
  

  

 

  

  

 
 

 
 

 

An Analysis 
OF 

Residential Market Potential 
 
 
 
 
 
 

Transit-Oriented Development 
Town of Fairfield, Fairfield County, Connecticut 

 
 

 
 
 

 
 

August, 2018 
 
 
 
 
 
 
 
 

Conducted by 
ZIMMERMAN/VOLK ASSOCIATES, INC. 

P.O. Box 4907 
Clinton, New Jersey 08809 

   
 
 

 
 



ZIMMERMAN/VOLK ASSOCIATES, INC. 
Post Office Box 4907 
Clinton, New Jersey 08809 
908 735-6336 
info@ZVA.cc • www.ZVA.cc 

Residential Market Analysis Across the Urban-to-Rural Transect 

 
 

  

 

 

 STUDY CONTENTS  

An Analysis of Residential Market Potential 1 

 Introduction  1 

 The Draw Areas  3 

 Average Annual Market Potential For Transit-Oriented Development in the  
 Town of Fairfield  4 

 Target Market Analysis  7   

 The Current Context  10 
 Multi-Family Rental Properties  10 
 Multi-Family and Single-Family Attached For-Sale Properties  12 

 Optimum Market Position  14 
 Multi-Family For-Rent Distribution By Rent Range  14 
 Multi-Family For-Sale Distribution By Price Range  15 
 Single-Family Attached For-Sale Distribution By Price Range  17 

 Optimum Market Position: Transit-Oriented Development in the   
 Town of Fairfield  19  

 Market Capture  22 

 Station Area Housing Types  25 

Supporting Tables  28 
 Table 1:  Average Annual Market Potential  
 Table 2:  Annual Market Potential By Lifestage And Housing Type  
 Table 3:  Summary Of Selected Multi-Family Rental Properties  
 Table 4:  Summary Of Selected For-Sale Multi-Family and Single-Family 
 Attached Properties 
 Table 5:  Target Groups For New Multi-Family For-Rent  
 Table 6:  Target Groups For New Multi-Family For-Sale  
 Table 7:  Target Groups For New Single-Family Attached For-Sale  
 Table 8:  Optimum Market Position 

Assumptions and Limitations  
Copyright  

o 



ZIMMERMAN/VOLK ASSOCIATES, INC. 
Post Office Box 4907 
Clinton, New Jersey 08809 
908 735-6336 
info@ZVA.cc • www.ZVA.cc 

Residential Market Analysis Across the Urban-to-Rural Transect 
 

 
  

  

 

AN ANALYSIS OF 
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Town of Fairfield, Fairfield County, Connecticut 
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INTRODUCTION  

The purpose of this study is to determine the market potential and optimum market position for 

newly-introduced housing units that could be developed within transit-oriented developments 

associated with the Downtown Fairfield and the Fairfield Metro station areas in the Town of 

Fairfield, Connecticut. The optimum market position has been derived from: the housing 

preferences, financial capacities, and lifestyle characteristics of the target households; each station 

area’s, as well as the Exide site’s location, visibility and physical attributes; the rental and for-sale 

housing market context in the Fairfield market area; and Zimmerman/Volk Associates’ extensive 

experience with urban development and redevelopment. 

The extent and characteristics of the potential market for new housing units to be developed within 

transit-oriented development associated with the Fairfield Downtown and Fairfield Metro stations 

were identified using Zimmerman/Volk Associates’ proprietary target market methodology. In 

contrast to conventional supply/demand analysis—which is derived from supply-side dynamics and 

baseline demographic projections—target market analysis establishes the market potential for new 

and existing housing based on the housing preferences and socio-economic characteristics of 

households in the relevant draw areas. 

The target market methodology is particularly effective in defining realistic housing potential for 

urban development and redevelopment because it encompasses not only basic demographic 

characteristics, such as income qualification and age, but also less-frequently analyzed attributes such 

as mobility rates, lifestage, lifestyle patterns, and household compatibility issues. 
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Based on the target market methodology, then, this study determined: 

• Where the potential renters and purchasers of new dwelling units to be built within 

transit-oriented developments located in the Downtown Fairfield and the Fairfield 

Metro station areas currently live (the draw areas); 

• How many households have the potential to move to new housing units within 

walking distance of the Fairfield Downtown and Metro stations (depth and breadth 

of the market); 

• What are their housing preferences in aggregate (rental or ownership, multi-family or 

single-family); 

• Who are they and what they are like (the target markets); 

• What are their current housing alternatives (the Fairfield area market context); 

• What are the rents and prices of new units that could be developed within the two 

station areas that correspond to target household financial capabilities (optimum 

market position); and 

• How quickly they will rent or purchase the new units (absorption forecasts). 
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THE DRAW AREAS  

The depth and breadth of the potential market for new housing units to be constructed within 

transit-oriented development in the Town of Fairfield have been determined through analysis of the 

housing and neighborhood preferences and financial capabilities of the draw area households, 

identified through Zimmerman/Volk Associates’ proprietary target market methodology. The 

methodology includes analysis of migration, mobility and geo-demographic characteristics of 

households currently living within defined draw areas. 

Based on analysis of migration and mobility data—obtained from the most recent taxpayer records 

compiled by the Internal Revenue Service and the most recent American Community Survey data—

the draw areas for new housing units to be constructed within transit-oriented developments at the 

two Fairfield train stations include the following: 

• The local draw area, covering households currently living within the Fairfield town limits; 

• The county draw area, covering households currently living elsewhere in Fairfield County; 

• A regional draw area, covering households with the potential to move to the Town of 

Fairfield from New Haven County, Connecticut, Westchester and New York Counties, New 

York; and 

• The national draw area, covering households with the potential to move to the Town of 

Fairfield from all other U.S. counties. 

As derived from migration, mobility and target market analysis, then, the draw area distribution of 

the potential market for new housing units in the Fairfield Downtown and Metro station areas is 

shown on the following table: 

Average Annual Market Potential by Draw Area 
Town of Fairfield, Fairfield County, Connecticut 

 Town of Fairfield (Local Draw Area): 7.2% 
 Balance of Fairfield County (County Draw Area): 52.0% 
 New Haven, CT, Westchester, NY, and 
 New York, NY Counties (Regional Draw Area): 14.6% 
 Balance of US (National Draw Area):   26.2% 

 Total: 100.0% 

SOURCE: Zimmerman/Volk Associates, Inc., 2018. 
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AVERAGE ANNUAL MARKET POTENTIAL FOR TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF 
FAIRFIELD  

An annual average of 2,905 households have the potential to move within or to the Town of 

Fairfield each year over the next five years. The target market methodology identifies those 

households that prefer living in downtowns, or walkable mixed-use neighborhoods, particularly with 

access to transit. 

After eliminating those segments of the potential market that have preferences for existing housing 

and including those households with incomes above $45,000 per year, the distribution of draw area 

market potential for new housing units within transit-oriented developments in the two Fairfield 

station areas is summarized as follows: 

Average Annual Market Potential by Draw Area 
TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 

Town of Fairfield, Fairfield County, Connecticut 

 Town of Fairfield (Local Draw Area): 9.8% 
 Balance of Fairfield County (County Draw Area): 48.4% 
 New Haven, CT, Westchester, NY, and 
 New York, NY Counties (Regional Draw Area): 19.5% 
 Balance of US (National Draw Area):   22.3% 

 Total: 100.0% 

SOURCE: Zimmerman/Volk Associates, Inc., 2018. 

Based on the target market analysis, then, an annual average of 1,280 younger singles and couples, 

empty nesters and retirees, and compact families with annual incomes at or above $45,000 represent 

the annual potential market for new housing units of every kind within the two station areas each 

year over the next five years (see Table 1 following the text). 

The combined tenure and housing type propensities of the 1,280 renter and owner households are 

outlined on the table following this page (see again Table 1 following the text): 
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Tenure/Housing Type Propensities 
Average Annual Market Potential for New Housing Units  

TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 
Town of Fairfield, Fairfield County, Connecticut 

 NUMBER OF PERCENT 
 HOUSING TYPE HOUSEHOLDS OF TOTAL 

 Multi-family for-rent  614 48.0% 
 (lofts/apartments, leaseholder) 

 Multi-family for-sale 113 8.8% 
 (lofts/apartments, condo/co-op ownership) 

 Single-family attached for-sale 174 13.6% 
 (townhouses/live-work, fee-simple/ 
 condominium ownership) 

 Single-family detached for-sale     379   29.6% 
 (houses, fee-simple ownership)  

 Total 1,280 100.0% 

SOURCE: Zimmerman/Volk Associates, Inc., 2018. 

Appropriate higher-density housing types that could be developed within the two Fairfield station 

areas include: 

• Rental lofts and apartments (multi-family for-rent); 

• For-sale lofts and apartments (multi-family for-sale); and 

• Townhouses, rowhouses, live-work or flex units (single-family attached for-sale). 

