentives. However, a recent study found that most executives of companies receiving incentives 

were not aware of their existence, indicating that incentives were not a significant factor in location 

                                                             
7 Kiger, Patrick J. 2016, April 25. “West Philadelphia’s Success Story Shows Economic Power of Innovation.” 
UrbanLand: The Magazine of the Urban Land Institute. 
8 Economy League of Greater Philadelphia and Econsult Solutions. 2016. “University City Science Center: An 
Economic Catalyst for Greater Philadelphia.” http://sciencecenter-
prod.punkave.net/uploads/attachments/cipo4vabk01kf0dlq361nh1zl-combined-eis-and-methodology.pdf 
9 Almost 60 graduates left the region after leaving the Science Center. 
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decisions for those firms.10 In addition, executives from nearly 80% of companies stated that they 

would prefer broadly available lower taxes to targeted incentives.11 

A recent paper by the International Economic Development Council (IEDC) points out that, given 

the intense competition for job-creating investments, it is likely that the use of incentives will 

continue, at least for the foreseeable future.12 In that connection, IEDC’s Economic Development 

Research Partners (EDRP) group has advocated for the following: 

 Considering the use of non-financial inducements for business attraction, 
 Evaluating the return on investment (ROI) of financing incentives,  
 Designing financing incentives to maximize ROI, and 
 Innovating with new incentive structures. 

 
Measuring ROI is often done in terms of numbers of jobs created, but a broader analysis of factors 

such as improved profitability, capital expenditures, tax revenues, property values, and other 

outcomes is a more complete measure of ROI. Constructing this type of model up front enables the 

economic developer to target incentives to projects most likely to produce the highest overall 

return. Many incentives now include a “clawback” provision, so that, if the company does not meet 

specific outcomes such as ROI, the jurisdiction recoups its investment from the beneficiary. 

In addition to forecasting ROI accurately, economic developers should structure incentives in the 

context of how they will foster implementation of a strategy and its identified priorities and 

clusters, according to the IEDC. In particular, the IEDC has identified the following design features 

of incentives/projects as having the greatest likelihood of meeting the strategic goals of economic 

development: 

 They target a particular community need and have community support, 
 They fill a business gap, 
 They align with applicable regulations, 
 They are spelled out in an incentive agreement that includes enforceable provisions and 

stipulates requirements such as number of jobs to be created, duration at the location, 
financial performance, structure and amount of incentive, and clawback provisions, 

 They are simple to administer, and 
 They are clearly communicated and actively marketed. 

 
The IEDC has found that incentives work best when they are an integral part of an overall strategic 

plan. As such, they should be linked to goals for business retention, entrepreneurship promotion 

and community development initiatives (such as developing vacant sites, employing the chronically 

                                                             
10 G. Jason Jolley, Mandee F. Lancaster, Jiang Gao, “Tax Incentives and Business Climate: Executive Perceptions 
from Incented and Nonincented Firms,” Economic Development Quarterly 29(2), 2015. 
11 Ibid. 
12 Joshua Morris Hurwitz, “Incentives for the Twenty-First Century,” 2015. 
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or local unemployed, remediating contaminated properties, restoring historic buildings, revitalizing 

neighborhoods and contributing to smart growth). 

In addition to, or in lieu of, financing incentives, inducements in the form of services can also be 

considered, as ways to implement economic development strategies, according to the IEDC. 

Technical assistance to achieve certifications, workforce mentoring, training and development 

programs, recruiting and hiring assistance, streamlined zoning, fast track permitting, no cost or low 

cost research and data, improvements to infrastructure, energy audits and conservation, and 

marketing assistance are examples of the types of non-financing incentives that a locality can 

consider when structuring proposed incentive packages. 

Tax Increment Financing (TIF) Districts 

When considering possible financing incentives, the opportunities presented by the Tax Increment 

Financing (TIF) Districts statute adopted by the Connecticut legislature in 2015 (P.A. 15-57) should 

certainly be included. Under the TIF District structure, economic development that meets certain 

criteria can be publicly financed using the “incremental” property taxes that are expected to be 

generated in connection with the project (or projects).  

Under the newly adopted TIF structure, a municipality must adopt a District Master Plan after 

following a prescribed procedure, and one or more projects within the District can be considered 

for purposes of calculating the costs to be financed and the expected property tax increment. Also, 

TIF borrowing can be used for a wide range of project-related expenses, including infrastructure, 

land acquisition, streetscape, capital (equipment, fixtures), professional services (attorneys, 

engineers, architects, etc.), environmental improvements, and workforce training, in addition to 

demolition, construction and rehabilitation. TIF funds may also be used as part of a Credit 

Enhancement Agreement in which a private developer or business is reimbursed by the 

municipality for expenses incurred on a project within the TIF district. 

The option of a TIF District is meant for properties that are in need of conservation or rehabilitation 

or that are located in downtown or transit-oriented development areas. The municipality’s 

legislative body must approve the creation of a TIF District in concept and a District Master Plan 

that includes financial projections must be approved by the Planning Commission. Then, a public 

hearing must be held before the District Master Plan is formally approved by the municipality, 

which creates the TIF District. A TIF District may be in place for up to 50 years. 

As of this report, Windsor Locks is the only town so far to take advantage of the new TIF District 

financing, which will support revitalizing downtown. By capitalizing on the redevelopment of a 

formerly-abandoned mill into luxury apartments in the town center, Windsor Locks is positioning 

itself for a significant amount of new tax revenue generation. The presence of a TIF District is also 

encouraging for the project’s developer because it further stimulates economic activity in the area, 

making the new apartments more attractive to potential tenants. With Windsor Locks being the 

first town in Connecticut to approve a TIF District, it will be important to monitor its effects on the 
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community into the future. Further analysis of financial incentives for economic development 

would help determine if they would be useful for spurring development in Fairfield.  

Business Incubators and Accelerators 

Small businesses are the lifeblood of the American economy, representing a majority of companies 

(albeit not a majority of workers); further, all large businesses were at one time a small business 

started by an entrepreneur with a new idea. However, start-ups also fail at a higher rate. To create 

tomorrow’s large businesses, today’s small businesses and new ideas need to be fostered and 

supported. Moreover, small businesses, especially those founded by today’s high tech 

entrepreneurs, are more likely to need less square footage but more capital investment and 

interactions with others than manufacturing entrepreneurs of the past.  

There are a number of best practices that a local jurisdiction such as Fairfield can use to support 

entrepreneurs. Fairfield is already taking advantage of several of these ideas, but reinforcing those 

efforts and building support for the ones that show demonstrated success in supporting 

entrepreneurs will be important for building the business base of the town. 

Perhaps one of the most popular is the idea of a business incubator or accelerator,13 which provide 

both a physical location as well as business services and guidance, which can be especially useful 

for those new to running their own business. An accelerator at Fairfield University, the Fairfield 

University Entrepreneurial Laboratory (FUEL), was designed to provide networking, shared office 

space, funding assistance and other services to entrepreneurs. Building off that effort and 

establishing incubator space as well, either at the university, downtown, or elsewhere, would help 

grow the Town’s local businesses and, eventually, its grand list. 

A study funded by the U.S. Economic Development Administration found that there are a number of 

characteristics that contribute to successful incubator programs, but that there is no “magic bullet” 

for successful incubators.14 Rather, they need to be tailored to the needs of the incubator’s clients. 

That being said, strong incubator management does seem to contribute to the success of the 

incubator; this management ranges from the incubator’s mission statement, through client 

selection, exposing clients to the community, a strong system for paying rents and service fees, and 

collection of outcome data. Moreover, including specific types of actors, including an incubator 

graduate, a specialist in technology transfer, and those with accounting or legal backgrounds, on the 

incubator’s advisory board also contributes to the incubator’s success. Finally, most successful 

                                                             
13 Incubators typically assist entrepreneurs with building a company to commercialize a new idea, while 
accelerators usually assist small existing companies with fast growth. However, both incubators and 
accelerators usually offer the same services to participating entrepreneurs, although incubators may focus 
more on shared spaces, while accelerators may focus more on providing access to capital and networks to 
speed growth. 
14 David A. Lewis, Elsie Harper-Anderson, and Lawrence A. Molnar. “Incubating Success. Incubation Best 
Practices That Lead to Successful New Ventures,” 2011. 
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incubators are structured as non-profits and have public sector support. In contrast, region size and 

incubator age and size were not strong predictors of an incubator’s success. 

