
ECONOMIC DEVELOPMENT 

AND PLANNING SERVICES FOR 

HADDON AVENUE 

MARKET ANALYSIS 

 

Technical Memorandum 
Prepared by: 
 

 
 
September 2019  

Prepared for: 
 

 



 

Economic Development and Planning Services for Haddon Avenue - Market Analysis Report i 

TABLE OF CONTENTS 
 

 
INTRODUCTION .............................................................................................................................................1 

 
SOCIO-ECONOMIC TRENDS ......................................................................................................................... 3 

 
HOUSING MARKET ........................................................................................................................................ 8 

Employee Housing Survey ........................................................................................................................ 8 

Sales Housing Market ............................................................................................................................... 9 

Market-Rate Rental Housing Market ......................................................................................................19 

Affordable Rental Housing Market ........................................................................................................ 27 

 
RETAIL MARKET .......................................................................................................................................... 30 

 
OFFICE MARKET ......................................................................................................................................... 42 

 
APPENDIX 1 ................................................................................................................................................. 45 

 

 



 

Economic Development and Planning Services for Haddon Avenue - Market Analysis Report 1 

INTRODUCTION 
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Figure 1: Market Study Area with Census Tracts and Block Groups

Source: U.S. Census Bureau 
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SOCIO-ECONOMIC TRENDS    

Population and Household Characteristics 

Table 1: Population Trends, 2010-2017 

 2010  
Census 

2017 
ACS 

% Change 
(2010-2017) 

Market Study Area 11,657 11,298 -2.3% 

Camden City 77,344 75,550 -3.1% 
Source: U.S. Census Bureau 

 

Table 2: Household Trends, 2010-2017 

 2010  
Census 

2017 
ACS 

% Change 
(2010-2017) 

Market Study Area 3,783 3,987 5.4% 

Camden City 24,475 25,195 2.9% 
Source: U.S. Census Bureau 

  

 
Table 3: Average Household Size, 2010-2017 

 2010  
Census 

2017 
ACS 

% Change 
(2010-2017) 

Market Study Area 3.09 2.64 -4.3% 

Camden City 3.02 2.89 -14.5% 
Source: U.S. Census Bureau 
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Table 4: Population by Household Type, 2017 

 Market Study 
Area Camden City 

Total Population 11,298 75,550 

In Households 11,108 72.905 

In Households (% of Total) 98.3% 96.5% 

In Family Households (% of Total) 81.9% 81.7% 

In Non-Family Households (% of Total) 16.4% 14.7% 

In Group Quarters (% of Total) 1.7% 3.5% 
Source: U.S. Census Bureau 

Table 5: Distribution of Age, 2017 

 Market Study 
Area Camden City 

Under 5 Years-of-Age 6.7% 8.9% 

5 To 17 Years-of-Age 25.3% 22.5% 

18 To 24 Years-of-Age 8.9% 10.9% 

25 To 34 Years-of-Age 14.6% 15.0% 

35 To 44 Years-of-Age 9.7% 13.2% 

45 To 54 Years-of-Age 11.5% 11.2% 

55 To 64 Years-of-Age 10.8% 9.2% 

65 To 74 Years-of-Age 6.4% 5.8% 

75 To 84 Years-of-Age 4.3% 2.4% 

85 Years-of-Age & Over 1.8% 0.9% 
Source: U.S. Census Bureau 
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Figure 2: Comparison of Age Distribution, 2017 

 
Source: U.S. Census Bureau, Urban Partners 

Housing Characteristics 

Table 6: Housing Occupancy, 2010-2017 

Market Study Area 
 

2010 Census 
 

(%) 
 

2017 ACS 
 

(%) 
% Change 
2010-2017 

Total Housing Units 4,900 - 5,186 - 5.8% 

  - Occupied Units 3,783 77.2% 3,987 76.9% 5.4% 

  - Vacant Units 1,117 22.8% 1,199 23.1% 7.3% 
 

Camden City 
 

2010 Census 
 

(%) 2017 ACS 
 

(%) 
% Change 
2010-2017 

Total Housing Units 28,358 - 30,618 - 8.0% 

  - Occupied Units 24,475 86.3% 25,195 82.3% 2.9% 

  - Vacant Units 3,883 13.7% 5,423 17.7% 39.7% 
Source: U.S. Census Bureau 
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Table 7: Housing Tenure, 2010-2017 