Excluding households with preferences for single-family detached units, then, an annual average 

market potential of 901 households currently living in the defined draw areas represent the pool of 

potential renters/buyers of new housing within the two station areas each year over the next five 

years (see again Table 1). 

Based on the tenure and housing preferences of those 901 target draw area households, the 

distribution of rental and for-sale multi-family and for-sale single-family attached housing types is 

shown on the table following this page: 
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Average Annual Market Potential For New Housing Units 
TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 

Town of Fairfield, Fairfield County, Connecticut 

 . . . . . . . . . HOUSEHOLDS . . . . . . . .  
 HOUSING TYPE NUMBER PERCENT 

 Multi-family for-rent 614 68.2% 
 (lofts/apartments, leaseholder) 

 Multi-family for-sale 113 12.5% 
 (lofts/apartments, condo/co-op ownership) 

 Single-family attached for-sale  174   19.3% 
 (townhouses/live-work, fee-simple/ 
 condominium ownership) 

 Total 901 100.0% 

SOURCE: Zimmerman/Volk Associates, Inc., 2018. 
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TARGET MARKET ANALYSIS  

American households have been changing dramatically over the past several years, in ways that 

should enhance the development of new housing units at the two Fairfield station areas. The 

significant transformation of American households (particularly the predominance of one- and two-

person households) over the past decade, combined with steadily increasing traffic congestion and 

fluctuating gasoline prices, has resulted in important changes in neighborhood and housing 

preferences, with major shifts from predominantly single-family detached houses in lower-density 

suburbs to higher-density apartments, townhouses, and detached houses in urban and mixed-use 

neighborhoods, particularly those served by transit. This fundamental transformation of American 

households is likely to continue for at least the next decade. 

This transformation has been driven by the convergence of the preferences of the two largest 

generations in the history of America: the Baby Boomers (currently estimated at 73.8 million), born 

between 1946 and 1964, and the estimated 88.7 million Millennials, who were born from 1977 to 

1996 and who, in 2010, surpassed the Boomers in population. The convergence of two generations 

of this size—simultaneously reaching a point when urban housing matches their lifestage—is 

unprecedented. 

In addition to their shared preference for urban living, the Boomers and Millennials are changing 

housing markets in multiple ways. In contrast to the traditional family (married couples with 

children) that comprised the typical post-war American household, Boomers and Millennials are 

households of predominantly singles and couples. As a result, the 21st Century home-buying market 

now contains more than 63 percent one- and two-person households, and the 37 percent of 

homebuyers that could be categorized as family households are equally likely to be non-traditional as 

traditional families. A major consequence of this evolution is that urban mixed-use development, 

particularly in close proximity to transit, is now the preference for many more households than when 

families and suburban single-use preferences dominated the housing market. 

Another significant shift is the Millennials’ strong propensity for renting rather than owning. This is 

due in part because of their relative youth—many do not have sufficient funds for a down payment 

and many others are burdened by student debt—and in part because the collapse of the housing 
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market that triggered the Great Recession made many of them skeptical about the value of owning 

versus renting. 

As determined by the target market analysis, and reflecting national trends, the annual potential 

market—represented by lifestage—for new housing units in transit-oriented developments associated 

with the Fairfield Downtown and Fairfield Metro stations is characterized by general household type 

as shown on the following table (see also Table 2 following the text): 

Residential Mix By Household and Unit Types 
TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 

Town of Fairfield, Fairfield County, Connecticut 

 PERCENT RENTAL FOR-SALE FOR-SALE 
 HOUSEHOLD TYPE OF TOTAL MULTI-FAM. MULTI-FAM. SF ATTACHED 

 Empty-Nesters & Retirees 26% 23% 30% 34% 

 Traditional & 
 Non-Traditional Families 8% 6% 5% 16% 

 Younger Singles & Couples   66%   71%   65%   50% 

 Total 100% 100% 100% 100% 

SOURCE: Zimmerman/Volk Associates, Inc., 2018. 

At 66 percent, younger singles and couples make up the largest share of the market for new housing 

in transit-oriented developments. This younger market includes a variety of white-collar 

professionals, young entrepreneurs, and knowledge workers—New Power Couples, The VIPs, 

Cosmopolitan Elite, and Fast-Track Professionals; artists and artisans—the New Bohemians; and recent 

college graduates just starting their work lives—Suburban Achievers, Suburban Strivers, Small-City 

Singles, and Twentysomethings. 

Just six percent of the younger singles and couples that represent the market for new housing units in 

the station areas would be moving from within Fairfield; over 47 percent would be moving from 

elsewhere in Fairfield County; another 22 percent from New Haven County, or Westchester or New 

York Counties, New York (the regional draw area); and approximately 25 percent would be moving 

from elsewhere in the United States, particularly other counties in New England and Mid-Atlantic 

states. 
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The next largest general market segment, at 26 percent of the annual potential market for new 

housing in transit-oriented developments, is comprised of older households (empty nesters and 

retirees). Most of these households have adult children who no longer live in the family home; many 

are enthusiastic participants in community life and most are still actively involved in well-paying 

careers in the banking, legal and financial professions. These target groups range from the very 

wealthy One Percenters, Old Money, and Small-Town Patriarchs, to the well-to-do Affluent Empty 

Nesters, Urban Establishment, Second-City Establishment, New Empty Nesters, and Pillars of the 

Community. They also include the upper-middle-income Mainstream Empty Nesters, Middle-

American Retirees, and Cosmopolitan Couples, as well as the middle-class Multi-Ethnic Empty Nesters, 

Blue-Collar Retirees, and Middle-Class Move-Downs. 

Just under 14 percent of the empty nesters and retirees would be moving from elsewhere within the 

Town of Fairfield; more than 47 percent would be moving from another location in Fairfield 

County; just over 19 percent are currently living in one of the counties of the regional draw area; 

and the remaining 19 percent would be moving from elsewhere in the U.S. 

Family-oriented households represent just eight percent of the market for new housing in transit-

oriented developments. Households with children are now increasingly diverse and in many urban 

areas are largely non-traditional families. Heads of these households have upper and upper-middle 

management jobs, or work in the financial and legal sectors. The most affluent households include 

Corporate Establishment and Nouveau Money; Button-Down Families, Unibox Transferees, Fiber-Optic 

Families, and Late-Nest Suburbanites are also high-income. Upper-middle and middle-income 

households include Uptown Families, Multi-Ethnic Families, and Multi-Cultural Families. 

Nearly 13.8 percent of the family households are already living in the Town of Fairfield, almost 59 

percent are currently living elsewhere in Fairfield County, over 10 percent would be moving from 

the regional draw area, and the remaining 17 percent would be moving from elsewhere in the U.S. 

APPENDIX THREE, TARGET MARKET DESCRIPTIONS, contains detailed descriptions of each of these target 

market groups and is provided in a separate document. The METHODOLOGY document describes how 

the target market groups for the station areas are determined. 
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THE CURRENT CONTEXT  

Summary supply-side information for the Town of Fairfield market area (covering multi-family 

rental properties and for-sale condominiums and townhouse units) is provided in tabular form 

following the text: Table 3, Summary of Selected Multi-Family Rental Properties, Fairfield County; 

and Table 4, Summary of Selected For-Sale Multi-Family and Single-Family Attached 

Developments, Town of Fairfield Market Area, Fairfield County. 

Walk Score, a number between 0 and 100 denoting the walkability of a specific address or 

neighborhood, has grown in importance as a value criterion. Walk Scores above 90 indicate a 

“Walker’s Paradise,” where daily errands do not require a car. Walk Scores between 70 and 90 are 

considered to be very walkable, where most errands can be accomplished on foot. Walk Scores below 

50 indicate that most or almost all errands require an automobile. 

The overall Walk Score for Downtown Fairfield is 90, on the edge between very walkable and 

Walker’s Paradise. The Trademark rental property within walking distance of the Fairfield Metro 

station has a Walk Score of 68, somewhat walkable. That is likely to change as new mixed-use 

development is constructed around the Fairfield Metro, where there are significant vacant parcels. 

For the 17 rental properties included in the survey, the Walk Scores range between 32 and 90 for the 

Bridgeport properties and 39 to 95 for the Norwalk rentals, with 10 of the properties included in the 

survey registering Walk Scores above 70. 

—Multi-Family Rental Properties— 

Table 3 provides detailed information on the 17 rental properties included in the survey and is 

summarized below. 

—Studios (nine properties)— 

• Rent for a studio starts at $781 per month at Fairchild Apartments, on Fairchild 

Avenue in Fairfield, and is as high as $2,005 per month at Trademark on Commerce 

Drive, also in Fairfield. 
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• Studios range in size from 501 square feet at Fairchild Apartments and Avalon 

Norwalk, on Belden Avenue in Norwalk, to 1,190 square feet at 19 Day Apartments, 

also in Norwalk. 