The National Business Incubation Association (NBIA), an industry membership group, also notes 

that the incubator’s management, which it defines as “dynamic model of a sustainable, efficient 

business operation,” is one of the two principles it has identified for an effective incubator.15 The 

other principle is that the incubator “aspires to have a positive impact on its community's economic 

health.” 

Technology incubators especially produce substantial results with regard to incubated companies. 

A survey conducted in 2007 on technology incubators in Maryland found that they increased 

employment by over 14,000 new employees, gross state product by over $1 billion, and local tax 

revenues by over $100 million.16 Focusing specifically on technology companies for incubation 

provides numerous benefits to the local economy, especially higher salaries (the study of Maryland 

incubators found that technology salaries were 60 percent higher than the average statewide 

wage). 

Streamlining the Regulatory Process 

The most important component for a land-use regulatory process to function successfully is that 

the process be predictable and consistent. Would-be developers and applicants entering into a 

town’s land-use process in order to build or renovate a residential or commercial building are 

almost always seeking to improve their property, which translates into higher tax value on that 

property. 

During the interviews, surveys, and workshops CERC conducted for this project, the regulatory 

process was frequently mentioned as a concern for future economic development initiatives; 

however, there were also positive comments about how the economic development and other 

Town staff have been increasingly helpful at walking applicants through the process. Fairfield has 

done meaningful work to determine its targeted industries and has deliberately decided in which 

areas of town they would like to see increased development. In order for those messages to 

translate into increased investment into Fairfield, potential developers and applicants need to 

know and understand those priorities and the process by which they can get a specific development 

proposal approved. More important than any incentive or other financial benefit, a predictable and 

consistent land use process is what will help Fairfield translate these proposals into real tax-paying 

                                                             
15 NBIA, “Principles and Best Practices of Successful Business Incubation,” 2015. 
http://www2.nbia.org/resource_library/best_practices/index.php. 
16 RTI International, 2007. Maryland Incubator Impact Analysis and Evaluation of Additional Incubator 
Capacity. 
http://msa.maryland.gov/megafile/msa/speccol/sc5300/sc5339/000113/013000/013400/unrestricted/2
0110217e-002.pdf. 
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projects that improve the town’s business community, as well as motivate residents and businesses 

to expand and renovate their properties. 

There are many ways to achieve these two critical characteristics of predictability and consistency.  

Due to the Town’s policy of elected (rather than appointed) land use Boards and Commissions, 

Fairfield cannot affect change in the actual Board and Commission members.  However, the 

municipality can enact some new policies and procedures that ensure that those elected officials 

conduct business in a way that is predictable and consistent.  Towns with appointed bodies are able 

to influence the makeup of certain Boards and Commissions. Unless and until that changes in 

Fairfield, the following practices are ones that the municipality can control and implement for an 

improved land use process that are conducive to economic growth. What follows below are 

recommendations for best practices concerning the regulatory environment, some of which the 

Town already does: 

Review the zoning regulations for inconsistencies or contradictions. Work with Fairfield’s 

leaders and decision-makers to determine whether the Town would like to, for example: 

 Increase density in certain locations,  

 Rezone certain parcels for mixed use or commercial use, 

 Revise a rule rather than continuing to grant exceptions through the Zoning Board of 

Appeals process, and 

 Create a process for fast-track permitting. 

It is useful to note that some of these decisions will get made and actions will be taken as part of the 

Town’s periodic updated to its POCD. 

Once these types of decisions have been made, Town leaders and staff should review all zoning 

regulations to determine whether the existing regulations support or hinder these preferences. If it 

is the latter, the specific regulations should be amended as needed. (CERC is one entity that can 

review and rewrite zoning regulations for municipalities throughout Connecticut.)  

Publish the process.  Review the actual process that an applicant takes from the moment he/she 

walks in the door with an idea to the moment that the certificate of occupancy is issued and the 

groundbreaking occurs. Write down each step in the process with the help of all relevant staff (to 

ensure that it is comprehensive and accurate) and then translate that process into a readable easy-

to-use document (with photos and flow charts) that applicants can pick up and/or download so 

they know exactly what to expect. Include timelines, meeting schedules and relevant costs 

throughout the process.  Publish this process so that it is transparent and ensure that it is regularly 

reviewed and amended as procedures change. 

Review the Board monthly schedule to potentially cut down on meetings that applicants 

must attend. Often Boards and Commissions don’t strategically stagger their meetings to make it 

easier on applicants. Review the monthly meeting schedule to determine which Board and 
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Commission meets which day (e.g., 3rd Wednesday) and then tweak it based on the order that an 

applicant needs to take to get through the entire regulatory process. For example: if an applicant is 

going to be required to attend Historic District Commission, Inlands/Wetlands, Zoning Board of 

Appeals, Conservation Commission and Design Review Board, all prior to Planning and Zoning 

Commission, ensure that those meetings happen regularly and on separate evenings – or preferably 

on the same evening at staggered times - so the applicant can get through the process efficiently 

and reach the final decision in a reasonable timeframe (e.g., 60 days from idea to approval). 

Encourage constant communication between the Boards and Commissions. To ensure 

everyone is on the same page re: applications, encourage the Chairs of the various land use Boards 

and Commissions to meet regularly (once a month) to review applications that are coming through 

the process and to share relevant information about the experience in certain Commissions. At the 

minimum, have a liaison from each Commission attend their assigned Commission and maintain 

good communication. (e.g. the liaison from Planning and Zoning would attend the Economic 

Development Commission meetings regularly to stay in contact, review upcoming applications and 

keep his/her Board in the loop about any unexpected delays or issues with an application as it 

winds through the process). 

Require the applicant to meet with relevant staff first. Hold the hand of the applicant at the 

outset of an application – the applicant’s first stop should be to meet with a relevant staff member 

(e.g. the Town Planner) who can walk them through the process in detail and help them understand 

what he/she needs to collect and provide in order to have a successful application. This helps cut 

down on frivolous applications that the staff knows won’t be accepted by the Planning and Zoning 

Commission and allows staff to explain the regulations to the applicant, making suggestions that 

will indeed meet the Town regulations and have a better chance of success. 

Develop an ART process for staff and applicants. The land use staff within the Town should start 

a process known as Administrative Review Team (ART) whereby all of the relevant staff that has a 

role in a given application meets jointly with the applicant to provide feedback on necessary 

adjustments based on the Town’s regulations and ordinances after reviewing said application. The 

ART process provides a “one-stop shop” for the applicant to hear from all staff and reinforces the 

“consistency” value which results from all staff hearing the feedback from other staff. This cuts 

down, for example, on an applicant getting one answer from the fire marshal and an opposing 

answer from the building inspector. This also provides an opportunity for staff to ask questions of 

the applicant that will often serve to speed up the process. The ART process symbolically shows the 

applicant that the staff works together effectively and gives him/her confidence that the process is 

predictable and consistent. Fairfield does have a code compliance review process at the pre-

application stage. We recommend ensuring this process is efficient and comprehensive so the 

applicants’ experiences are in fact consistent. 

Ensure that Town staff are properly trained.  Reliable staff will generally know the answer to a 

question the applicant poses, and if not, will know where to get the answer and will follow up with 
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the applicant accordingly. Emphasize high-quality customer service in hiring, in performance 

management and invest in appropriate land use and customer service training for staff, especially 

those that cover the walk-in and phone traffic for applicants and would-be developers. The goal is 

that anyone who asks about the Town’s land use regulatory process always receives a consistent 

answer no matter the department or individual who answers. This shows the applicant that staff 

are knowledgeable, helpful and want them to have a good experience. Because this process cannot 

be 100% guaranteed however, do have staff in higher level decision-making positions that can 

interact effectively with an applicant who has a complicated circumstance or a complaint.  Many 

developers have shared that a good working relationship with Town staff and Commissions is the 

overriding decision factor for them investing in a second project in a town. In fact, it takes 

precedence over cheaper fees and incentives when a developer knows he/she will get through the 

process in a timely manner and in a reasonable fashion. The Town will benefit on future 

development because that applicant will return and/or tell colleagues in the industry about the 

Town’s great reputation. 

Lastly, maintain these practices over time. The ongoing maintenance of these practices is critical 

to the successful streamlining of a municipal regulatory process: 

 Emphasize ongoing communication among applicants, staff, and Board and Commission 

members, and 

 Clarify and provide touchpoints along the way for the applicant, reminding them of the 

process, the requirements, the schedule, the deliverables, and the costs. 