Market Study Area 2010 Census 
 

(%) 2017 ACS 
 

(%) 
% Change 
2010-2017 

Occupied Units 3,783 - 3,987 - 5.4% 

  - Owner-Occupied 1,785 47.2% 1,873 47.0% 4.9% 

  - Renter-Occupied 1,998 52.8% 2,114 53.0% 5.8% 
 

Camden City 2010 Census 
 

(%) 2017 ACS 
 

(%) 
% Change 
2010-2017 

Occupied Units 24,475 - 25,195 - 2.9% 

  - Owner-Occupied 9,582 39.2% 9,877 39.2% 3.1% 

  - Renter-Occupied 14,893 60.8% 15,318 60.8% 2.9% 
Source: U.S. Census Bureau 

Household Income & Poverty Characteristics 

Figure 3: Median Household Income, 2017 

 
Source: U.S. Census Bureau, Urban Partners 
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Table 8: Distribution of Household Income, 2017 

 Market Study 
Area Camden City 

Household Incomes less than $10,000 20.8% 21.4% 

Household Incomes from $10,000 to $14,999 9.9% 10.1% 

Household Incomes from $15,000 to $24,999 15.6% 17.2% 

Household Incomes from $25,000 to $34,999 7.1%% 11.4% 

Household Incomes from $35,000 to $49,999 16.1% 13.4% 

Household Incomes from $50,000 to $74,999 12.2% 12.9% 

Household Incomes from $75,000 to $99,999 8.8% 6.5% 

Household Incomes from $100,000 to $149,999 1.8% 4.8% 

Household Incomes from $150,000 to $199,999 1.7% 1.5% 

Household Incomes from $200,000 or more 0% 0.8% 
Source: U.S. Census Bureau, 

 
Table 9: Households Living Under Poverty Level, 2017 

 Market Study 
Area Camden City 

Households Below Poverty Level 1,148 9,291 

Households Below Poverty Level (%) 35.6% 36.9% 
Source: U.S. Census Bureau, 
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HOUSING MARKET 

Employee Housing Survey 

  



 

Economic Development and Planning Services for Haddon Avenue - Market Analysis Report 9 

Sales Housing Market 

Table 10: Homeowner Purchases within Market Study Area: May 2014-April 2019  

Source: Realquest, Urban Partners 

No. of 

Purchases

Mean Sale 

Price

Median 

Sales Price

Low Price High Price Mean Price 

Per SF

Low Price 

Per SF

High Price 

Per SF

Parkside--North of Kaighn 20 73,795$     73,800$     38,000$     100,000$   43.82$        18.18$        79.88$        

Parkside--South of Kaighn 20 69,965$     70,000$     40,000$     105,000$   53.91$        28.89$        81.93$        

Gateway/East Bergen Square 5 58,280$     52,500$     43,500$     75,000$     47.11$        39.44$        56.88$        

Whitman Park 11 61,165$     60,000$     49,911$     75,000$     43.32$        34.71$        57.62$        

Cooper Lanning Square

M & M Development 11 180,573$   195,000$   113,700$   229,900$   96.46$        60.74$        122.81$     

Habitat for Humanity 10 81,900$     83,500$     65,000$     95,000$     60.83$        50.82$        79.56$        

St. Joseph's Carpenter's Society 11 75,455$     75,000$     70,000$     80,000$     57.87$        44.13$        66.49$        

Other Sellers 8 106,408$   99,750$     70,000$     148,750$   62.09$        50.60$        74.39$        
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Figure 4: Typical Parkside Homes Purchased by Homeowners  
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Figure 5: M&M Townhome/Twin Development  

Figure 6: M&M’s Cooper Building  
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Figure 7: Habitat for Humanity 2001 Construction—500 Block S. 6th Street 

Employee Housing Survey 
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Table 11: Survey Respondent Interest in Homeownership  

