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RETAIL MARKET ANALYSIS AND PROFILE 
CENTRAL AVENUE SPECIAL IMPROVEMENT DISTRICT 

 
 
Introduction  

JGSC Group was retained by the Central Avenue Special Improvement District (SID) to conduct a 
market and retail leakage study for the Central Avenue commercial corridor and surrounding areas.  

JGSC compiled and analyzed data from a variety of sources including esri, U.S. Census Bureau, 
Bureau of Labor Statistics, Consumer Expenditure Survey, Dun & Bradstreet, GfK MRI, and Market 
Planning Solutions. For the purposes of this study, data was compiled for the Central Avenue SID area 
as well as radii of 0.5-, 0.75-, 1.0-, 2.0- and 3.0-miles around the intersection of Central Avenue and 
Bowers Street. 

Among other things, the analyses looked at consumer supply and retail supply, nearby retail locations, 
vehicle traffic counts, demographics, population density, age groups, income levels, business and 
employment, and retail spending patterns. The following highlight our findings. 

Market Details 

Central Avenue is located in The Heights district of Jersey City, New Jersey. Central Avenue is the 
primary commercial corridor in The Heights and is flanked by residential neighborhoods on both sides. 
The SID, provides marketing and economic support for businesses within the district. The district 
extends for 14 blocks or about 0.75 miles along Central Avenue. 

The Heights sits in the northern section of Jersey City and Lower Manhattan, including Wall Street and 
the World Trade Center site sits just across the Hudson River. The 9th Street Station of the Bergen 
Light Rail sits about 4 blocks to the east of Central Avenue and provides a link to PATH trains in and 
out of Manhattan. Motor vehicle traffic can access Manhattan from both the Lincoln and Holland 
Tunnels. The Lincoln Tunnel sits about 1.5-miles north of the SID, while the Holland Tunnel is just 0.5-
miles to the south. 

The oldest special improvement district in Jersey City is the Central Avenue SID, which has proven to 
be an effective support mechanism for businesses in this commercial district since 1992. The district 
is located adjacent to downtown Hoboken to the east, and the Journal Square district of Jersey City, 
to the southwest, and together, the three areas have been the focus of intense interest in market-rate 
housing, and other new commercial development.   
 
Major redevelopment projects are underway In Hoboken and Journal Square. For example, KRE 
Group is building a project called “Journal Squared” that will create three new towers housing 1,840 
residential units, along with 36,000 square feet of retail and restaurant space. This will bring 
approximately 4,000 new residents into Journal Square, less than one-half mile from the Central 
Avenue SID. Kushner in partnership with KABR Group is developing a 56-story, 744-unit mixed-use 
tower at One Journal Square, in Jersey City’s Journal Square district. The building will include 
101,000 square feet of office space on seven floors, and 78,000 square feet of retail space. This will 
add another 1,500 residents to the area. In Hoboken, a plan to convert the old rail yards into 2.2 
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million square foot mixed-use (residential and office) project is in development, and Bijou Properties is 
currently building two residential towers (11 and 12 stories, respectively) there. 
 
All of this development on either side is stimulating interest in Central Avenue. A new redevelopment 
plan for the neighborhood drafted last fall will allow for 14-story mid-rise development for several 
blocks along Central Avenue, which will increase density in an area that has traditionally supported 2-3 
story development. One in-fill project currently under development in the Central Avenue SID is the 
redevelopment of 506-508 Central Avenue at the northern end of the district. The supermarket C-
Town operates a 5,000 sf grocery at this site, and the project proposes to overbuild three new stories 
of residential units (21 apartments), for an overall four-story building. KABR Group renovated a 12,000 
sf 3-story commercial building at 410 Central Avenue. 

Market overview 

JGSC examined demographic and economic data within the borders of the SID, as well as a 1-, 2-, 
and 3-mile radius from the intersection of Central Avenue and Bowers Street. The following sections 
highlight our findings. 

Demographics CASID 1-mile 2-miles 3-miles 

Population (2015) ........................ 9,000 ............... 105,600 ................ 245,100 ............... 516,700 

Pop. Growth (2015-2020) .......... 0.89% .................. 0.91% .................. 1.04% ................. 0.98% 

Households (2015) ...................... 3,400 ................. 43,200 ................ 101,600 ............... 235,400 

Households Density .................. 81,500 ................. 13,700 .................... 8,000 ................... 8,300 

Median Age (Total pop) ............ 34.2 yrs ................ 33.6 yrs ................ 33.6 yrs ............... 35.0 yrs 

Average household size ................. 2.65 ..................... 2.44 ...................... 2.37 ..................... 2.15 

Households with children .............. 36% ..................... 29% ..................... 27% .................... 22% 

Average household income ..... $65,000 ............... $91,600 ................ $93,500 ............. $109,500 

Median household income ...... $52,600 ............... $67,600 ................ $66,900 ............... $74,900 

From the analysis, we determined there is a dense and growing consumer base in the area with higher 
income levels. Consumers living within the SID tend to have comparatively lower income levels and 
are much more likely to have children in the household. 