All of these consistent behaviors will help Fairfield realize success in their endeavor to streamline 

this regulatory process.  The number one complaint for any applicant is lack of communication or 

lack of clarity. No applicant ever said “there was too much communication and customer service 

during this process; therefore, I won’t develop here again.” 

The deliberate implementation of these best practices will result in a process that is noteworthy for 

being both effective (does the right thing) and efficient (does things right). Fairfield’s land use 

regulatory process will benefit immensely from implementing these best practices. 

Alternative Transportation Options 

Parking and congestion were repeatedly named as concerns during the interviews and the survey 

conducted for this project. Therefore, best practices that support alternatives to the use of private 

automobiles were also considered, with a focus on those that would be low-cost and that would 

appeal to both millennials and aging baby boomers. Two options that would likely be of specific use 

in Fairfield are increasing the reach of its bikeshare program and increasing the opportunity for 

car-sharing. 
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Bicycle Accessibility 

Fairfield’s established Bicycle and Pedestrian Committee is committed to goals reflecting a vision 

that encourages walking and biking to create community-wide benefits through institutional, 

planning, enforcement, education, and infrastructure actions.17 As Fairfield strives to establish safe 

and accessible networks of sidewalks, bike routes and paths, by building on its existing bike routes, 

the actual hardware of bikes should not be overlooked. Bikeshare systems create bike accessibility 

to non-bike owners or those whom cannot easily transport their bike from home to an ideal riding 

location. Moreover, bikeshare has a demonstrated effect on local transportation patterns. UC 

Berkley’s 2014 North American Bikesharing Survey reported bikesharing reduced respondents’ 

driving by large margins. In Montreal and Toronto 29% and 35% reported less driving, and 53% 

and 55% noted less driving in Minneapolis and Salt Lake City.18  

Fairfield already has a small bikeshare program, Fairfield Bikeshare, that was designed as a pilot 

program to assess the feasibility of an expanded offering. A private vendor administers the program 

and provide maintenance of the bicycles. While the program offers free bike rentals, it is only 

available at one site near the Fairfield train station and during specific hours of operation. These 

constraints limit the program’s accessibility. Expanding bikeshare in the Fairfield community is an 

affordable strategy to reduce congestion and increase health of residents, employees, and visitors.  

Bikeshare success is not limited to large cities. Seventy-five percent of municipalities with public 

bikeshare systems have populations fewer than 500k, and 40% are small municipalities under 

100k.19 For example, Carmel, Indiana, launched its bikeshare program in April 2015 with 16 bikes 

and 2 stations expanding to 86 bikes and 11 stations by April 2016. The overall goal of the program 

was to develop a system serving both recreational and transportation use.20 Additional successful 

bikeshare communities with similarities to Fairfield include Albany, NY, and Princeton, NJ. 

When towns implement a bikeshare system a mix of funding resources is considered including 

municipal, public, and private for initial investment, while user fees can recover some operating 

costs. Bikeshare should be viewed as public transit, and would thus be eligible for subsidies than 

buses and trains receive. DC’s Capital bikeshare’s original bikes and docking stations were funded 

by federal grants for local programs that mitigate congestion and improve air quality. Carmel’s 

program was funded by public and private sources.  

                                                             
17  Fairfield Bicycle & Pedestrian Plan Advisory Committee, 2013. Fairfield Bicycle & Pedestrian Master Plan. 
http://www.fairfieldct.org/filestorage/10736/12067/18736/20066/Fairfield_Bicycle_%26_Pedestrian_Plan
_BOS_Endorsed_6-19-13.pdf 
18  Julia Parzen. “Shared-Use Mobility,” 2015. 
http://sharedusemobilitycenter.org/wpcontent/uploads/2016/10/Reference-Guide-Editsweb-version-
10.24.2016.pdf  
19 Zagster Webinar, “Making Bike Share Work Outside of the Big City,” 2016. 
20 Ibid. 

http://www.fairfieldct.org/filestorage/10736/12067/18736/20066/Fairfield_Bicycle_%26_Pedestrian_Plan_BOS_Endorsed_6-19-13.pdf
http://www.fairfieldct.org/filestorage/10736/12067/18736/20066/Fairfield_Bicycle_%26_Pedestrian_Plan_BOS_Endorsed_6-19-13.pdf
http://sharedusemobilitycenter.org/wp-content/uploads/2016/10/Reference-Guide-Editsweb-version-10.24.2016.pdf
http://sharedusemobilitycenter.org/wp-content/uploads/2016/10/Reference-Guide-Editsweb-version-10.24.2016.pdf
http://sharedusemobilitycenter.org/wp-content/uploads/2016/10/Reference-Guide-Editsweb-version-10.24.2016.pdf
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In considering the expansion of the Town’s bikeshare program, Fairfield’s Bicycle and Pedestrian 

Committee is a key resource based on their expansive knowledge on the current state of Fairfield’s 

biking community. Following Committee buy-in is ridership. Marketing is used to make residents 

aware of the amenity, and promote a bike friendly community. Transforming awareness to 

ridership results from promotions catered towards target audiences such as first ride for free or 

student discounts at Fairfield University and Sacred Heart University to attract students. 

Addressing the transition from an ingrained car culture to a walking and bike-friendly culture is key 

to receptiveness. Bikeshare installation should be aesthetically pleasing consisting of lower profile 

bike hardware that melds into streetscapes. Local mechanics will be hired to oversee bikeshare on 

the ground and maintenance work, creating jobs. Bikeshare options include durable full-year bikes 

or light-weight seasonal bikes. Roll out of a pilot program is recommended to determine overall and 

seasonal ridership demand. After bikeshare is fully rolled-out data should be reviewed annually to 

determine fluctuations and changes in ridership demand and routes. Fairfield can mitigate risk with 

outsourcing planning, technology, operations and promotion to a full service provider. This leaves 

more time to be allocated to adopting policies and re-developing town to support alternative 

transportation.  

Car-Sharing 

Car-sharing is another popular alternative transportation option that can diminish congestion and 

pollution while still providing individual access to an automobile. Moreover, such services can take 

advantage of changing preferences for car ownership, especially among younger consumers such as 

those at the University of Fairfield and Sacred Heart University. While there is currently some car-

sharing available via Zipcar at the former university, that is the only site now available in Fairfield. 

(There are limited car-sharing options in nearby Bridgeport.)  

Expanding the opportunities car-sharing in Fairfield, especially at Sacred Heart but also throughout 

town, can benefit the town, especially with concerns about parking and congestion in specific 

communities. The Transportation Sustainability Research Center in conjunction with Zipcar 

conducted a North American Membership Survey that found availability of car sharing allowed 30% 

of students who lived on campus to leave their personal cars at home; overall reducing the total 

number of miles driven by 1 to 5%.21  

Certain low-cost policies have been successful in growing car-sharing in various communities: 

 Reserve public parking spaces for Zipcar vehicles in the downtown core and near the beach. 

 Encourage the universities to provide information on Zipcar at orientation, including the 

promotion of student membership deals, linking membership fees to student accounts, and 

                                                             
21 Andy Murdock. “Car sharing on campuses improved quality of life, takes cars off the road,” Zipcar’s North 
American Member Survey, 2016. http://phys.org/news/2016-09-car-campuses-quality-life-cars.html. 
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providing information on the financial incentives (i.e., car-sharing eliminates gas costs, 

parking permits, insurance, and risk of on campus car damage, maintenance, or repair). 

 Partner with Fairfield University’s environmental studies majors to endorse Zipcar as an 

environmentally friendly transportation alternative. 

Diminishing car ownership reduces congestion, but consequently contributes to concerns of 

decreasing town revenue collected on property tax. Focusing on an initiative to decrease students’ 

cars on the roads lessens the risk of losing property tax since many students live out-of-state or out-

of-town. Students whom are Fairfield or Connecticut residents are likely to leave their cars parked 

at home for winter-break and summer use, still generating tax revenues for the town and state. As 

with biking and walking in the Fairfield community car share will reduce vehicles on the road and is 

likely to be embraced as a compliment to car ownership instead of a replacement.  
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II. INDUSTRY ANALYSIS 

CERC conducted an industry analysis to identify which industries were growing or had the potential 

to grow in Fairfield given long-term and current economic trends and that would provide an above 

average economic return to the Town.22 Several of the identified industries would also be ideal for 

building on the emphases of the two local universities, especially Sacred Heart University’s film and 

digital media program, and the Town could provide guidance to the schools on potential avenues 

for expansion or partnership.  