Source: Urban Partners 

Desired Purchase Price

Over 

$300,000

$200,001-

$300,000

$150,001-

$200,000

$125,001-

$150,000

$100,001-

$125,000

Less than 

$100,000 Total Percent

Desired Housing Type

Single-family detached home 5 6.5 9 15 8 12 55.5 62.4%

Single-family rowhouse or twin 2 3 5 3 1 14 15.7%

Low-rise/garden condominium 1 2 1 4 4.5%

High-rise condominium 1.5 1 1 1 4.5 5.1%

Warehouse/loft/other historic conversion 1 3 1 1 2 8 9.0%

Converted upper floor of existing building 1 1 1.1%

Not Sure 1 1 2 2.2%

Total 7 12 21 22 11 16 89

Percentage 7.9% 13.5% 23.6% 24.7% 12.4% 18.0%
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Market-Rate Single Family Houses 
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Affordable Homeownership 

• 

• 

• 

• 

• 

• 

Condominium/Loft Market 
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Sales Housing Market Potential 

• 

• 

• 

Larger Townhomes, Twins, and Very Small Lot Singles 
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Smaller Townhomes and Twins 

Affordable Infill Construction and Substantial Rehabilitation 
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Market-Rate Rental Housing Market 

Figure 8: Existing Rental Housing Complexes Near the Haddon Avenue “Medical Mile” Corridor  

11 Cooper 

 

The Victor 
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The Pierre 

 

 

Madison Gardens 

 

Creswood Apartments 
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Wayne Gardens 

 

 

Parkview at Collingswood 

 

 

The Metropolitan 
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Marina Park 

 

Newer/Higher-End Developments 

• 

• 

• 

• 

• 
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• 

Established Modest Complexes 

• 

• 

• 

Table 12: Summary of Rental Rates for Study Area Rental Communities 

Type Address Type Rent Size Rent/SF Availability (7/19) 

N
ew

er
/H

ig
h-

E
nd

 C
o

m
p

le
xe

s 11 Cooper Studio $1,095-$1,260 480-500 SF $2.28-$2.52 None 

1 Bedroom $1,196-$1,750 645-862 SF $1.85-$2.03 10 

2 Bedroom $1,950-$2,120 961-1,196 SF $1.77-$2.03 2 

The Victor Studio $840-$1,383 519-777 SF $1.62-$1.78 None 

1 Bedroom $1,304-$1,447 794-925 SF $1.53-$1.82 20 

2 Bedroom $1,877-$2,052 1,270-1,390 SF $1.43-$1.61 12 

3 Bedroom $2,166-$2,868 1,425-1,630 SF $1.52-$1.76 None 

The Pierre Studio $975 310 SF $3.14 21 

1 Bedroom $1,094-$1,150 510-524 SF $2.15-$2.19 6 

2 Bedroom $1,371-$1,671 558-808 SF $2.07-$2.46 5 

E
st

ab
lis

he
d

 M
o

d
es

t 
C

o
m

p
le

xe
s 

Wayne Gardens 2 Bedroom $1,250-$1,350 700-1,000 SF $1,35-$1.78 2 

Marina Park Studio $935-$965 650 SF $1.43-$1.48 1 

1 Bedroom $1,065-$1,135 675 SF $1.57-$1.68 1 

The 
Metropolitan 

1 Bedroom $1,320-$1,370 550-756 SF $2.40-$1.81 2 

2 Bedroom $1,465-$1,590 756 SF $1.94-$2.10 6 

3 Bedroom $1,699 900 SF $1.89 None 

Madison 
Gardens 

1 Bedroom $795-$895 450-615 SF $1.46-$1.76 1 

2 Bedroom $995-$1,095 989-1,000 SF $1.01-$1.10 1 

Creswood 
Apartments 

Studio $750 400 SF $1.88 None 

1 Bedroom $850 700 SF $1.21 None 

2 Bedroom $1,000 900 SF $1.11 None 

Parkview at 
Collingswood 

Studio $840 390 SF $2.15 None 

1 Bedroom $985-$1,752 580-809 SF $1.70-$2.17 8 

2 Bedroom $1,215-$2,273 743-950 SF $1.65-$2.39 5 

3 Bedroom $2,455-$3,112 1,486-1,768 SF $1.64-$1.76 None 
Source: Company websites, Apartments.com, Apartmentfinders.com,Urban Partners 
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Employee Housing Survey 

Rental Housing Market Potential 
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• 

• 

• 

• 
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Affordable Rental Housing Market 

Table 13: Tenure by Housing Costs as a Percentage of Household Income - Market Study Area, 2017 