We reviewed the online directory of businesses provided on the Central Avenue SID website, and 
determined that there are a total of 225 retail businesses in the district. Of these, 37 are 
restaurants/eateries, 83 are vendors of retail goods, and 105 are vendors of retail services. Not 
including the 6 banks on the list, there are 18 businesses that are national or regional franchises or 
chains—fast food, cell phone, tax services, pharmacy, gyms, clothing, and a shoe store. Other than 
the Rainbow Shop, none of these would regularly draw customers from outside of the neighborhood.   

There are one dozen businesses which we identified as destination businesses that do regularly 
attract customers from outside of the Central Avenue neighborhood; most of these are full-service 
restaurants, but they also include a hand-rolled cigar store, some specialty ethnic groceries/delis, an 
athletic footwear store, a bakery, and two learning centers. Based on the nature of these businesses, 
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the proximity of competitors, and the online reviews found for each business, we can determine that 
these businesses draw customers from a range of 5 to 10 miles from Central Avenue.  

Vehicle counts 

We examined traffic data and found the following annual average daily traffic counts (AADT) for the 
intersection of Central Avenue and Bowers Street, as well as other nearby locations. 

Vehicle counts (AADT)  Distance (Miles) AADT 

Central Avenue at Bowers Street ................................ 0.00 .................... 8,180 

Bowers Street near Central Avenue ............................ 0.02 .................... 5,099 

Central Avenue at Lincoln Street ................................ 0.04 .................. 10,097 

Central Avenue at Paterson Street .............................. 0.25 .................... 7,340 

JFK Boulevard at Hutton Street .................................. 0.43 .................. 33,709 

Paterson Plank Rd near Congress Street ................... 0.51 .................. 16,262 

Retail information 

Within a 3-mile radius of the SID, there are 10 shopping centers occupying more than 3.9 million 
square feet of retail space in 374 stores. However, most of that space is dedicated to retailers in the 
categories of department stores, clothing, furniture, and home furnishings. 

The closest retail center is the Shops at Lackawanna, which is located about 1-mile to the southeast 
of the SID. The retail centers was proposed as part of a large mixed-use development which includes 
residential lofts, warehouse and office space. However, much of the retail space remains vacant. 

The next closest retail center is the 1.1 million square foot Newport Centre Mall. The mall is located 
about 1.5-miles to the southeast of the SID, on the waterfront near the Holland Tunnel. The mall’s 
anchor tenants include Macy’s, Kohl’s, JC Penney, and Sears. Newport Mall can be accessed by car, 
bus or light rail. 

Businesses and employees 

The SID and its nearby areas are centers of commerce and business. Within a 3-mile radius of the 
SID, there are more than 35,000 businesses employing nearly 500,000 people.  Inside the SID, there 
are an estimated 341 businesses employing just over 2,200 people. 

The largest employment segments are retail and service industries. Combined, these categories 
account for more than two-thirds of all employees in the area.  

Roughly 58% of all local employees could be classified as “office workers.” Based upon a study by the 
International Council of Shopping Centers (ICSC), we estimate that “office workers” within the SID 
contribute an additional $7.4 million annually to local retail spending – and that this amount is not 
reflected in the standard calculations for consumer spending and retail leakage reports. Within a 1-
mile radius, “office worker” spending is estimated at $72.7 million a year and increasing to $1.6 billion 
annually with a 3-mile radius. 
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Pets 

Traditional retail spending data doesn’t measure retail leakage for pets and products, so we used 
national representative surveys to determine pet ownership in the area.  We use this data to identify 
opportunities to recruit pet-related goods and services. 

Within the SID, 36% of households own a pet. Of those same households, 24% have a dog and 11% 
have a cat. This is comparable to the larger 3-mile radius. In this area, we found that 34% of 
households have a pet, with 20% owning a dog and 14% owning a cat. 

Consumer demand and retail supply (retail leakage) 

Consumer demand for retail goods and services within the SID exceeds $117 million annually or about 
$34,100 per household per year. Within a 3-mile radius, total consumer demand is $13.3 billion or 
$56,700 per household. However, the per household average is driven higher by spending from 
visitors, office employees and other workers. 

 “Retail leakage” is the term for the amount by which retail demand exceeds supply. This leakage is 
typical used as an indication that additional retail can be supported in the area. Note that retail leakage 
is calculated on a household basis, meaning that available retail supply within a specific area is 
compared to consumer demand only for consumers living within the same area. As a result, areas that 
have a large workforce population or a high number of visitors may have higher retail leakage than 
indicated in the analysis. 

Retail leakage in the SID exceeds $41.9 million annually. We found retail leakage in 19 of the 28 retail 
categories we examined including automotive, electronics and appliances, grocery and specialty 
foods, clothing, general merchandise, office supply, and sporting goods.  