Fairfield’s Business Profile 

Total employment in Fairfield has increased by at least 1% per year, even during the Great 

Recession, and recently has been above 3% annually (Figure 3). However, during the recession, 

Fairfield had an annual decrease in the number of businesses from both 2009 to 2010 and from 

2010 to 2011.23 After the recession, there was a rebound in the number of businesses, with almost 

3% growth from 2011 to 2012, although there has been slower annual growth since. 

Figure 3: Percent Change in Establishments and Employment in Fairfield, 2009-2015 

 

Source: CT Department of Labor; calculations by CERC. 

                                                             
22 “Industry” as used in this section refers to all sectors of the economy (as identified by NAICS codes), rather 
than a narrower definition referring only to manufacturing. 
23 Both the national and state economies also had decreases in the number of business establishments from 
2009 to 2010 and 2010 to 2011. 
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In 2015, the largest share of businesses in Fairfield was in Professional, Scientific, and Technical 

Services (15.8%), which also represented the second-largest share of employment at both the 

county (13.8%) and state levels (12.1%; Figure 4). The second-largest share of businesses was in 

Other Services (14.6%), which includes businesses such as those that repair equipment or 

machinery, nonprofits focused on grant making, religion, or advocacy, and household workers. This 

industrial category represented the largest share of businesses at both the county (15.4%) and 

state levels (13.5%). 
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Figure 4: Industry by Number of Establishments for Fairfield, Fairfield County, and Connecticut, 201524 

 

Source: CT Department of Labor; calculations by CERC.  

Key Industries for the Fairfield Region25 

To determine key industries in the Fairfield region, CERC analyzed both regional and national 

employment trends in order to identify which industries are growing, have a concentration in the 

                                                             
24 Because data was suppressed by the Department of Labor, this chart excludes employment from 
Agriculture, Forestry, Fishing and Hunting; Utilities; and Management of Companies and Enterprises. In 
addition, employment from unclassifiable/unknown industries, as identified by the Department of Labor, is 
also excluded. 
25 In this chapter, “region” refers to Fairfield County. 
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region (and, thus, a regional specialization or advantage), and provide higher wages. Specifically, 

the data was analyzed to answer the following questions: 

1. Did the industry have a high employment concentration (LQ) in 2015? 
2. Is the industry a current strength, an emerging strength, or a target for retention based on 

the number of jobs it historically supplied in the region? 
3. Does the addition of one new job in the industry create more indirect and induced jobs 

compared to the average effect of one new job for all industries? 
4. Does the addition of one new dollar in earnings in the industry create more indirect and 

induced earnings compared to the average effect of one new dollar of earnings for all 
industries? 

5. What is the average income in the industry relative to average state wages? 
6. Is the industry growing nationally at a greater rate than average national employment 

growth? 
7. Has the industry had an increase in growth in its national share of employment? 
8. Was the industry mentioned as a regional strength by local stakeholders? 

 
Each step to answer these questions is walked through briefly below, then the results of the 

analysis will be discussed. 

Employment Concentration. Employment concentration is one way of measuring the economic 

strength of a location, both because jobs often concentrate in an area due a competitive advantage 

(e.g., workers with a specific skill, available infrastructure) and because that concentration can be 

built on for additional job and business growth. Concentration is typically measured through the 

location quotient (LQ), which is calculated by dividing the regional employment in an industry as a 

proportion of national employment in that industry by total regional employment as a proportion 

of total national employment.26 

Thirty-three industries (as defined by 3-digit NAICS codes) in Fairfield County had LQs above 1.2 in 

2009, indicating they were relatively concentrated compared to employment at the national level. 

Table 1 shows the industries with the ten highest LQs in 2009, which shows that the most 

concentrated industry in Fairfield County was finance-related and that all but one of these 

industries had a decrease in concentration by 2015.27 In 2015, 26 industries had an LQ over 1.1, 

with NAICS 523 still the most concentrated. 

                                                             
26 Thus, an LQ of 1.0 indicates that the industry in a region represents the same share of total regional 
employment as the industry represents at the national level, while an LQ above 1.1 is typically considered 
evidence of a regional concentration (and, thus, specialization or advantage) in that industry. 
27 Appendix A provides a list of all industries with LQs over 1.1 in 2009 and 2015. 
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Table 1: Fairfield County Industries with Top Ten Location Quotients, 2009 

Industry LQ, 2009 LQ, 2015 
Securities, Commodity Contracts, and Other Financial Investments and 
Related Activities (NAICS 523) 

7.12 6.52 

Other Information Services (NAICS 519) 3.03 1.83 
Leather and Allied Product Manufacturing (NAICS 316) 2.99 2.21 
Nonstore Retailers (NAICS 454) 2.86 2.17 
Electrical Equipment, Appliance, and Component Manufacturing (NAICS 
335) 

2.82 2.14 

Water Transportation (NAICS 483) 2.61 1.09 
Transit and Ground Passenger Transportation (NAICS 485) 2.33 2.69 
Transportation Equipment Manufacturing (NAICS 336) 2.29 1.68 
Management of Companies and Enterprises (NAICS 551) 2.20 2.12 
Funds, Trusts, and Other Financial Vehicles (NAICS 525) 2.16 0.00 
 
Segmentation. The process of industry segmentation utilizes economic shift share analysis, which 

calculates which portion of a regional industry’s growth is due to a regional advantage rather than 

national trends, to classify industries into one of four categories: 

1. Current Strengths have been able to develop a regional presence and thrive, as 
demonstrated by a relative employment concentration in the regional economy and recent 
growth.  

2. Emerging Strengths have seen regional growth but there is not yet an employment 
concentration. 

3. Priority Retention Targets are industries that have done well in the past in the region but a 
recent loss of competitive share suggests the need for attention before further decline. 

4. Limited Prospects includes all other industries and have low employment and employment 
decline or a lack of concentration in the region. 
 

Through this process, 12 industries were identified as Current Strengths because they have high 

regional employment, a regional concentration, an increase in regional jobs, and a regional 

competitive advantage (Table 2). Another 13 industries are Emerging Strengths of the region, and 

10 would be classified as retention targets.  
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Table 2: Industry Segmentation Results for Fairfield County 

Industry Segmentation 
Wholesale Electronic Markets and Agents and Brokers (NAICS 425) Current Strength 
Furniture and Home Furnishings Stores (NAICS 442) Current Strength 
Food and Beverage Stores (NAICS 445) Current Strength 
Health and Personal Care Stores (NAICS 446) Current Strength 
Miscellaneous Store Retailers (NAICS 453) Current Strength 
Transit and Ground Passenger Transportation (NAICS 485) Current Strength 
Motion Picture and Sound Recording Industries (NAICS 512) Current Strength 
Telecommunications (NAICS 517) Current Strength 
Nursing and Residential Care Facilities (NAICS 623) Current Strength 
Amusement, Gambling, and Recreation Industries (NAICS 713) Current Strength 
Personal and Laundry Services (NAICS 812) Current Strength 
Private Households (NAICS 814) Current Strength 
Food Manufacturing (NAICS 311) Emerging Strength 
Printing and Related Support Activities (NAICS 323) Emerging Strength 
Plastics and Rubber Products Manufacturing (NAICS 326) Emerging Strength 
Building Material and Garden Equipment and Supplies Dealers 
(NAICS 444) 

Emerging Strength 

General Merchandise Stores (NAICS 452) Emerging Strength 
Rail Transportation (NAICS 482) Emerging Strength 
Truck Transportation (NAICS 484) Emerging Strength 
Couriers and Messengers (NAICS 492) Emerging Strength 
Real Estate (NAICS 531) Emerging Strength 
Performing Arts, Spectator Sports, and Related Industries (NAICS 
711) 

Emerging Strength 

Accommodation (NAICS 721) Emerging Strength 
Food Services and Drinking Places (NAICS 722) Emerging Strength 
State Government (NAICS 902) Emerging Strength 
Specialty Trade Contractors (NAICS 238) Priority Retention Target 
Merchant Wholesalers, Durable Goods (NAICS 423) Priority Retention Target 
Motor Vehicle and Parts Dealers (NAICS 441) Priority Retention Target 
Management of Companies and Enterprises (NAICS 551) Priority Retention Target 
Administrative and Support Services (NAICS 561) Priority Retention Target 
Waste Management and Remediation Services (NAICS 562) Priority Retention Target 
Educational Services (NAICS 611) Priority Retention Target 
Ambulatory Health Care Services (NAICS 621) Priority Retention Target 
Social Assistance (NAICS 624) Priority Retention Target 
Repair and Maintenance (NAICS 811) Priority Retention Target 

 
Regional Multipliers. Economic multipliers measure the additional direct, indirect, and induced 

effects of industrial jobs, income, or output changes in a region. For example, each new job in a 

general medical and surgical hospital in the state of Connecticut actually results in an additional 1.9 

jobs being created because of the need for other positions (potentially including other hospital 
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workers or local service non-health providers, such as restaurants or dry cleaners). Similarly, new 

industry sales or employee earnings also create additional sales or earnings in the wider economy. 