 Owner 
Occupants 

% Renter 
Occupants 

% 

All Household Income Levels  2,909    3,803   

Less than 20%  1,249  42.9%  312  8.2% 

20 to 29%  487  16.7%  550  14.5% 

30% or more  1,145  39.4%  2,626  69.1% 

Zero or negative income/no cash rent  28    315   

       

Less than $20,000  1,023    1,898   

Less than 20%  106  10.4%  -    0.0% 

20 to 29%  74  7.2%  88  4.6% 

30% or more  843  82.4%  1,810  95.4% 

$20,000 to $34,999  449    717   

Less than 20%  155  34.5%  -    0.0% 

20 to 29%  112  24.9%  109  15.2% 

30% or more  182  40.5%  608  84.8% 

$35,000 to $49,999  315    481   

Less than 20%  126  40.0%  36  7.5% 

20 to 29%  99  31.4%  237  49.3% 

30% or more  90  28.6%  208  43.2% 

$50,000 to $74,999  487    210   

Less than 20%  318  65.3%  111  52.9% 

20 to 29%  157  32.2%  99  47.1% 

30% or more  12  2.5%  -    0.0% 

$75,000 or more  607    182   

Less than 20%  544  89.6%  165  90.7% 

20 to 29%  45  7.4%  17  9.3% 

30% or more  18  3.0%  -    0.0% 
Source: U.S. Census Bureau 
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Income-Restricted Communities 

Table 14: Income-Restricted Communities in and around the Market Study Area  

Name Address Total Units Type  
Expiration 

Date 

Broadway Townhouses 707 Broadway 266 LIHTC 2023 

Camden Townhouses 706 Broadway 89 LIHTC 2023 

Cooper Plaza Historic Homes 738 Washington Street 64 LIHTC 2023 

Faison Mews 1655 Park Boulevard 50 LIHTC 2035 

Tamarack Station 1801 E. Davis Street 542 LIHTC 2033 

Conifer Village at Ferry Station 2013 Ferry Avenue 48 LIHTC 2027 

Ferry Landing  2015 Ferry Avenue 50 LIHTC 2027 

Ferry Manior Senior Apartments 2101 Ferry Avenue 86 LIHTC 2023 

Beacon Place Apartments 1440 Sheridan Street 62 HUD Multifamily 2021 

Ivy Hill Apartments 1532 Pershing Street 123 HUD Multifamily 2034 
Source: HUD, PolicyMap, Urban Partners 

Proposed Affordable Units 



 

Economic Development and Planning Services for Haddon Avenue - Market Analysis Report 29 

Figure 9: Location of Michaels Proposed Mixed-Use Development of Block 1471 

 
Source: Google 
 

 

Affordable Rental Housing Market Potential 

―
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RETAIL MARKET 

Retail Supply 

 

• 

• 

• 

• 

• 

• 
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Table 15: Inventory of Haddon Avenue Retail Establishments 