We then examined the 1-, 2-, and 3-mile radius to determine how retail leakage in these radii 
compared to the SID. We found retail leakage within a 1-mile radius ($1.4 billion a year), a 2-mile 
radius ($2.2 billion a year), and the 3-mile radius ($500 million a year). 

Many of the retail categories that have leakage in the SID also have leakage in the larger radii. These 
categories automotive, electronics, building materials, grocery, clothing, sporting goods, general 
merchandise, and office supply and gifts. However, we also found retail leakage in categories that do 
not have leakage in the SID such as furniture and home furnishings, health and personal care, shoes, 
full-service restaurants (sit-down dining) and limited-service restaurants (quick-serve dining). 

The presence of retail leakage outside SID is good news because it indicates that well-run businesses 
within the SID could attract consumers from beyond the SID’s borders. Further, because the retail 
leakage is consistent across so many retail categories and geographic areas, it indicates that retail 
goods and services are generally under-represented in the area. 

Targeted retail categories 

As stated above, significant retail leakage exists in nearly every category of goods and services. Still, 
some types of retail are better suited for the SID than others. Restaurants, for example, will work 
better than automotive dealers.  

Considering the results of the above analysis, we recommend your recruitment efforts focus on the 
following retail categories: 

• Small furniture and home furnishing boutiques offering or unique or unusual products; 
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• Grocery and specialty food stores, including vegan; 

• Clothing stores, especially those offering family clothing; 

• Jewelry and luggage goods stores; 

• Children’s-related retailers such as Rainbow; 

• Sporting goods; 

• Pet-related products and services, including veterinarians; 

• Department and general merchandise stores such as Shoppers World; and, 

• Full-service and limited-service restaurants. 
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Jersey City has always been distinguished
by its rich collection of neighborhoods and
The Heights section is among the best. In
the heart of The Heights, is the Central
Avenue commercial corridor. The corridor
is densely-populated with wide sidewalks,
ample parking and more than 500,000
shoppers within a 3-mile radius.

Located adjacent to the City of Hoboken,
in the shadow of downtown New York City,
Central Avenue offers a vibrant and
eclectic mix of stores and restaurants. The
corridor is managed by the Central Avenue
Special Improvement District (CASID). The
Heights section, including Central Avenue,
is attracting significant new investments, 

new development and an influx of younger
urban professsional residents. A recent
revision to the zonining  has expanded
Jersey City’s Restaurant Row to include
Central Avenue, paving the way for it to
become a premier dining destination.

CASID supports local merchants and
property owners by attracting foot traffic
through business directories, ad campaigns,
festivals and events, sidewalk sale events,
seasonal/holiday lighting, and streetscape
banners and decorations.

So, if you’re looking for a great place to do
business, look here. To learn more or to
arrange a tour, call us today.

Located in the Heights section of Jersey City,
Central Avenue is located adjacent to Hoboken
and sits in the shadow of lower Manhattan.

$109,500
Average household income
within a 3-mile radius

516,700
Population within a 3-mile radius

$13.3 billion
Consumer demand for retail goods
and services in the trade area

39%
Households in the trade area
with income of $100,000 or more

201.656.1366   ·   www.jcheights.com   ·   casid@jcheights.com

CENTRAL AVENUE
J E R S E Y  C I T Y,  N E W  J E R S E Y



1-MI 2-MI 3-MI

Population 105,600 245,100 516,700

Households 43,200 101,600 235,400

Median age 33.6 33.6 35.0

Households with children 29% 27% 22%

Home ownership 31% 27% 27%

Avg HH income $91,600 $93,500 $109,500

FIGURES

IN A
3 MILE
RADIUS

35,000 businesses
494,300 employees
516,700 population
235,400 households

$109,500 household income
$13.3 billion retail spending

&FACTS

1-MI 2-MI 3-MI

Consumer demand $2.061 B $4.968 B $13.361 B

Retail supply $647 M $2.673 B $12.860 B

Retail leakage $1.413 B $2.295 B $501 M

Spend on retail goods $1.847 B $4.452 B $11.970 B

Spend on clothing $100 M $243 M $669 M

Spend on food & drink $213 M $515 M $1.391 B

1-MI

Total businesses 2,999

Total employees 21,687

Office workers 12,500

Workers’ retail spending $72,703,000

VEHICLES/DAY

Central Av at Bowers St 8,180

Central Av at Lincoln St 10,090

JFK Blvd at Hutton St 33,700

JFK Blvd near North St 21,100

Paterson Plank near Congress 16,260

Tonnelle Av near Thorne St 51,620

Community Insights®

www.JGSCgroup.com

Central Avenue SID

366 Central Ave, Ste 201
Jersey City, NJ 07307

201.656.1366
casid@jcheights.com 

CENTRAL AVENUE
J E R S E Y  C I T Y,  N E W  J E R S E Y
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