• The studio rent per square foot falls between $1.56 at Fairchild Apartments and 

$3.58 at Trademark. 

—One-Bedroom Units (14 properties)— 

• Rents for one-bedroom flats start at $1,195 per month at Ellsworth Apartments in 

Bridgeport up to $3,000 per month for a one-bedroom penthouse at The Waypointe 

on West Avenue in Norwalk. 

• One-bedroom flats range in size from 536 square feet at SONO Pearl in Norwalk to 

1,464 square feet for a one-bedroom loft at The Berkeley, also in Norwalk. 

• One-bedroom rents per square foot generally fall between $1.43 at The Waypointe 

to $3.91 at The Sheffield SoNo on North Water Street in Norwalk. 

—Two-Bedroom Units (16 properties)— 

• Two-bedroom units include two-bedroom flats with one bath (three properties) and 

two-bedroom flats with two baths (13 properties). Rents for two-bedroom/one-bath 

units start at $1,150 per month at Fairbridge Commons on Fremont Street in 

Bridgeport, to $3,100 per month at 19 Day Apartments. Rents for two-

bedroom/two-bath units range from $1,626 per month at The Waypointe to $5,550 

at the Ironworks SoNo on North Water Street in Norwalk 

• Two-bedroom flats range in size from 850 square feet for a two-bedroom/one-bath 

apartment at Fairbridge Commons, to 1,987 square feet for a two-bedroom/two-bath 

loft at Quincy Lofts on Orchard Street in Norwalk. 

• Two-bedroom rents per square foot for flats generally fall between $1.20 for a two-

bedroom/two-bath apartment at Executive House Apartments in Bridgeport and 

$3.82 for a two-bedroom/two-bath at Trademark. 
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—Three-Bedroom Units (two properties)— 

• Although both The Waypointe and Avalon Norwalk have three-bedroom 

apartments, none of those units were available at Avalon Norwalk at the time of the 

field survey. Rents for three-bedroom units at The Waypointe also include 

penthouses; all three-bedrooms at The Waypointe range in rent between $3,545 and 

$5,695 per month for units containing between 1,399 and 2,327 square feet of living 

space ($2.11 to $3.03 per square foot). 

The majority of the rental properties that provided the number of vacant units are at functional full 

occupancy (less than five percent vacancy rate). The more expensive properties have a significant 

number of amenities, including pools, sundecks, clubhouses, fitness centers, among many others. 

—Multi-Family and Single Family Attached For-Sale Properties— 

Table 4 provides detailed information on several new construction condominiums and townhouses 

on the market in June 2018. Financing challenges, from both the developer and consumer 

perspectives, following the housing collapse of the Great Recession, continue to have a depressing 

effect on higher-density for-sale product. 

In Fairfield, two 2,075-square-foot duplexes are on the market priced at $619,000 ($298 per square 

foot). The two units have three bedrooms and two-and-a-half baths, and are located on Hunyadi 

Avenue, with a Walk Score of just 28. Two new townhouses are on the market at Reef Haven, on 

Reef Road. One of the townhouses contains three bedrooms and two-and-a-half baths in 2,646 

square feet of living space and is priced at $850,000 ($321 per square foot). The other is a 3,225-

square-foot unit with four bedrooms and three-and-a-half baths priced at $900,000 ($279 per square 

foot). Reef Haven’s Walk Score is 57. Four three-bedroom/three-and-a-half bath townhouses are 

being marketed at Village at Southport. Asking prices for the 3,550-square-foot units range between 

$1,045,000 and $1,275,000 ($294 to $359 per square foot). Walk Score here is 38. 

Two properties have new units for sale in Bridgeport. Three units at the 39-unit Seaview Village are 

currently on the market with two priced at $209,900 and one at $239,900. The smaller townhouses 

contain 1,200 square feet; the larger townhouse has 1,420 square feet. All three have two bedrooms 
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and two-and-a-half baths. The Walk Score for Seaview Village is 68. Prices per square foot are $169 

for the larger unit, and $175 for the smaller ones. Two townhouses are for sale on Pond Street, 

priced at $259,000 for 2,480 square feet of living space ($104 per square foot) and containing three 

bedrooms and two-and-a-half baths. The location of these townhouses give it a Walk Score of 80, 

highest of all the new attached units that are for sale. 

Two attached units are listed for sale in Norwalk. The first, a duplex located on Adamson Avenue, is 

priced at $327,000 for three bedrooms and one-and-a-half baths in 1,312 square feet ($249 per 

square foot). The property has a low Walk Score of 28. The second unit, a townhouse located on 

Osborne Avenue, contains three bedrooms and two-and-a-half baths and is listed for $459,000. The 

unit contains approximately 1,800 square feet ($255 per square foot) and is rated very walkable, with 

a Walk Score of 74. 
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OPTIMUM MARKET POSITION  

As noted above under AVERAGE ANNUAL MARKET POTENTIAL FOR TRANSIT-ORIENTED DEVELOPMENT IN THE 

TOWN OF FAIRFIELD, the market-entry rents and price points for new housing units that could be 

developed within the Downtown Fairfield and the Fairfield Metro station areas are derived from the 

income and financial capabilities of those draw area target households with annual incomes above 

$45,000. 

—Multi-Family For-Rent Distribution by Rent Range— 

An annual average of 614 households with incomes at or above $45,000 per year represent the target 

markets for newly-constructed rental housing units within the Downtown Fairfield and the Fairfield 

Metro station areas (as shown on Table 5 following the text). Supportable rent ranges have been 

established at 25 percent of the annual gross incomes of the 614 annual households, yielding the 

distribution shown on the following table: 

New Multi-Family For-Rent 
Distribution by Rent Range 

TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 
Town of Fairfield, Fairfield County, Connecticut 

 MONTHLY HOUSEHOLDS 
 RENT RANGE PER YEAR PERCENTAGE 

 $1,000–$1,250 63 10.3% 
 $1,250–$1,500 82 13.4% 
 $1,500–$1,750 87 14.1% 
 $1,750–$2,000 84 13.6% 
 $2,000–$2,250 64 10.4% 
 $2,250–$2,500 52 8.5% 
 $2,500–$2,750 54 8.8% 
 $2,750–$3,000 54 8.8% 
 $3,000 and up   74   12.1% 

 Total: 614 100.0% 
SOURCE: Zimmerman/Volk Associates, Inc., 2018. 

• The largest group of target renters are younger singles and couples, at 71.5 percent of the 

market for new rental units within the Downtown Fairfield and the Fairfield Metro station 

areas. Nearly 24 percent have careers that provide them with the financial capacity to afford 

rents at or above $2,500 per month, primarily New Power Couples, New Bohemians, and The 

VIPs. Over 34 percent of younger singles and couples represent the market for units with 
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rents between $1,750 and $2,500 per month—Cosmopolitan Elite, Fast-Track Professionals, 

Suburban Achievers and the more affluent of Suburban Strivers. The majority, just under 42 

percent, would be able to support rents between $1,000 and $1,750 per month—primarily 

the Suburban Strivers, Small-City Singles, Hometown Sweethearts, and Twentysomethings. 

• Empty nesters and retirees represent just over 22 percent of the market for new rental units 

within the Downtown Fairfield and the Fairfield Metro station areas. Over 46 percent of the 

targeted empty nester and retiree market—The One Percenters, Old Money, Small-Town 

Patriarchs, Affluent Empty Nesters, and Urban Establishment—have the income and assets that 

enable them to support rents above $2,500 per month. Just under 29 percent of these 

households are able to support rents between $1,750 and $2,500 per month—Second City 

Establishment, New Empty Nesters, Pillars of the Community, Mainstream Empty Nesters, and 

Middle-American Retirees. The remaining 25 percent represent the market for new units with 

rents between $1,000 and $1,750 per month, the Cosmopolitan Couples, Multi-Ethnic Empty 

Nesters, Blue-Collar Retirees, and Middle-Class Move-Downs. 

• Traditional and non-traditional families make up over six percent of the market for new 

rental units within the Downtown Fairfield and the Fairfield Metro station areas. Just under 

36 percent of the family market can afford rents above $2,500 per month (Corporate 

Establishment, Nouveau Money, and Button-Down Families), and another 28.2 percent can 

support rents between $1,750 and $2,500 per month (Unibox Transferees and Fiber-Optic 

Families). The remaining 36 percent represent the market for new units with rents between 

$1,000 and $1,750 per month, predominantly Uptown Families, Multi-Ethnic Families, and 

Multi-Cultural Families. 