Quality of Local Jobs. In order to maintain Fairfield’s high quality of life, it is desirable to have a wide 

range of well-paying jobs, especially in light of Connecticut’s higher average wages and more highly 

skilled residents. Therefore, it is useful to compare average earnings in each industry to the state’s 

average wage to know which regional industries are producing higher paying jobs, which would 

both attract or retain those residents and also allow them to consume additional goods or services.  

National Trends. It is also useful to analyze national employment trends in order to understand 

larger economic changes that may affect the local Fairfield economy and which Fairfield could use 

to its advantage when growing the economy. Overall growth or decline of an industry will likely 

affect the Town, so incorporating it both the direction of the industries’ shares of national 

employment and if the industries’ national employment growth is outpacing that of the U.S. overall 

helps identify industries that Fairfield should target. 

Local Input. During the stakeholder interviews that were conducted as part of this project, several 

industries were named as areas of potential growth or a recent strength of the Town or region. 

These identified industries were also incorporated into the industry analysis as they represent the 

local, knowledgeable input on Fairfield’s economy. 

Key Industries. The process followed here identified 12 industries with that scored positively on at 

least six of the measures above (Table 3).28 These industries are, then, are regional strengths and 

best fits for potential growth in Fairfield. Both Wholesale Electronic Markets and Agents and 

Brokers (NAICS 425) and Motion Picture and Sound Recording Industries (NAICS 512) scored 

positively on each indicator in the industry analysis, which suggests these are key industries for the 

local economy. The U.S. Census Bureau defines these industries as: 

 “Industries in the Wholesale Electronic Markets and Agents and Brokers subsector arrange 
for the sale of goods owned by others, generally on a fee or commission basis. They act on 
behalf of the buyers and sellers of goods. This subsector contains agents and brokers as well 
as business to business electronic markets that facilitate wholesale trade.” 

 “Industries in the Motion Picture and Sound Recording Industries subsector group 
establishments involved in the production and distribution of motion pictures and sound 
recordings. While producers and distributors of motion pictures and sound recordings issue 
works for sale as traditional publishers do, the processes are sufficiently different to 
warrant placing establishments engaged in these activities in a separate subsector. 
Production is typically a complex process that involves several distinct types of 
establishments that are engaged in activities, such as contracting with performers, creating 
the film or sound content, and providing technical postproduction services. Film 

                                                             
28 Results of the analysis for each industry are available in Appendix C.  
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distribution is often to exhibitors, such as theaters and broadcasters, rather than through 
the wholesale and retail distribution chain.”29 
 

Table 3: Key Industries in the Fairfield Region30 

 Score 
Wholesale Electronic Markets and Agents and Brokers (NAICS 425) 8 
Motion Picture and Sound Recording Industries (NAICS 512) 8 
Management of Companies and Enterprises (NAICS 551) 7 
Beverage and Tobacco Product Manufacturing (NAICS 312) 6 
Machinery Manufacturing (NAICS 333) 6 
Transportation Equipment Manufacturing (NAICS 336) 6 
Nonstore Retailers (NAICS 454) 6 
Rail Transportation (NAICS 482) 6 
Telecommunications (NAICS 517) 6 
Other Information Services (NAICS 519) 6 
Securities, Commodity Contracts, and Other Financial Investments and Related 
Activities (NAICS 523) 

6 

Waste Management and Remediation Services (NAICS 562) 6 
 

These industries, especially Motion Picture and Sound Recording Industries, Telecommunications, 

and Other Information Services, can build directly on programs such as Sacred Heart’s University’s 

new emphasis on Digital Media. In addition, industries such as Rail Transportation could benefit 

from the Town’s three Metro-North stations by building up businesses to support or develop from 

those stations. Other industries, such as the Machinery or Transportation Equipment 

manufacturing, build on historical strengths in the region and offer relatively high-paying positions 

even for lower-skilled jobs. Supporting growth in all of these industries offers the potential for 

growth in Fairfield’s grand list both through new or expanding businesses as well as via likely 

increases in home prices due to increased wages. 

 

 

  

                                                             
29 These definitions, and descriptions of each industry in this analysis, are available from the U.S. Census 
Bureau. 
30 Appendix C includes the score for each three-digit industry on the various criteria. 

https://www.census.gov/cgi-bin/sssd/naics/naicsrch?chart=2012
https://www.census.gov/cgi-bin/sssd/naics/naicsrch?chart=2012


 

 

 

 
PAGE | 35                                                                                                                                                                     

 

APPENDIX A. KEY THEMES FROM STAKEHOLDERS 

The input of key Fairfield stakeholders was gathered through multiple methods: one-on-one 

interviews, a meeting with the Fairfield Chamber of Commerce board, and a consensus-building 

workshop. The methodology for each information-gathering tool is discussed below, along with the 

key themes that emerged from the discussions. 

Stakeholder Interviews 

Together with officials from the Town of Fairfield Economic Development, CERC identified key 

Fairfield stakeholders who would have valuable input on the Town’s current economic conditions 

and potential for development. In 2016, CERC CEO Bob Santy conducted one-on-one interviews 

with these local stakeholders: 

 John Angel, Angel Commercial, LLC 
 Cindi Bigelow, Paul Schenfeld ,Bigelow Tea 
 William Fitzpatrick, Attorney 
 Ken Kleban, Kleban Properties, LLC 
 John Petillo, Ph.D., Sacred Heart University 
 Robert Scinto, R.D. Scinto 
 William Raveis, William Raveis 
 Rev. Jeffrey von Arx and Kevin Lawlor, Fairfield University 

 
The discussions during these interviews were wide-ranging, but focused on the following 

questions: 

 What is the vision of the town? 
 What are the critical investments that need to be made for future economic success? 
 What barriers or assets exist for economic vitality? 
 How can actions be implemented for success? How should these actions be measured? 
 What are the town’s driving industries? Which industries are emerging? Are there any 

industries that are declining? 
 

Key Findings. A number of themes and recurring issues arose during the interviews that were 

centered on various topics. 

 Locations and industries for growth. Support for growth in tended toward the medical, 
office and retail sectors, with the feeling that industrial uses were less likely due to 
relatively high property values. Interviewees cited the dearth of available raw land and 
encouraged the pursuit of reuse or redevelopment opportunities. The Lumber Yard 
property was noted as one of the very few land parcels available. Reuse/redevelopment of 
the GE site was seen as important to maintaining the tax base; the potential for locating an 
incubator or other development as smaller spaces also was broached. The Exide property in 
Southport was also identified as a redevelopment goal. 
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 Land use. Revision of a liquor license rule and new permitting of sidewalk dining were cited 
as significant contributors to the development of downtown locations. Interviewees also 
offered multiple suggestions for other land use changes for the Town government to 
consider, including: increasing permitted density to allow more units per acre; rezoning 
residential parcels to encourage mixed use or commercial use; reforming the wetlands 
regulatory process; and revising the rule on restaurant parking rather than continuing to 
grant variances. One source of displeasure voiced during the interviews was with the 
functioning of the Planning and Zoning Commission and frustration with some of its recent 
decisions. Some interviewees felt that it would be preferable for commission members to be 
appointed rather than elected. In contrast, interviewees noted that both the Conservation 
Commission and the Zoning Board of Appeals worked well. 
 