Store Name Address Street Category 

Food and Beverage Stores       

Latin Supermarket 1177 Haddon Avenue Grocery Store 

Fayer's Market 1400 Haddon Avenue Grocery Store 

Inoa Food Market 800 Haddon Avenue Convenience Store 

JM Supermarket 1101 Haddon Avenue Convenience Store 

New City Food Market 1448 Haddon Avenue Convenience Store 

Daily Savings Super Market 1301 Haddon Avenue Convenience Store 

Haddon Liquors 1182 Haddon Avenue Beer/Liquor Store 

Health and Personal Care Stores       

Bell Pharmacy 1201 Haddon Avenue Pharmacy/Drug Store 

Beauty Heaven 1135 Haddon Avenue Beauty Supply Store 

Krazy Beauty Discount 1211 Haddon Avenue Beauty Supply Store 

Stephanie's Beauty Supply 1260 Haddon Avenue Beauty Supply Store 

Clothing and Clothing Accessories Stores       

Just Kids 1327 Haddon Avenue Children's Clothing Store 

MNK Demin Boutique 1049 Haddon Avenue Women's Clothing Store 

General Merchandise Stores       

Family Dollar 1451 Haddon Avenue General Merchandise Store 

Fashion House 1309 Haddon Avenue General Merchandise Store 

Foodservice and Drinking Places       

Charlie's Place 1445 Haddon Avenue Bar/Drinking Place 

Ruby Vann Jam Lounge 1240 Kaighn Avenue Bar/Drinking Place 

El Rincon Latino Restaurant 1085 Haddon Avenue Full-Service Restaurant 

Island Dreams Restaurant 1248 Haddon Avenue Full-Service Restaurant 

Corinne's Place 1254 Haddon Avenue Full-Service Restaurant 

Bert's Steak & Sub House 700 Haddon Avenue Limited-Service Restaurant 

Halal Grill & Bakery 1123 Haddon Avenue Limited-Service Restaurant 

Rico Suave's Take-Out 1148 Haddon Avenue Limited-Service Restaurant 

J.S. Breakfast 1154 Haddon Avenue Limited-Service Restaurant 

Mario's Pizza 1184 Haddon Avenue Limited-Service Restaurant 

Donkey's Place/Donkey's Bar 1223 Haddon Avenue Limited-Service Restaurant 

Hung Wan Chinese Food 1226 Haddon Avenue Limited-Service Restaurant 

Fresh Donuts 1230 Haddon Avenue Limited-Service Restaurant 

No. 1 Chinese Restaurant 1264 Haddon Avenue Limited-Service Restaurant 

Happy China 1450 Haddon Avenue Limited-Service Restaurant 

Sicilian Pizza 1471 Haddon Avenue Limited-Service Restaurant 

Super Crown Fried Chicken 1309 Kaighn Avenue Limited-Service Restaurant 

Personal Services       

Refresh Laundry 1419 Haddon Avenue Dry Cleaner/Laundromat 

Final Touch Barber Shop 1103 Haddon Avenue Hair/Nail Salon 

Xclusive Cuts 1113 Haddon Avenue Hair/Nail Salon 

Dley's African Hair Braiding 1158 Haddon Avenue Hair/Nail Salon 

Raissa African Hair Braiding 1170 Haddon Avenue Hair/Nail Salon 

Quazee's Hair Company 1178 Haddon Avenue Hair/Nail Salon 

Mink Girl 1201 Haddon Avenue Hair/Nail Salon 

Hair Mob 1210 Haddon Avenue Hair/Nail Salon 

Supreme Clientele Barber Shop 1215 Haddon Avenue Hair/Nail Salon 

Top Model Salon 1217 Haddon Avenue Hair/Nail Salon 

The Next Level 1220 Haddon Avenue Hair/Nail Salon 

Jenny's Nails 1197 Kaighn Avenue Hair/Nail Salon 
Source: Urban Partners 
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Retail Demand 

• 

• 

• 

• 

Retail Trade Area  
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Figure 10: Haddon Avenue Retail Trade Area 

Source: Environics Analytics 

Trade Area Supply and Demand Characteristics 
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Table 16: Trade Area Retail Supply and Demand Characteristics 

  

Haddon Avenue Retail Trade Area Haddon Avenue 1/4-Mile Haddon Avenue 1/2-Mile 

2019 Demand 2019 Supply Opportunity 2019 Demand 2019 Supply Opportunity 2019 Demand 2019 Supply Opportunity 

(Consumer (Retail Gap/ (Consumer (Retail Gap/ (Consumer (Retail Gap/ 

Expenditures) Sales) Surplus Expenditures) Sales) Surplus Expenditures) Sales) Surplus 

Total Retail Sales 130,852,785  171,530,510  (40,677,725) 240,381,012  267,866,687  (27,485,675) 365,644,779  415,898,047  (50,253,268) 

Motor Vehicle and Parts Dealers-441 3,280,732  65,829  3,214,903  5,925,413  1,494,627  4,430,786  8,994,033  2,603,391  6,390,642  

Automotive Parts/Accsrs, Tire Stores-4413 3,280,732  65,829  3,214,903  5,925,413  1,494,627  4,430,786  8,994,033  2,603,391  6,390,642  

Furniture and Home Furnishings Stores-442 4,023,491  1,887,552  2,135,939  7,705,400  2,298,859  5,406,541  11,764,761  4,353,972  7,410,789  

Furniture Stores-4421 2,047,685  1,887,467  160,219  3,913,485  2,298,730  1,614,755  5,975,864  2,806,826  3,169,038  

Home Furnishing Stores-4422 1,975,806  85  1,975,721  3,791,915  129  3,791,786  5,788,897  1,547,146  4,241,751  