—Multi-Family For-Sale Distribution by Price Range— 

An annual average of 113 households with incomes above $45,000 per year represent the target 

markets for newly-constructed for-sale multi-family housing units within the Downtown Fairfield 

and the Fairfield Metro station areas (as shown on Table 6 following the text). Supportable price 

points have been determined by assuming a down payment of 10 percent, and a monthly mortgage 

payment, excluding taxes and utilities, that does not exceed 25 percent of annual gross income for 

each of the 113 households that represent the annual potential for-sale multi-family market, yielding 

the distribution on the table following this page: 
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New Multi-Family For-Sale 
Distribution by Price Range 

TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 
Town of Fairfield, Fairfield County, Connecticut 

 PRICE HOUSEHOLDS 
 RANGE PER YEAR PERCENTAGE 

 $200,000–$250,000 12 10.6% 
 $250,000–$300,000 16 14.3% 
 $300,000–$350,000 18 15.9% 
 $350,000–$400,000 21 18.6% 
 $400,000–$450,000 21 18.6% 
 $450,000–$500,000 12 10.6% 
 $500,000–$550,000 4 3.5% 
 $550,000–$600,000 4 3.5% 
 $600,000 and up     5     4.4% 

 Total: 113 100.0% 
SOURCE: Zimmerman/Volk Associates, Inc., 2018. 

• Younger singles and couples are the largest segment of the market for new multi-family for-

sale units (condominiums) within the Downtown Fairfield and the Fairfield Metro station 

areas, at nearly 65 percent of the market. Just over 55 percent of the younger households 

would be in the market for new condominiums with base prices between $350,000 and 

$500,000, including New Power Couples, New Bohemians, and The VIPs. The remaining 45 

percent of the younger singles and couples (primarily Fast-Track Professionals, Suburban 

Achievers, Small-City Singles, Suburban Strivers, and Twentysomethings) would be in the 

market for units priced between $200,000 and $350,000, with many clustered at price 

points between $250,000 and $350,000. 

• Empty nesters and retirees comprise just over 30 percent of the market for new 

condominiums within the Downtown Fairfield and the Fairfield Metro station areas. 

Approximately 35 percent of the older households, primarily the One Percenters, Old Money, 

Small-Town Patriarchs, and Affluent Empty Nesters, would be in the market for new 

condominiums with base prices above $500,000. Another 30 percent of the older households 

would be in the market for new units priced between $350,000 and $500,000, comprising 

the Urban Establishment and Second-City Establishment. The remaining 35 percent would be 

in the market for new units priced between $200,000 and $350,000 (Mainstream Empty 

Nesters, Middle-American Retirees, Cosmopolitan Couples, Multi-Ethnic Empty Nesters, Blue-

Collar Retirees, and Middle-Class Move-Downs). 
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• The remainder of the market, traditional and non-traditional families, comprises 

approximately five percent of the market for new for-sale condominiums within the 

Downtown Fairfield and the Fairfield Metro station areas. Two-thirds of these households 

would be in the market for new condominiums with base prices between $350,000 and 

$500,000. A plurality of 60 percent of the traditional and non-traditional families would be 

in the market for units priced between $350,000 and $500,000 (Unibox Transferees and 

Late-Nest Suburbanites). The remaining third of family households are evenly split between 

the market for units priced over $500,000 (Nouveau Money) and units priced between 

$200,000 and $350,000 (Uptown Families). 

—Single-Family Attached For-Sale Distribution by Price Range— 

An annual average of 174 households with incomes above $45,000 per year represent the target 

markets for newly-constructed single-family attached housing units (rowhouses/townhouses) within 

the Downtown Fairfield and the Fairfield Metro station areas (as shown on Table 7 following the text). 

As with the for-sale condominiums, supportable price points for the rowhouses and townhouses have 

been determined by assuming a down payment of 10 percent, and a monthly mortgage payment, 

excluding taxes and utilities, that does not exceed 25 percent of annual gross income for each of the 

174 households that represent the annual potential rowhouse/townhouse market, yielding the 

distribution shown on the following table: 

New Single-Family Attached For Sale 
Distribution by Price Range 

TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 
Town of Fairfield, Fairfield County, Connecticut 

 PRICE HOUSEHOLDS 
 RANGE PER YEAR PERCENTAGE 

 $200,000–$250,000 13 7.5% 
 $250,000–$300,000 25 14.4% 
 $300,000–$350,000 21 12.1% 
 $350,000–$400,000 23 13.2% 
 $400,000–$450,000 29 16.7% 
 $450,000–$500,000 11 6.3% 
 $500,000–$550,000 10 5.7% 
 $550,000–$600,000 18 10.3% 
 $600,000 and up   24   13.8% 

 Total: 174 100.0% 
SOURCE: Zimmerman/Volk Associates, Inc., 2018. 
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• The largest group of target buyers of new for-sale single-family attached units is again 

younger singles and couples at half the annual market potential. Slightly over nine percent of 

the younger singles and couples represent the potential market for rowhouses/townhouses 

with base prices above $500,000, primarily New Power Couples and New Bohemians. Over 47 

percent are able to purchase units priced between $350,000 and $500,000—primarily The 

VIPs and Cosmopolitan Elite. The remaining 43.7 percent would be able to support base 

prices between $200,000 and $350,000—the Fast-Track Professionals, Suburban Achievers, 

Suburban Strivers, Small-City Singles, and Twentysomethings. 

• Empty nesters and retirees represent 34.5 percent of the market for new 

rowhouses/townhouses within the Downtown Fairfield and the Fairfield Metro station areas. 

Over 43 percent of the targeted empty nesters and retirees market—One Percenters and Old 

Money—have the income and assets that enable them to purchase new 

rowhouses/townhouses with base prices above $500,000. Approximately 30 percent are able 

to purchase new units priced between $350,000 and $500,000—Small-Town Patriarchs, 

Affluent Empty Nesters, Urban Establishment, and Second City Establishment. The remaining 

26.7 percent represent the market for new rowhouses/townhouses with base prices between 

$200,000 and $350,000, including Mainstream Empty Nesters and Middle-American Retirees, 

among others. 

• Traditional and non-traditional families make up the remaining 15.5 percent of the market 

for new rowhouses/townhouses within the Downtown Fairfield and the Fairfield Metro 

station areas. More than two-thirds of the targeted traditional and non-traditional families 

market—Corporate Establishment, Nouveau Money, Button-Down Families, and Unibox 

Transferees—have the income and assets that enable them to purchase new 

rowhouses/townhouses with base prices above $500,000. Just under 15 percent of the family 

market can afford base prices of new rowhouses/townhouses between $350,000 and 

$500,000 (Late-Nest Suburbanites and more affluent Uptown Families); and another 18.5 

percent can support base prices between $200,000 and $350,000 (Multi-Ethnic Families and 

Multi-Cultural Families). 
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—OPTIMUM MARKET POSITION 
TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD— 

In addition to walking distance to transit, additional amenities contribute to the desirability of living 

in the Downtown Fairfield station area:  

• The numerous eateries, ranging from fast-food pizza parlors to white tablecloth 

restaurants located along or in close proximity to Fairfield’s Downtown on Post 

Road. 

• Walking distance to the Fairfield Public Library. 

• Easy access to Interstate 95, the high-traffic highway the runs the length of the East 

Coast. 

It must be noted that the Exide site under consideration for redevelopment, at approximately a mile 

from the Downtown Fairfield station, is not within walking distance to transit, and therefore only 

marginally related to the Downtown Fairfield station area. 

In addition to walking distance to transit and significant land available for development, additional 

amenities contribute to the desirability of living in the Fairfield Metro station area: 

• Proximity to and potential views of Ash Creek. 

• Close proximity to the Fairfield Cinema, the Whole Foods Market, Home Depot 

and the Kings Crossing Shopping Center, among other retailers. 

• Easy access to Interstate 95. 

As detailed in AVERAGE ANNUAL MARKET POTENTIAL FOR TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF 

FAIRFIELD, an average of 614 potential renter households, 113 potential condominium purchaser 

households, and 174 potential rowhouse/townhouse purchaser households comprise the annual 

potential market for new transit-oriented residential development in the Downtown Fairfield and 

the Fairfield Metro station areas each year over the next five years. The optimum market position has 

been established based on a variety of factors, including but not limited to: 

• The tenure and housing preferences, financial capabilities, and lifestages of the target 

households; 
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• The physical and locational characteristics of the Downtown Fairfield and the 

Fairfield Metro station areas, as well as the Exide redevelopment site; and 

• Current market area residential market dynamics. 