 Transportation. Transit-oriented development was seen as a key to Fairfield’s future 
growth. Interviewees noted the benefits the Town derives from its three train stations 
offering service on the Metro-North commuter railroad but also suggested the additional 
opportunities those stations provided as well as the potential benefits from expanded train 
service to New York City and Stamford and connecting the Fairfield Metro-North station to 
Bridgeport via a pedestrian bridge. Other common themes were the need to improve traffic 
circulation, decrease congestion and encourage more pedestrian and bike friendly options 
for getting around town and especially to and from the universities. There was also support 
for a Master Plan process to traffic congestion and circulation 
 

 Anchor institutions. Interviewees both inside and outside the Town’s higher education 
institutions described good “town and gown” relationships and that both sides were keys to 
the partnership. Town amenities, including the beach, the vibrant downtown area, and 
Town public safety, were seen as important to student recruitment. It was suggested that 
future planning efforts should consider student access to downtown via walkways, 
bikeways and roadways, which would allow students to more easily access recreation and 
internships in Fairfield. There was also hope for additional student internship 
opportunities, especially in accounting and finance, in Fairfield in the future and a need for 
additional college housing. 
 

 Reputation. When asked about Fairfield’s competition, several cited Westport. It was noted 
that you “Shop in Westport but dine in Fairfield.” Others noted comparisons to New Canaan 
and Darien. It was pointed out that it actually takes less time taking the train to New York’s 
Grand Central Station from Fairfield than it does from New Canaan, even though New 
Canaan is geographically closer. 
 

Meeting with Chamber of Commerce Board 

Bob Santy also met with the Board of the Fairfield Chamber of Commerce during one of their 

regularly scheduled meetings. In addition, Bob Santy was the keynote speaker at the Fairfield 

Chamber of Commerce Annual Dinner where he shared some of the early results of the Business 

and Resident Survey. 
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Consensus-Building Workshop 

Building on research, the results of the survey of town residents and businesses and the results 

from the interview process, CERC staff conducted a consensus-building workshop for over 60 

stakeholders in July 2016. After a short presentation concerning Fairfield’s demographics and fiscal 

data and an overview of the results of the resident and business survey, the 60 participants broke 

into small groups to discuss data and questions related to one of five subjects based on the 

stakeholder interviews and the resident and business survey results. The five subject areas were 

taxes; traffic congestion and parking; anchor institutions; regulatory; and housing and quality of 

life.  Participants were provided with selected data points and survey results, as well as possible 

questions to guide their discussion. Summaries of the small group meetings provided by the 

facilitators and their key findings are provided below. 

1. Taxes 
a. Selected data points and survey results 

 Respondents identified taxes as a critical disadvantage (35%) or moderate 
disadvantage (51%) of Fairfield. Property taxes were most frequently specified as a 
concern in open-ended questions on the survey. 

 62% of business respondents indicated that tax abatements could assist with 
business growth, and another 31% supported plant and equipment tax credits as a 
town policy to support business growth. 

 Local taxes to support municipal operations (including education) in the current 
fiscal year resulted in $275,652,795 (or 92% of the total revenue and transfers into 
the General Fund). 

b. Discussion questions 
 Are the current tax rates in Fairfield reasonable for the services provided by the 

town? 
 Which taxes and fees are most problematic for Fairfield residents? For Fairfield 

businesses? 
 Do you think that the percentage of Fairfield’s grand list that is residential versus 

commercial or industrial is appropriate? If not, what is the ideal split and why? 
 If taxes (revenues) are reduced, how should Fairfield adjust its expenses to maintain 

a balanced budget? 
c.  Discussion summary: While there was consensus that Fairfield was not wasting its public 

funds, there was concern voiced about individual property taxes and keeping property 
taxes at a level that would not drive residents, especially seniors, who tend to be on 
fixed incomes, out of Town. Rather, the group suggested the goal should be for the Town 
to grow the commercial portion of the grand list, with a suggestion for tax incentives for 
“commercial/industrial hubs” (on Commerce Drive and at the General Electric site, 
especially) that might do so. This would counteract the need for cutting school 
expenditures or benefits for retirees, both of which are more politically difficult. 

 

2.  Traffic congestion and parking 
a. Selected data points and survey results 
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 Respondents were satisfied with the accessibility of Fairfield and its proximity to 
major highways, with 27% saying the town’s location was a critical advantage and 
another 51% saying it was a moderate advantage. 

 However, respondents also cited traffic as a critical disadvantage (22%) or 
moderate disadvantage (42%) in Fairfield. 

 Some survey respondents noted that traffic enforcement and lack of parking were 
areas for improvement. 

b. Discussion questions 
 Do you agree that traffic congestion may challenge Fairfield’s economic 

development? 
 Where and when are traffic conditions an issue?  
 What concrete steps would you recommend to ease problematic traffic conditions? 
 Do you agree that parking conditions need improvement? 
 Where and when are parking conditions an issue?  
 What concrete steps would you recommend to improve parking conditions? 

c. Discussion summary: There was concern that infill development in downtown would 
lead to more traffic, congestion, and parking issues. Pedestrian and bike friendly lanes 
would help but overall circulation routes should be examined, both for current 
development and in conjunction with any proposed growth. Route 1 corridor 
transportation issues should be studied. 

 

3. Local Universities as Anchor Institutions 
a. Selected data points and survey results 

 Respondents cited the two major universities in Fairfield as distinctive town assets. 
 National trends show that major universities can be effective catalysts for economic 

growth in their surrounding communities. 
 Some respondents noted the need to provide more retail opportunities that are 

attractive to students, the need for stronger “town/gown” partnerships, and the 
desirability of retaining the student cohorts post-graduation. 

b. Discussion questions 
 How can Fairfield capitalize on the presence of these anchor institutions?  
 What are some concrete ideas to accomplish this? 
 What steps could Fairfield take to make itself more attractive to potential or current 

college students?  
 What steps could Fairfield take to make itself more attractive to recent college 

graduates? 
c. Discussion summary: Issues discussed by this group ran the gamut from challenges for 

prospective university students to retaining the university graduates. Some of the 
discussion noted that there are not enough places for parents to stay when visiting 
campuses. Permitting bed and breakfasts in town would help resolve that concern; 
boutique hotels would also add to the number of hotel rooms available in town. The 
area south of the Fairfield University bookstore was identified as an ideal location. The 
challenge of moving students around in town was also noted, which was seen as an 
opportunity for Uber since there were perceived traffic and parking concerns and 
adding buses was not viewed favorably. A student survey might help to gauge what 
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improvements would be supported. As far as keeping graduates in the Fairfield area, it 
was felt that the issue is lack of sufficient affordable housing rather than lack of jobs. 

 

4. Regulatory 
a. Selected data points and survey results 

 Respondents generally expressed satisfaction with their dealings with town 
departments such as Town Plan & Zoning, Buildings, Town Clerk and First 
Selectman’s Office. 

 However, they also tended to disagree that the town’s land use regulations and 
enforcement are conducive to economic growth. 

 Some respondents noted that the commercial property permitting process should 
be streamlined. 

b. Discussion questions 
 What have your experiences been with Fairfield’s planning and zoning processes? 
 Have you worked with other towns’ or cities’ planning and zoning processes? Are 

there specific ways in which they are more or less effective or efficient than 
Fairfield? 

 What specific steps should Fairfield’s town government take to improve the 
planning and zoning processes?  

c.  Discussion summary: Participants felt that the Town Plan and Zoning Commission is not 
flexible, variances are too difficult to obtain, and that exceptions are occasionally made 
for people with connections but treatment should be more fair and equitable for all 
applicants. They also felt that the Conservation Commission has too much sway. Rather, 
the goal should be for applicants to be pleased with the process and consider Fairfield to 
be an easy place to open a business; to do so, there needs to be a stronger advocate for 
businesses and all departments should improve internal and external communication.  

 

5. Housing and Quality of Life 
a. Selected data points and survey results 

 Respondents cited Fairfield’s location as a critical advantage (27%) or a moderate 
advantage (51%). 

 Locations near the train station were identified as very or somewhat desirable for 
development (77%). 

 Respondents were mixed on the role of affordable housing in Fairfield, with some 
calling for more affordability or citing affordability as a concern, and others against 
the creation of more affordable housing in Fairfield.  

 47% of resident respondents have lived in Fairfield over 20 years, and many 
expressed the desire to remain in town as they age. There were several requests for 
more affordable senior housing options in Fairfield. 

b. Discussion questions 
 Do you think that the percentage of Fairfield’s grand list that is residential versus 

commercial or industrial is appropriate? If not, what is the ideal split and why? 
 Do you think that Fairfield has the right mix of housing options? If not, what should 

be added to the mix? 
 How should the town prioritize the types of development it will target? 
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 Should Fairfield support housing for specific targets, such as seniors, young 
workers? If so, how? 