Electronics and Appliance Stores-443 2,770,679  158,514  2,612,165  5,184,122  3,340,824  1,843,298  7,889,934  7,676,773  213,161  

Appliances, TVs, Electronics Stores-44311 2,770,679  158,514  2,612,165  5,184,122  3,340,824  1,843,298  7,889,934  7,676,773  213,161  

Household Appliances Stores-443141 422,416  47,702  374,714  786,959  940,185  (153,226) 1,198,797  1,801,459  (602,662) 

Electronics Stores-443142 2,348,263  110,812  2,237,451  4,397,163  2,400,639  1,996,525  6,691,137  5,875,314  815,823  

Building Material, Garden Equip Stores -444 11,146,813  6,925,788  4,221,025  20,747,506  15,577,518  5,169,988  31,570,638  24,320,839  7,249,799  

Building Material and Supply Dealers-4441 9,595,154  6,306,681  3,288,473  17,877,948  13,732,306  4,145,642  27,207,076  22,475,627  4,731,449  

Home Centers-44411 5,397,445  5,011,364  386,081  10,065,201  10,102,945  (37,744) 15,320,472  15,282,150  38,321  

Paint and Wallpaper Stores-44412 241,743  22  241,721  449,371  44  449,327  683,649  66  683,583  

Hardware Stores-44413 806,347  12,459  793,888  1,494,795  28,869  1,465,926  2,273,809  35,225  2,238,583  

Other Building Materials Dealers-44419 3,149,619  1,282,836  1,866,783  5,868,581  3,600,448  2,268,133  8,929,146  7,158,186  1,770,960  

Lawn, Garden Equipment, Supplies Stores-4442 1,551,659  619,107  932,552  2,869,558  1,845,212  1,024,346  4,363,562  1,845,212  2,518,350  

Outdoor Power Equipment Stores-44421 222,591  0  222,591  413,383  0  413,383  628,857  0  628,857  

Nursery and Garden Centers-44422 1,329,068  619,107  709,961  2,456,175  1,845,212  610,962  3,734,705  1,845,212  1,889,492  

Food and Beverage Stores-445 32,921,476  65,814,361  (32,892,885) 59,179,841  105,612,832  (46,432,991) 89,901,231  180,119,232  (90,218,001) 

Grocery Stores-4451 29,612,363  59,050,519  (29,438,156) 53,037,648  89,879,149  (36,841,501) 80,570,458  149,951,762  (69,381,304) 

Supermarkets, Grocery (Ex Conv) Stores-44511 28,140,620  57,750,940  (29,610,320) 50,403,649  84,562,868  (34,159,218) 76,575,976  142,603,131  (66,027,154) 

Convenience Stores-44512 1,471,743  1,299,579  172,164  2,633,999  5,316,281  (2,682,282) 3,994,482  7,348,631  (3,354,149) 

Specialty Food Stores-4452 1,125,236  515,531  609,704  2,004,811  2,874,605  (869,795) 3,046,316  3,639,552  (593,236) 

Beer, Wine and Liquor Stores-4453 2,183,877  6,248,311  (4,064,435) 4,137,382  12,859,078  (8,721,696) 6,284,457  26,527,918  (20,243,461) 

Health and Personal Care Stores-446 11,579,187  31,449,739  (19,870,552) 21,252,868  37,825,874  (16,573,006) 32,272,178  49,456,108  (17,183,930) 

Pharmacies and Drug Stores-44611 9,665,911  31,446,054  (21,780,143) 17,711,822  37,822,158  (20,110,336) 26,890,322  49,421,695  (22,531,373) 

Cosmetics, Beauty Supplies, Perfume Stores-44612 702,298  0  702,298  1,292,277  31  1,292,246  1,962,454  41  1,962,414  

Optical Goods Stores-44613 412,817  0  412,817  783,417  0  783,417  1,193,965  30,631  1,163,334  

Other Health and Personal Care Stores-44619 798,161  3,685  794,477  1,465,352  3,685  1,461,667  2,225,437  3,741  2,221,696  
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Clothing and Clothing Accessories Stores-448 9,560,362  7,678,446  1,881,916  17,865,660  14,921,927  2,943,733  27,259,563  21,810,664  5,448,899  