Based on these factors, the optimum market position for new higher-density rental and for-sale 

housing within the Downtown Fairfield and the Fairfield Metro station areas, and rental apartments 

on the Exide redevelopment site, is summarized on the following table (see also Table 8 following the 

text for greater detail): 

Optimum Market Position 
TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 

Town of Fairfield, Fairfield County, Connecticut 

DOWNTOWN FAIRFIELD STATION AREA 

  UNIT UNIT BASE 
 RENT/PRICE SIZE RENT/PRICE  
  HOUSING TYPE RANGE RANGE PER SQ. FT. 

MULTI-FAMILY FOR-RENT— 

  Apartments $1,500 to 550 to $2.55 to 
  {Exide site} $2,800/mo. 1,100 sf $2.73 

MULTI-FAMILY FOR-SALE— 

  Condominiums $375,000 to 950 to $378 to 
    $700,000 1,850 sf $395 

FAIRFIELD METRO STATION AREA 

  UNIT UNIT BASE 
 RENT/PRICE SIZE RENT/PRICE  
  HOUSING TYPE RANGE RANGE PER SQ. FT. 

MULTI-FAMILY FOR-RENT— 

  Lofts $1,050 to 350 to $2.75 to 
   $2,750/mo. 1,000 sf $3.00 

  Apartments $1,850 to 550 to $3.00 to 
   $3,300/mo. 1,100 sf $3.36 

MULTI-FAMILY FOR-SALE— 

  Condominiums $350,000 to 1,050 to $329 to 
    $575,000 1,750 sf $333 

SINGLE-FAMILY ATTACHED FOR-SALE— 

  Townhouses $425,000 to 1,250 to $325 to 
    $650,000 2,000 sf $340 

SOURCE: Zimmerman/Volk Associates, Inc., 2018. 
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Based on the unit types, sizes, and rents/prices outlined in the optimum market position, the 

weighted average rents and prices for each of the housing types are shown on the following table: 

Weighted Average Base Rents, Prices and Size Ranges 
TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 

Town of Fairfield, Fairfield County, Connecticut 

 DOWNTOWN FAIRFIELD STATION AREA 

    WEIGHTED AVERAGE 
 HOUSING WEIGHTED AVERAGE WEIGHTED AVERAGE BASE RENT/PRICES 
 TYPE BASE RENT/PRICES UNIT SIZE PER SQ. FT. 

 MULTI-FAMILY FOR-RENT    
 Apartments {Exide site} $2,088 per month 793 sf $2.63 psf 

 MULTI-FAMILY FOR-SALE    
 Condominiums $477,500 1,235 sf $387 psf 

 FAIRFIELD METRO STATION AREA 

    WEIGHTED AVERAGE 
 HOUSING WEIGHTED AVERAGE WEIGHTED AVERAGE BASE RENT/PRICES 
 TYPE BASE RENT/PRICES UNIT SIZE PER SQ. FT. 

 MULTI-FAMILY FOR-RENT    
 Lofts $1,625 per month 565 sf $2.88 psf 

 Apartments $2,498 per month 798 sf $3.13 psf 

 MULTI-FAMILY FOR-SALE    
 Condominiums $456,250 1,385 sf $329 psf 

SINGLE-FAMILY ATTACHED FOR-SALE    
 Townhouses $527,500 1,598 sf $330 psf 

SOURCE: Zimmerman/Volk Associates, Inc., 2018. 

The proposed rents and prices are in year 2018 dollars and are exclusive of location or floor 

premiums and consumer-added options or upgrades. Any other new rental apartments developed 

within the Downtown Fairfield station area, as long as they are within a half-mile walking distance 

of the station, would have rents comparable to those forecast for the Fairfield Metro station area. It is 

highly likely that, as the Fairfield Metro station area is built out and additional shopping, dining and 

entertainment options are within walking distance, rents and prices will increase from the 2018 

values. 
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—MARKET CAPTURE— 

Based on nearly 30 years’ experience employing the target market methodology in urban locations at 

every scale in 47 states, Zimmerman/Volk Associates has determined that new multi-family rental 

development within the Downtown Fairfield and the Fairfield Metro station areas and the Exide site 

should be able to achieve an annual capture of between 15 and 35 percent of the annual potential 

rental renter households each year over the next five years, assuming the production of well-located 

and appropriately-positioned new or renovated housing. 

Given current economic conditions, and the expectation of continued improvement for new for-sale 

housing, Zimmerman/Volk Associates has determined that a capture of between 20 percent and 25 

percent of the annual potential market for new condominiums and between 10 to 12 percent of the 

annual potential market for new townhouses could be achievable in the Downtown Fairfield and the 

Fairfield Metro station areas. 

Annual average absorption over the next five years within the Downtown Fairfield and the Fairfield 

Metro station areas, as well as the Exide site, is forecast as shown on the following table: 

Annual Capture Rates 
TRANSIT-ORIENTED DEVELOPMENT IN THE TOWN OF FAIRFIELD 

Town of Fairfield, Fairfield County, Connecticut 

 DOWNTOWN FAIRFIELD STATION AREA 

 NUMBER OF ANNUAL CAPTURE 
 HOUSING TYPE HOUSEHOLDS UNITS ABSORBED RATES 

 Multi-family for-rent 614 92 - 123 15 – 20% 
 (lofts/apartments, leaseholder on the Exide site) 

 Multi-family for-sale  113   23 - 28 20 – 25% 
 (lofts/apartments, condo/co-op ownership) 

 Total 727 115 - 151 units 
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FAIRFIELD METRO STATION AREA 

 NUMBER OF ANNUAL CAPTURE 
 HOUSING TYPE HOUSEHOLDS UNITS ABSORBED RATES 

 Multi-family for-rent 614 184 - 215 30 – 35% 
 (lofts/apartments, leaseholder) 

 Multi-family for-sale 113 23 - 28 20 – 25% 
 (lofts/apartments, condo/co-op ownership) 

 Single-family attached for-sale  174 17 - 21  10 – 12% 
 (rowhouses/townhouses, fee-simple/ 
 condominium ownership) 

 Total 901 224 - 264 units 

SOURCE: Zimmerman/Volk Associates, Inc., 2018. 

The difference between the rental capture rates in the Downtown Fairfield station area and the 

Fairfield Metro station area is due to the location of available developable properties. The Exide 

property’s location is a mile from the Downtown Fairfield station, putting it considerably outside 

what is considered to be walkable to transit. It is also located on the far western edge of the 

downtown, limiting its walkability to downtown amenities. 

Based on the 15 to 35 percent capture of the annual potential market for new rental housing, the 20 

to 25 percent capture of the annual potential market for new for-sale condominiums, and the 10 to 

12 percent capture of the annual potential market for new townhouses, the Downtown Fairfield 

station area should be able to absorb between 115 and 151 new rental and for-sale housing units per 

year each year over the next five years and the Fairfield Metro station area should be able to absorb 

between 224 and 264 new rental and for-sale housing units per year each year over the next five year, 

for a combined total of 339 to 415 units per year if all housing types were to be introduced 

concurrently. 

Over five years, these absorption forecasts/capture rates support the construction and absorption of 

between 1,695 and 2,075 new dwelling units within the Downtown Fairfield and Fairfield Metro 

station areas. New housing units, configured according to target market preferences, can not only 

attract new households to the Town of Fairfield, but can also provide additional appropriate 

alternatives to households living in the Town that, due to a change in household or economic status, 

might otherwise have moved out. 
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The capture rates of the annual potential market used here fall within the target market 

methodology’s parameters of feasibility. 

NOTE: The target market capture rates of the potential purchaser or renter pool are a unique 

and highly-refined measure of feasibility. Target market capture rates are not 

equivalent to—and should not be confused with—penetration rates or traffic 

conversion rates. 

The target market capture rate is derived by dividing the annual 

forecast absorption—in aggregate and by housing type—by the number of 

households that have the potential to purchase or rent new housing within a 

specified area in a given year. 

The penetration rate is derived by dividing the total number of dwelling 

units planned for a property by the total number of draw area households, 

sometimes qualified by income. 

The traffic conversion rate is derived by dividing the total number of 

buyers or renters by the total number of prospects that have visited a site. 

Because the prospective market for a property is more precisely defined using the residential target 

market methodology, a substantially smaller number of households are qualified; as a result, target 

market capture rates are higher than the more grossly-derived penetration rates. The resulting higher 

capture rates remain within the range of feasibility. 
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STATION AREA HOUSING TYPES  

Building and unit types most appropriate for transit-oriented locations include: 

• Courtyard Apartment Building:  In new construction, an urban, pedestrian-oriented 

equivalent to conventional garden apartments. An urban courtyard building is three or more 

stories, often combined with non-residential uses on the ground floor. The building should 

be built to the sidewalk edge and, to provide privacy and a sense of security, the first floor 

should be elevated significantly above the sidewalk. Parking is either below grade, at grade 

behind or interior to the building, or in an integral structure. 