 Do you see housing affordability as a problem in Fairfield? If so, what steps should 
the town government take to rectify the problem? 

c.  Discussion summary: There was disagreement about the demographic mix of Fairfield 
within this group, as some felt that permitting seniors to stay in their single family homes 
via tax relief was a worthy goal since it would limit the public school population, but 
others believed that young families with children spend more for local goods and 
services, thus stimulating the local economy. To help resolve housing issues, the group 
suggested that existing but underutilized commercial and industrial zones could be 
repurposed as residential areas, which would allow more housing both for young adults 
just starting out and for seniors who no longer need a large house but want to remain in 
Fairfield. There were also concerns voiced about the state’s fiscal and development 
difficulties and the effect on Fairfield. 
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APPENDIX B. RESULTS FROM SURVEY OF 
RESIDENTS AND BUSINESSES 

The online survey of residents and business 

representatives was open for responses from May 

17 to June 13, 2016. There were 250 responses, of 

which 18% were from residents who also 

represented businesses in town (Figure 5). Almost 

half of residents (47%) said they had lived in 

Fairfield for at least 20 years, while another 31% 

said they had lived there for 10-19 years. Forty-one 

percent of residents had 1 to 2 children in their 

home, and almost 90% had a bachelors or graduate 

degree. 

Quality of Life in Fairfield 

Both residents and business representatives were 

asked a series of questions about their overall 

impressions of Fairfield and quality of life in the 

town. One question asked respondents to identify a 

town in Connecticut or New York to which Fairfield 

is similar, with the most frequent responses being 

Westport (30 respondents), Darien (16 respondents), and West Hartford (14 respondents). In 

addition, 12 respondents said the town was unique or that there were no comparable communities. 

 

Figure 5: Breakdown of Survey Responses 
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Residents were asked to select the primary reason 

for why they chose to live in Fairfield, and the 

results are presented in Figure 6. Half of 

respondents said the primary reason was 

neighborhood characteristics, such as the 

community, the schools, or the ambience. Another 

14% said that family reasons caused them to locate 

in Fairfield, and 12% said it was proximity to work. 

Only 5% of respondents said that favorable cost of 

living was the reason for living in Fairfield. The 

“Other” reasons cited include that they moved to 

town when the taxes were low, that they liked the 

town’s beaches, or that they grew up in town.  

Many of these factors were also apparent in the 

responses to a question asking about various 

Quality of Life factors in town (Figure 7). Three-

quarters of respondents said the public schools 

were very important to quality of life, and another 

18% said they were somewhat important. Public safety was also highly ranked as a quality of life 

factor in town, with 72% saying it was very important and another 23% saying it was somewhat 

important. A majority of respondents also said that passenger rail access, quality of housing, cost of 

living, and a walkable downtown were very important for quality of life. 

Figure 6: Reason for Living in Fairfield 
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Respondents were also asked to select from various characteristics to identify for which 

characteristics the Town is known (Figure 8). The beaches were the most frequent answer, with 

86.1% of respondents selecting this characteristic, followed closely by the quality of the schools 

(85.2%), neighborhoods (76.7%), universities (73.3%), and dining (71.8%). Town events and 

public parks were the least frequently chosen by respondents. 

 

 

 

 

 

 

 

 

Figure 7: Importance of Quality of Life Factors 
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Figure 8: For What is Fairfield Known?

 
 

Business Climate in Fairfield 

Business respondents were asked a series of questions about the characteristics of their businesses 

and their perception of the business climate in Fairfield. Over half of respondents (54%) said they 

either agreed or strongly agreed that the business climate in Fairfield is good (Figure 9). There was 

also substantial support for the workforce available in Fairfield and for customer and freight access 

to businesses. The area with the most negative responses concerned town land use regulations and 

enforcement, for which less than a quarter responded positively. 
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Figure 9: Business Conditions in Fairfield 

 

A similar pattern can also be seen in the results from a question asking business representatives to 

identify if certain Fairfield characteristics were critical advantages or disadvantages for the Town 

(Figure 10). The Town’s critical advantages include its location, the Chamber of Commerce, and 

crime and security, each of which had at least 50% of respondents agreeing it was either a critical 

or a moderate advantage. Taxes were overwhelmingly chosen as a critical disadvantage, with over 

three-quarters identifying them as a critical or moderate disadvantage. Traffic also was identified 

by over 50% of respondents as a disadvantage. 
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Figure 10: Fairfield’s Critical Advantages and Disadvantages

 
 

Business respondents had mixed reactions to the availability of utility (Figure 11), 

telecommunications (Figure 12), and transportation (Figure 13) services in Fairfield. Over half of 

respondents agreed that natural gas interruptions are rare, repairs are prompt, and services are 

readily available as well as that public water service is adequate and public wastewater treatment 

is accessible. Notably, however, less than half of respondents felt that gas or electric rates for 

businesses are competitive. A similar pattern was seen with telecommunications, with services 

being available and adequate but rates not competitive. Finally, while respondents were generally 

positive about the access to the interstate from Fairfield, local roads seem to be a bigger concern. 
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Figure 11: Business Perceptions of Utility Services in Fairfield 
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Figure 12: Business Perceptions of Telecommunications Services in Fairfield

 
 

Figure 13: Business Perceptions of Transportation Services in Fairfield 
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Over half of respondents said that Fairfield officials are readily accessible (54%), while another 

43% said that, when they need assistance, they know whom to ask within the town government. As 

seen in Figure 14, however, respondents have had interactions with different town departments of 

varying quality. Respondents reported the most positive interactions with the Department of 

Community and Economic Development, of which 61% of those with an interaction labeled it 

“Excellent,” followed by Human Services. No department had more than 30% of respondents label 

their interactions “Poor,” and many departments had no reported poor interactions. 

Figure 14: Ratings of Respondents Who Had an Interaction with a Town Official in Past Year

 
 

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Excellent Good Average Fair Poor



 

 

 

 
PAGE | 50                                                                                                                                                                     

 

Respondents also thought the Town government 

should undertake economic development actions 

that could attract new businesses, specifically with 

regard to doing more overall, using financial 

incentives, and for downtown revitalization (Figure 

15). In addition, when asked about specific 

incentives the Town could offer, tax abatements 

received overwhelming support, with over 60% of 

respondents indicating their support. There was 

more limited support for the other options, 

including job creation credits and low interest 

loans. 

 

 

 
 

Figure 16: Support for Specific Economic Development 
Incentives

 

0%

10%

20%

30%

40%

50%

60%

70%

p
er

ce
n

t 
o

f 
re

sp
o

n
d

en
ts

 s
el

ec
ti

n
g

Figure 15: Support for Town Economic 
Development Policies 
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Vision for Economic Development in Fairfield 

Fairfield residents and members of the business community had a number of insightful comments 

on economic development in Fairfield. However, there was also some divergence with respect to 

where Town officials should devote their development efforts, with some saying Fairfield needs 

more affordable housing and others arguing against such housing; similarly, some called for more 

retail, including chain stores, and others did not support more banks or other types of retail.  

Below is a sampling of the comments received about the vision for Fairfield’s economic 

development: 

 “A great family town with the charm of New England with the cultural attractions of an 
urban environment ... We have a very unique town…” 
 

 “Improving the quality of the spaces without creating too much congestion.” 
 

 “Building on the presence of two prestigious universities, we should focus on retaining 
talent within the area, while shifting towards a technology drive[n] economy…” 
 

 “Leader in county of business, night life, cultural and educational resources” 
 

 “Need more commercial business to offset high residential taxes. Taxes are too high...” 
 

 “We need a vision to preserve what makes Fairfield a town and not a city. Mindless building 
for the sake of decreasing or controlling taxes is short sighted. … protect the vision for the 
WHOLE town.” 
 

 “Maintain growth!” 
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APPENDIX C. INDUSTRY ANALYSIS 

Location Quotients over 1.1 

Industry LQ, 2009 LQ, 2015 
Securities, Commodity Contracts, and Other Financial Investments 
and Related Activities (NAICS 523) 

7.12 6.52 

Other Information Services (NAICS 519) 3.03 1.83 
Leather and Allied Product Manufacturing (NAICS 316) 2.99 2.21 
Nonstore Retailers (NAICS 454) 2.86 2.17 
Electrical Equipment, Appliance, and Component Manufacturing 
(NAICS 335) 

2.82 2.14 

Water Transportation (NAICS 483) 2.61 1.09 
Transit and Ground Passenger Transportation (NAICS 485) 2.33 2.69 
Transportation Equipment Manufacturing (NAICS 336) 2.29 1.68 
Management of Companies and Enterprises (NAICS 551) 2.20 2.12 
Funds, Trusts, and Other Financial Vehicles (NAICS 525) 2.16 0.00 
Chemical Manufacturing (NAICS 325) 2.09 1.62 
Private Households (NAICS 814) 1.96 5.12 
Museums, Historical Sites, and Similar Institutions (NAICS 712) 1.64 1.51 
Publishing Industries (except Internet) (NAICS 511) 1.57 1.81 
Furniture and Home Furnishings Stores (NAICS 442) 1.57 1.64 
Machinery Manufacturing (NAICS 333) 1.52 1.21 
Amusement, Gambling, and Recreation Industries (NAICS 713) 1.52 1.82 
Clothing and Clothing Accessories Stores (NAICS 448) 1.47 1.40 
Motion Picture and Sound Recording Industries (NAICS 512) 1.39 2.26 
Social Assistance (NAICS 624) 1.39 1.34 
Personal and Laundry Services (NAICS 812) 1.38 1.58 
Credit Intermediation and Related Activities (NAICS 522) 1.38 1.34 
Waste Management and Remediation Services (NAICS 562) 1.35 1.33 
Insurance Carriers and Related Activities (NAICS 524) 1.31 1.02 
Nursing and Residential Care Facilities (NAICS 623) 1.31 1.35 
Miscellaneous Manufacturing (NAICS 339) 1.25 1.16 
Computer and Electronic Product Manufacturing (NAICS 334) 1.25 1.12 
Food and Beverage Stores (NAICS 445) 1.25 1.36 
Professional, Scientific, and Technical Services (NAICS 541) 1.24 1.11 
Educational Services (NAICS 611) 1.24 1.27 
Electronics and Appliance Stores (NAICS 443) 1.22 1.09 
Ambulatory Health Care Services (NAICS 621) 1.12 1.12 
Fishing, Hunting and Trapping (NAICS 114) 1.11 1.41 
Telecommunications (NAICS 517) 1.10 1.55 
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Results by Industry 

Industry Employment 
Concentration 

Segmentation Jobs 
Multiplier 

Earnings 
Multiplier 

High 
Wages 

National 
Growth 

National 
Share 

Local 
Input 

Wholesale Electronic Markets 
and Agents and Brokers (NAICS 
425) 

        

Motion Picture and Sound 
Recording Industries (NAICS 
512) 

        

Management of Companies and 
Enterprises (NAICS 551) 

        

Beverage and Tobacco Product 
Manufacturing (NAICS 312) 

        

Machinery Manufacturing (NAICS 
333) 

        

Transportation Equipment 
Manufacturing (NAICS 336) 

        

Nonstore Retailers (NAICS 454)         
Rail Transportation (NAICS 482)         
Telecommunications (NAICS 
517) 

        

Other Information Services 
(NAICS 519) 

        

Securities, Commodity Contracts, 
and Other Financial Investments 
and Related Activities (NAICS 
523) 

        

Waste Management and 
Remediation Services (NAICS 
562) 

        

Chemical Manufacturing (NAICS 
325) 
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Plastics and Rubber Products 
Manufacturing (NAICS 326) 

        

Publishing Industries (except 
Internet) (NAICS 511) 

        

Data Processing, Hosting, and 
Related Services (NAICS 518) 

        

Educational Services (NAICS 611)         
Amusement, Gambling, and 
Recreation Industries (NAICS 
713) 

        

Oil and Gas Extraction (NAICS 
211) 

        

Support Activities for Mining 
(NAICS 213) 

        

Leather and Allied Product 
Manufacturing (NAICS 316) 

        

Merchant Wholesalers, Durable 
Goods (NAICS 423) 

        

Food and Beverage Stores (NAICS 
445) 

        

Transit and Ground Passenger 
Transportation (NAICS 485) 

        

Pipeline Transportation (NAICS 
486) 

        

Support Activities for 
Transportation (NAICS 488) 

        

Broadcasting (except Internet) 
(NAICS 515) 

        

Credit Intermediation and 
Related Activities (NAICS 522) 

        

Real Estate (NAICS 531)         
Professional, Scientific, and 
Technical Services (NAICS 541) 
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Ambulatory Health Care Services 
(NAICS 621) 

        

Social Assistance (NAICS 624)         
Performing Arts, Spectator 
Sports, and Related Industries 
(NAICS 711) 

        

Museums, Historical Sites, and 
Similar Institutions (NAICS 712) 

        

Accommodation (NAICS 721)         
Personal and Laundry Services 
(NAICS 812) 

        

Utilities (NAICS 221)         
Food Manufacturing (NAICS 311)         
Petroleum and Coal Products 
Manufacturing (NAICS 324) 

        

Fabricated Metal Product 
Manufacturing (NAICS 332) 

        

Electrical Equipment, Appliance, 
and Component Manufacturing 
(NAICS 335) 

        

Merchant Wholesalers, 
Nondurable Goods (NAICS 424) 

        

Motor Vehicle and Parts Dealers 
(NAICS 441) 

        

Furniture and Home Furnishings 
Stores (NAICS 442) 

        

Health and Personal Care Stores 
(NAICS 446) 

        

Gasoline Stations (NAICS 447)         
Miscellaneous Store Retailers 
(NAICS 453) 

        

Water Transportation (NAICS 
483) 
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Truck Transportation (NAICS 
484) 

        

Postal Service (NAICS 491)         
Couriers and Messengers (NAICS 
492) 

        

Insurance Carriers and Related 
Activities (NAICS 524) 

        

Rental and Leasing Services 
(NAICS 532) 

        

Lessors of Nonfinancial 
Intangible Assets (except 
Copyrighted Works) (NAICS 533) 

        

Administrative and Support 
Services (NAICS 561) 

        

Food Services and Drinking 
Places (NAICS 722) 

        

Repair and Maintenance (NAICS 
811) 

        

State Government (NAICS 902)         
Animal Production and 
Aquaculture (NAICS 112) 

        

Support Activities for Agriculture 
and Forestry (NAICS 115) 

        

Mining (except Oil and Gas) 
(NAICS 212) 

        

Textile Mills (NAICS 313)         
Apparel Manufacturing (NAICS 
315) 

        

Wood Product Manufacturing 
(NAICS 321) 

        

Paper Manufacturing (NAICS 
322) 
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Primary Metal Manufacturing 
(NAICS 331) 

        

Computer and Electronic Product 
Manufacturing (NAICS 334) 

        

Building Material and Garden 
Equipment and Supplies Dealers 
(NAICS 444) 

        

Clothing and Clothing Accessories 
Stores (NAICS 448) 

        

General Merchandise Stores 
(NAICS 452) 

        

Air Transportation (NAICS 481)         
Scenic and Sightseeing 
Transportation (NAICS 487) 

        

Warehousing and Storage (NAICS 
493) 

        

Funds, Trusts, and Other 
Financial Vehicles (NAICS 525) 

        

Nursing and Residential Care 
Facilities (NAICS 623) 

        

Private Households (NAICS 814)         
Local Government (NAICS 903)         
Unclassified Industry (NAICS 
999) 

        

Fishing, Hunting and Trapping 
(NAICS 114) 

        

Heavy and Civil Engineering 
Construction (NAICS 237) 

        

Specialty Trade Contractors 
(NAICS 238) 

        

Printing and Related Support 
Activities (NAICS 323) 
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Nonmetallic Mineral Product 
Manufacturing (NAICS 327) 

        

Furniture and Related Product 
Manufacturing (NAICS 337) 

        

Miscellaneous Manufacturing 
(NAICS 339) 

        

Electronics and Appliance Stores 
(NAICS 443) 

        

Sporting Goods, Hobby, Musical 
Instrument, and Book Stores 
(NAICS 451) 

        

Crop Production (NAICS 111)         
Forestry and Logging (NAICS 
113) 

        

Construction of Buildings (NAICS 
236) 

        

Textile Product Mills (NAICS 314)         
Monetary Authorities-Central 
Bank (NAICS 521) 

        

Hospitals (NAICS 622)         
Religious, Grantmaking, Civic, 
Professional, and Similar 
Organizations (NAICS 813) 

        

Federal Government (NAICS 901)         
 