The building’s apartments can be leased, as in a conventional income property, or sold to 

individual buyers, under condominium or cooperative ownership, in which the owner pays a 

monthly maintenance fee in addition to the purchase price. 

• Loft Apartment Building:  Either adaptive re-use of older warehouse or manufacturing 

buildings or a new-construction building type inspired by those buildings. The new-

construction version is usually elevator-served with double-loaded corridors. 

Lofts:  Unit interiors typically have high ceilings, are fully finished and partitioned into 

individual rooms. Units may also contain architectural elements reminiscent of “hard lofts,” 

such as exposed ceiling beams and ductwork, concrete floors and industrial finishes, 

particularly if the building is an adaptive re-use of an existing industrial structure. 

The building’s loft apartments can be leased, as in a conventional income property, or sold to 

individual buyers, under condominium or cooperative ownership, in which the owner pays a 

monthly maintenance fee in addition to the purchase price. (Loft apartments can also be 

incorporated into multifamily buildings along with conventionally-finished apartment 

units.) 

• Liner Building:  An apartment building with apartments and/or lofts lining two to four sides 

of a multi-story parking structure. Units are typically served from a single-loaded corridor 

that often includes access to parking. Ground floors typically include a traditional apartment 
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lobby and can also include maisonette apartments (see below), retail or some combination of 

the two. 

• Podium Building:  A small-scale apartment building construction type with two or more 

stories of stick-frame residential units (lofts or apartments) built over a single level of above-

grade structured parking, usually constructed with reinforced concrete. With a well-

conceived street pattern, a podium building can include ground-level non-residential uses 

lining one or more sides of the parking deck. 

• Rowhouse/townhouse:  Similar in form to a conventional suburban townhouse except that 

the garage—either attached or detached—is located to the rear of the unit and accessed from 

an alley or auto court. Unlike conventional townhouses, urban rowhouses/townhouses 

conform to the pattern of streets, typically with shallow front-yard setbacks. To provide 

privacy and a sense of security, the first floor should be elevated significantly above the 

sidewalk. The rowhouse, as distinct from the townhouse, typically has a uniform front façade 

and cornice height. 

• Live-work is a unit or building type that accommodates non-residential uses in addition to, 

or combined with living quarters. The typical live-work unit is a building, either attached or 

detached, with a principal dwelling unit that includes flexible space that can be used as office, 

retail, or studio space, or as an accessory dwelling unit. 

Regardless of the form they take, live-work units should be flexible in order to respond to 

economic, social and technological changes over time and to accommodate as wide as 

possible a range of potential uses. The unit configuration must also be flexible in order to 

comply with the requirements of the Fair Housing Amendments Act and the Americans with 

Disabilities Act. 

True live-work units tend to be most successful within an already established neighborhood 

or urban center. In most of the live-work projects for which information is available, the 

units are likely to be purchased by households for use as dwelling units only, or purchased by 

investors. A resident investor can lease the flex space for residential, retail or office use; a non-
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resident investor can lease both the main residential space or the flex space. Since experience 

shows that it is uncommon for retail operators to live above the store, live-work units must 

comply with local codes permitting the legal separation of uses in order to maintain investor 

flexibility. 

• Maisonette Apartment: An apartment that is integral to a multifamily apartment building, 

but that includes a private, individual entrance at street level. When sited with shallow 

setbacks, the entrance to the apartment on the first floor is elevated above sidewalk level to 

provide privacy and a sense of security. 

o 



Table 1

Average Annual Market Potential
Annual Average Number Of Draw Area Households With The Potential

To Move To Transit-Oriented Development Each Year Over The Next Five Years
Households In Groups With Median Incomes Above $45,000

Transit-Oriented Development
Town of Fairfield, Fairfield County, Connecticut

Town of Fairfield, Fairfield County, 
Regional Draw Area, and Balance of the United States

Draw Areas

Annual Target Market Households
With The Potential To Rent/Purchase In the

Town of Fairfield, Fairfield County, Connecticut 2,905

Annual Target Market Households
With The Potential To Rent/Purchase In

Transit-Oriented Development 901

Average Annual Market Potential
Multi- Single-

 . . . . . . Family . . . . . . . . . . . . . . . . Family . . . . . . . . .

For-Rent For-Sale . . Attached . .  . . . Detached . . . Total

Total Households: 614 113 174 379 1,280
{Mix Distribution}: 48.0% 8.8% 13.6% 29.6% 100.0%

TOD Average Annual Market Potential
(Excluding Single-Family Detached)

Multi- Single- 
 . . . . . . Family . . . . . .  . . Family . . 

For-Rent For-Sale Attached Total

Total Households: 614 113 174 901
{Mix Distribution}: 68.2% 12.5% 19.3% 100.0%

NOTE: Reference Appendix One, Tables 1 Through 11.

SOURCE: Claritas, Inc.;
Zimmerman/Volk Associates, Inc.



Table 2

Annual Market Potential By Lifestage And Housing Type
Annual Average Number Of Draw Area Households With The Potential

To Move To Transit-Oriented Development Each Year Over The Next Five Years
Households In Groups With Median Incomes Above $45,000

Transit-Oriented Development
Town of Fairfield, Fairfield County, Connecticut

Multi- Single- 
 . . . . . . Family . . . . . .  . . Family . . 

Total For-Rent For-Sale Attached
Number of

Households: 901 614 113 174

Empty Nesters
& Retirees 26% 23% 30% 34%

Traditional &
Non-Traditional Families 8% 6% 5% 16%

Younger
Singles & Couples 66% 71% 65% 50%

100% 100% 100% 100%

SOURCE: Claritas, Inc.;
Zimmerman/Volk Associates, Inc.
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Table 3

Summary Of Selected Multi-Family Rental Properties
Fairfield County, Connecticut

July, 2018

Number Unit Reported Reported Rent per
Property  (Date Opened) of Units Type Base Rent Unit Size Sq. Ft. Additional Information
Address

….Town of Fairfield….
Fairchild Apartments 54 . . . . . Apartments . . . . . 98% occupancy
(2014) Studio/1ba $781 501 $1.56 Controlled access,
130 Fairchild Avenue fitness center and 
54 Walk score pet friendly.

Trademark 101 . . . . . Apartments . . . . . In lease-up.
(2017) Studio/1ba $2,005 560 $3.58 Pool, sundeck,
665 Commerce Drive 1br/1ba $1,975 to 689 to $2.87 to clubhouse, grills,
68 Walk score $3,010 932 $3.23 fitness center,

1br/1.5ba $2,795 to 962 $2.91 to sundeck, bocce ball,
$3,030 $3.15 shuffleboard,

2br/2ba $3,135 to 985 to $3.18 to firepit, lounge
$3,960 1,038 $3.82 and pet care.

….City of Bridgeport….
Executive House Apartments 131 . . . . . Apartments . . . . . 
(1969:2018) Studio/1ba $995 563 $1.77 Doorman,
3900 Park Avenue 1br/1ba $1,275 870 $1.47 laundry facilities
32 Walk score 2br/2ba $1,650 1,370 $1.20 and central A/C.

Cypress Apartments 60 . . . . . Apartments . . . . . 
(1978) Studio/1ba $1,095 to 600 $1.83 to Controlled access,
585 Ellsworth $1,125 $1.88 laundry facilities,
90 Walk score 1br/1ba $1,295 to 700 $1.85 to air conditioning

$1,325 $1.89 and pet friendly.
2br/1ba $1,495 to 950 $1.57 to

$1,525 $1.61

Fairbridge Commons . . . . . Apartments . . . . . 
70 Fremont Street 2br/1ba $1,150 850 to $1.28 to Laundry facilities,
79 Walk score 900 $1.35  gated community.

Ellsworth Apartments 66 . . . . . Apartments . . . . . 
(1974; 1999) 1br/1ba $1,195 to 675 $1.77 to Laundry facilities
575 Ellsworth Street $1,350 $2.00 and pet play area.
90 Walk score 2br/2ba n/a n/a n/a
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Table 3

Summary Of Selected Multi-Family Rental Properties
Fairfield County, Connecticut

July, 2018

Number Unit Reported Reported Rent per
Property  (Date Opened) of Units Type Base Rent Unit Size Sq. Ft. Additional Information
Address

….City of Norwalk….
The Waypointe 464 . . . . . Apartments . . . . . 96% occupancy
(2014) 1br/1ba $1,136 to 794 to $1.43 to Shuttle to train station,
515 West Avenue $3,150 1,120 $2.81 fitness center,
81 Walk score 2br/2ba $1,626 to 1,138 to $1.43 to game room,

$5,185 1,602 $3.24 grills, pool,
3br/2ba $3,545 to 1,399 to $2.53 to sundeck, lounge,

$5,695 1,877 $3.03 clubroom, 
. . . . .Penthouses . . . . . rooftop terraces

1br/1ba $2,320 to 1,060 to $2.19 to and pet friendly.
$3,800 1,295 $2.93

2br/2ba $2,305 to 1,423 to $1.62 to
$5,185 1,885 $2.75

3br/2ba $3,855 to 1,537 to $2.11 to
$4,900 2,327 $2.51

19 Day 57 . . . . . Apartments . . . . . 100% occupancy
(2017) Studio/1ba $1,500 to 607 to $1.76 to Rooftop deck,
19 Day Street $2,100 1,190 $2.47 fitness center,
85 Walk score 1br/1ba $1,750 to 726 to $2.41 to lounge, bar,

$2,100 766 $2.74 bikeshop,
1br/1ba $2,400 to 1,196 to $2.01 to gameroom and

$3,100 1,346 $2.30 doggie wash.

Ironworks SoNo 108 . . . . . Apartments . . . . . 
(2014) Studio/1ba $1,575 to 524 to $2.20 to Courtyard,
1 North Water Street $1,950 888 $3.01 fountain, bar,
95 Walk score 1br/1ba $1,875 to 705 to $2.66 to gym, fireplace,

$2,500 936 $2.67 ping pong table,
2br/2ba $2,500 to 1,097 to $2.28 to conference room

$5,550 1,574 $3.53 and rooftop.

Avalon Norwalk 311 . . . . . Apartments . . . . . 99% occupancy
(2011) Studio/1ba $1,665 to 501 to $2.49 to Pool, sundeck,
26 Belden Avenue $1,735 698 $3.32 fitness center,
87 Walk score 1br/1ba $1,950 to 709 to $1.74 to grill and picnic area,

$2,370 1,364 $2.75 clubhouse, lounge,
2br/2ba $2,275 to 1,067 to $1.66 to courtyard,

$2,530 1,526 $2.13 controlled access,
3br/2ba n/a 1,505 to n/a walking trails and

1,608 pet friendly.
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Table 3

Summary Of Selected Multi-Family Rental Properties
Fairfield County, Connecticut

July, 2018

Number Unit Reported Reported Rent per
Property  (Date Opened) of Units Type Base Rent Unit Size Sq. Ft. Additional Information
Address

….City of Norwalk (continued)….
Corset Factory 79 . . . . . Apartments . . . . . 
(1992) Studio/1ba $1,675 to 652 $2.57 to Fitness center
21 Ann Street $1,800 $2.76 and barbecue area.
88 Walk score 1 & 2 br n/a n/a n/a

One Glover 132 . . . . . Apartments . . . . . 97% occupancy
(2015) Studio/1ba $1,800 to 547 $3.29 to Fitness center, 
1 Glover Avenue $1,865 $3.41 courtyard,
39 Walk score 1br/1ba $1,850 to 637 to $2.37 to firepit, 

$2,085 880 $2.90 controlled access
2br/2ba $2,225 to 960 to $1.99 to and cat friendly.

$2,690 1,354 $2.32

SONO Pearl 66 . . . . . Apartments . . . . . 
(2016) 1br/1ba $1,825 to 536 to $2.74 to Rooftop terrace,
101 Washington Street $2,400 877 $3.40 great room
62 Walk score 2br/2ba n/a n/a n/a and zen garden.

The Berkeley 127 . . . . . Lofts . . . . . 93% occupancy
(2016) 1br/1ba $2,090 to 1,113 to $1.79 to Fitness center,
500 West Avenue $2,625 1,464 $1.88 gameroom,
81 Walk score 2br/2ba $3,600 to 1,745 to $1.98 to sundeck, grills,

$3,800 1,915 $2.06 picnic area,
. . . . . Apartments . . . . . controlled access,

1br/1ba $2,125 to 803 to $2.22 to shuttle to train,
$2,150 969 $2.65 clubhouse,

2br/2ba $2,675 to 1,132 to $2.10 to lounge, coffee bar
$2,780 1,321 $2.36 and pet friendly.

Quincy Lofts 69 . . . . . Lofts . . . . . 93% occupancy
(2017) 1br/1ba $2,575 1,388 $1.86 Fitness center,
30 Orchard Street 2br/2ba $3,825 1,827 to $1.93 to gameroom, sundeck,
63 Walk score 1,987 $2.09 concierge

. . . . . Apartments . . . . . and pet friendly.
1br/1ba $2,095 829 $2.53
2br/2ba $2,615 to 1,181 to $2.11 to

$2,720 1,289 $2.21
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Table 3

Summary Of Selected Multi-Family Rental Properties
Fairfield County, Connecticut

July, 2018

Number Unit Reported Reported Rent per
Property  (Date Opened) of Units Type Base Rent Unit Size Sq. Ft. Additional Information
Address

….City of Norwalk (continued)….
The Sheffield SoNo 136 . . . . . Apartments . . . . . 99% occupancy
(2007) 1br/1ba $2,650 677 to $2.66 to Pool, patio,
55 North Water Street 998 $3.91 fitness club,
85 Walk score 2br/2ba $3,200 1,042 to $2.63 to clubhouse, and

1,218 $3.07  smart lounge.

Norwalk Green Living 6 . . . . . Apartments . . . . . 83% occupancy
(2018) 2br/2ba $3,000 to 1,211 $2.48 to Courtyard,
85 East Avenue $3,200 $2.64 grill and picinic area,

and garden.
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Summary Of Selected For-Sale Multi-Family
And Single-Family Attached Developments

Town of Fairfield Market Area, Fairfield County, Connecticut
June, 2018

Base
Unit Base Price Unit Size Price  Per Total Walk

Development (Date Opened) Type Range Range Sq. Ft. Units Score
Developer/Builder/Address

…New Construction…

. . . . .  Town of Fairfield . . . . .

…Duplex…
308 Hunyadi Avenue 3br/2.5ba $619,000 2,075 $298 2 28
310 Hunyadi Avenue 3br/2.5ba $619,000 2,075 $298

Reef Haven (2018) …Townhouses… 2 57
529 Reef Road 3br/2.5ba $850,000 2,646 $321
531 Reef Road 4br/3.5ba $900,000 3,225 $279

Village at Southport (2017) …Townhouses… 16 38
502 Village at Southport 3br/3.5ba $1,045,000 3,550 $294
202 Village at Southport 3br/3.5ba $1,100,000 3,550 $310
301 Village at Southport 3br/3.5ba $1,195,000 3,550 $337
101 Village at Southport 3br/3.5ba $1,275,000 3,550 $359

. . . . .  City of Bridgeport . . . . .

Seaview Village (2017) …Condominiums… 39 68
830 Seaview Avenue Unit 3 2br/2.5ba $209,900 1,200 $175

Unit 2 2br/2.5ba $209,900 1,200 $175
Unit 5 2br/2.5ba $239,900 1,420 $169

Pond (2017) …Townhouses… 2 80
437 Pond Street 3br/2.5ba $259,000 2,480 $104
439 Pond Street 3br/2.5ba $259,000 2,480 $104

. . . . .  City of Norwalk . . . . .

East Channel Townhomes (2017) …Townhouses… 4 74
61 Osborne Avenue Unit A 3br/2.5ba $459,000 1,800 $255

Everest Duplexes (2017) …Townhouses… 4 28
10 Adamson Ave. Unit A 3br/1.5ba $327,000 1,312 $249
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Target Groups For New Multi-Family For-Rent
Transit-Oriented Development

Town of Fairfield, Fairfield County, Connecticut

Empty Nesters Number of
  & Retirees* Households Percent

The One Percenters 8 1.3%
Old Money 5 0.8%

Small-Town Patriarchs 11 1.8%
Affluent Empty Nesters 6 1.0%

Urban Establishment 30 4.9%
Second City Establishment 2 0.3%

New Empty Nesters 2 0.3%
Pillars of the Community 1 0.2%

Mainstream Empty Nesters 8 1.3%
Middle-American Retirees 8 1.3%

Cosmopolitan Couples 32 5.2%
Multi-Ethnic Empty Nesters 7 1.1%

Blue-Collar Retirees 12 2.0%
Middle-Class Move-Downs 4 0.7%

Subtotal: 136 22.1%

Traditional &
Non-Traditional Families†

Corporate Establishment 3 0.5%
Nouveau Money 3 0.5%

Button-Down Families 4 0.7%
Unibox Transferees 10 1.6%

Fiber-Optic Families 1 0.2%
Late-Nest Suburbanites 4 0.7%

Uptown Families 8 1.3%
Multi-Ethnic Families 4 0.7%

Multi-Cultural Families 2 0.3%

Subtotal: 39 6.4%

* Primarily one- and two-person households
† Primarily three- and four-person households.

SOURCE: Claritas, Inc.;
Zimmerman/Volk Associates, Inc.
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Target Groups For New Multi-Family For-Rent
Transit-Oriented Development

Town of Fairfield, Fairfield County, Connecticut

Younger Number of
Singles & Couples* Households Percent

New Power Couples 6 1.0%
New Bohemians 68 11.1%

The VIPs 110 17.9%
Cosmopolitan Elite 14 2.3%

Fast-Track Professionals 79 12.9%
Suburban Achievers 6 1.0%

Suburban Strivers 85 13.8%
Small-City Singles 16 2.6%

Hometown Sweethearts 2 0.3%
Twentysomethings 53 8.6%

Subtotal: 439 71.5%

Total Households: 614 100.0%

* Primarily one- and two-person households

SOURCE: Claritas, Inc.;
Zimmerman/Volk Associates, Inc.
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Target Groups For New Multi-Family For-Sale
Transit-Oriented Development

Town of Fairfield, Fairfield County, Connecticut

Empty Nesters Number of Share of
  & Retirees* Households Households

The One Percenters 1 0.9%
Old Money 4 3.5%

Small-Town Patriarchs 3 2.7%
Affluent Empty Nesters 1 0.9%

Urban Establishment 9 8.0%
Second City Establishment 1 0.9%

Mainstream Empty Nesters 2 1.8%
Middle-American Retirees 2 1.8%

Cosmopolitan Couples 5 4.4%
Multi-Ethnic Empty Nesters 1 0.9%

Blue-Collar Retirees 2 1.8%
Middle-Class Move-Downs 3 2.7%

Subtotal: 34 30.1%

Traditional &
Non-Traditional Families†

Nouveau Money 1 0.9%
Unibox Transferees 3 2.7%

Late-Nest Suburbanites 1 0.9%
Uptown Families 1 0.9%

Subtotal: 6 5.3%

Younger
Singles & Couples*

New Power Couples 2 1.8%
New Bohemians 13 11.5%

The VIPs 24 21.2%
Cosmopolitan Elite 6 5.3%

Fast-Track Professionals 9 8.0%
Suburban Achievers 1 0.9%

Small-City Singles 2 1.8%
Suburban Strivers 13 11.5%

Twentysomethings 3 2.7%

Subtotal: 73 64.6%

Total Households: 113 100.0%

* Primarily one- and two-person households
† Primarily three- and four-person households.

SOURCE: Claritas, Inc.;
Zimmerman/Volk Associates, Inc.
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Target Groups For New Single-Family Attached For-Sale
Transit-Oriented Development

Town of Fairfield, Fairfield County, Connecticut

Empty Nesters Number of Share of
  & Retirees* Households Households

The One Percenters 6 3.4%
Old Money 6 3.4%

Small-Town Patriarchs 10 5.7%
Affluent Empty Nesters 4 2.3%

Urban Establishment 4 2.3%
Second City Establishment 3 1.7%

Mainstream Empty Nesters 6 3.4%
Middle-American Retirees 5 2.9%

Cosmopolitan Couples 3 1.7%
Multi-Ethnic Empty Nesters 5 2.9%

Blue-Collar Retirees 5 2.9%
Middle-Class Move-Downs 3 1.7%

Subtotal: 60 34.5%

Traditional &
Non-Traditional Families†

Corporate Establishment 3 1.7%
Nouveau Money 3 1.7%

Button-Down Families 3 1.7%
Unibox Transferees 9 5.2%

Late-Nest Suburbanites 2 1.1%
Uptown Families 4 2.3%

Multi-Ethnic Families 2 1.1%
Multi-Cultural Families 1 0.6%

Subtotal: 27 15.5%

* Primarily one- and two-person households
† Primarily three- and four-person households.

SOURCE: Claritas, Inc.;
Zimmerman/Volk Associates, Inc.
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Target Groups For New Single-Family Attached For-Sale
Transit-Oriented Development

Town of Fairfield, Fairfield County, Connecticut

Younger Number of Share of
Singles & Couples* Households Households

New Power Couples 3 1.7%
New Bohemians 4 2.3%

The VIPs 32 18.4%
Cosmopolitan Elite 9 5.2%

Fast-Track Professionals 6 3.4%
Suburban Achievers 3 1.7%

Suburban Strivers 21 12.1%
Small-City Singles 6 3.4%

Twentysomethings 3 1.7%

Subtotal: 87 50.0%

Total Households: 174 100.0%

* Primarily one- and two-person households

SOURCE: Claritas, Inc.;
Zimmerman/Volk Associates, Inc.
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Optimum Market Position
The Downtown Fairfield Station Area

Town of Fairfield, Fairfield County, Connecticut
August, 2018

Base Base Annual
Percent of Unit Unit Rent/Price Unit Size Rent/Price Market

Households Housing Type Configuration Mix Range Range Per Sq. Ft. Capture
Number

84.5% Multi-Family For-Rent 92 to 123

614 Apartments Studio/1ba 25% $1,500 550 $2.73
1br/1ba 40% $2,000 750 $2.67

1br/1ba/office 15% $2,350 900 $2.61
2br/2ba 20% $2,800 1,100 $2.55

Weighted Average: $2,088 793 $2.63

15.5% Multi-Family For-Sale 23 to 28

113 Condominiums 1br/1.5ba/study 50% $375,000 950 $395
2br/2ba 30% $500,000 1,300 $385

2br/2.5ba/study 20% $700,000 1,850 $378

Weighted Average: $477,500 1,235 $387

100.0% 115 to 151
du per year

727 Target Households

NOTE: Base prices are in year 2018 dollars, do not include premiums, options or
upgrades, and apply to the first phase only.

SOURCE: Zimmerman/Volk Associates, Inc.
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Optimum Market Position
The Fairfield Metro Study Area
Town of Fairfield, Fairfield County, Connecticut

August, 2018

Base Base
Percent of Unit Unit Rent/Price Unit Size Rent/Price Annual

Units Housing Type Configuration Mix Range Range Per Sq. Ft. Market Capture
Number

68.1% Multi-Family For-Rent 184 to 215

614 Lofts Microloft/1ba 30% $1,050 350 $3.00 104 120
Studio loft/1ba 30% $1,450 500 $2.90

1br loft/1ba 30% $2,000 700 $2.86
2br loft/2ba 10% $2,750 1,000 $2.75

Weighted Average: $1,625 565 $2.88

Apartments Studio/1ba 30% $1,850 550 $3.36 80 95
1br/1ba 25% $2,350 750 $3.13

1br/1ba/office 20% $2,650 850 $3.12
2br/2ba 25% $3,300 1,100 $3.00

Weighted Average: $2,498 798 $3.13

12.5% Multi-Family For-Sale 23 to 28

113 Condominiums 1br/1.5ba/study 35% $350,000 1,050 $333
2br/2.5ba 40% $475,000 1,450 $328

2br/2.5ba/study 25% $575,000 1,750 $329

Weighted Average: $456,250 1,385 $329

19.3% Single-Family Attached For-Sale 17 to 21

174 Townhouses 2br/2.5ba 35% $425,000 1,250 $340
2br/2.5ba/study 35% $525,000 1,600 $328

3br/2.5ba 30% $650,000 2,000 $325

Weighted Average: $527,500 1,598 $330

100.0% 224 to 264
du per year

901 Target Households

NOTE: Base prices are in year 2018 dollars, and do not include floor premiums, options or upgrades.

SOURCE: Zimmerman/Volk Associates, Inc.
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ASSUMPTIONS AND LIMITATIONS— 

Every effort has been made to insure the accuracy of the data contained within this analysis.  

Demographic and economic estimates and projections have been obtained from government 

agencies at the national, state, and county levels. Market information has been obtained from 

sources presumed to be reliable, including developers, owners, and/or sales agents. However, this 

information cannot be warranted by Zimmerman/Volk Associates, Inc. While the proprietary 

residential target market methodology™ employed in this analysis allows for a margin of error in 

base data, it is assumed that the market data and government estimates and projections are 

substantially accurate. 

Absorption scenarios are based upon the assumption that a normal economic environment will 

prevail in a relatively steady state during development of the subject property. Absorption paces 

are likely to be slower during recessionary periods and faster during periods of recovery and high 

growth. Absorption scenarios are also predicated on the assumption that the product 

recommendations will be implemented generally as outlined in this report and that the developer 

will apply high-caliber design, construction, marketing, and management techniques to the 

development of the property. 

Recommendations are subject to compliance with all applicable regulations. Relevant 

accounting, tax, and legal matters should be substantiated by appropriate counsel. 
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RIGHTS AND STUDY OWNERSHIP— 

Zimmerman/Volk Associates, Inc. retains all rights, title and interest in the ZVA residential 

target market methodology™ and target market descriptions contained within this study. The 

specific findings of the analysis are the property of the client and can be distributed at the client’s 

discretion. 
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