Clothing Stores-4481 7,091,268  6,432,352  658,916  13,190,596  13,675,785  (485,189) 20,111,684  18,508,853  1,602,831  

Men's Clothing Stores-44811 364,427  1,112,455  (748,028) 682,845  1,113,667  (430,822) 1,041,444  1,114,396  (72,953) 

Women's Clothing Stores-44812 1,383,659  2,112,422  (728,763) 2,572,813  2,204,603  368,210  3,914,013  2,432,291  1,481,723  

Children's, Infants Clothing Stores-44813 380,910  46,670  334,241  694,384  47,524  646,859  1,069,136  1,318,227  (249,091) 

Family Clothing Stores-44814 4,092,968  82,836  4,010,131  7,614,260  6,306,352  1,307,909  11,611,058  9,105,544  2,505,514  

Clothing Accessories Stores-44815 351,275  94,573  256,702  663,045  1,019,784  (356,739) 1,010,243  1,554,407  (544,165) 

Other Clothing Stores-44819 518,029  2,983,396  (2,465,368) 963,249  2,983,855  (2,020,606) 1,465,790  2,983,988  (1,518,198) 

Shoe Stores-4482 1,386,516  1,246,060  140,456  2,540,717  1,246,091  1,294,627  3,884,651  1,698,805  2,185,847  

Jewelry, Luggage, Leather Goods Stores-4483 1,082,578  34  1,082,544  2,134,347  51  2,134,296  3,263,228  1,603,006  1,660,222  

Jewelry Stores-44831 961,352  34  961,319  1,909,609  51  1,909,558  2,920,513  1,603,006  1,317,508  

Luggage and Leather Goods Stores-44832 121,226  0  121,226  224,738  0  224,738  342,715  0  342,715  

Sporting Goods, Hobby, Book, Music Stores-451 2,110,050  102,518  2,007,532  3,949,922  1,105,361  2,844,561  6,039,467  6,535,540  (496,073) 

Sporting Goods, Hobby, Musical Inst Stores-4511 1,743,271  87,451  1,655,820  3,269,815  942,906  2,326,909  4,996,763  6,285,131  (1,288,368) 

Sporting Goods Stores-45111 931,214  454  930,760  1,759,686  4,144  1,755,542  2,693,838  4,122,140  (1,428,302) 

Hobby, Toys and Games Stores-45112 564,346  86,991  477,355  1,051,805  938,704  113,101  1,606,014  1,433,228  172,785  

Sew/Needlework/Piece Goods Stores-45113 90,837  1  90,836  168,737  8  168,729  257,538  60  257,478  

Musical Instrument and Supplies Stores-45114 156,874  5  156,868  289,587  50  289,537  439,373  729,703  (290,329) 

Book, Periodical and Music Stores-4512 366,779  15,067  351,712  680,107  162,455  517,652  1,042,704  250,409  792,295  

Book Stores-451211 328,630  15,067  313,563  611,051  162,455  448,596  937,610  249,509  688,101  

News Dealers and Newsstands-451212 38,149  0  38,149  69,056  0  69,056  105,094  900  104,194  

General Merchandise Stores-452 27,472,704  17,456,803  10,015,901  49,920,814  23,439,707  26,481,107  75,908,759  28,161,959  47,746,800  

Department Stores Excl Leased Depts-4521 5,303,327  4,061,994  1,241,333  9,804,167  4,617,046  5,187,121  14,937,226  4,617,298  10,319,928  

Other General Merchandise Stores-4529 22,169,377  13,394,809  8,774,568  40,116,647  18,822,661  21,293,986  60,971,533  23,544,661  2,499,100  

Warehouse Club and Supercenters-452311 18,989,867  7,462,545  11,527,322  34,327,450  10,543,589  23,783,861  52,167,235  13,126,250  39,040,985  

All Other General Merchandise Stores-452319 3,179,510  5,932,264  (2,752,755) 5,789,197  8,279,072  (2,489,875) 8,804,298  10,418,411  (1,614,113) 

Miscellaneous Store Retailers-453 4,203,744  742,523  3,461,221  7,753,225  1,519,116  6,234,109  11,790,690  3,427,398  8,363,292  

Florists-4531 183,152  431,799  (248,646) 340,338  565,201  (224,863) 517,784  1,378,389  (860,605) 

Office Supplies, Stationery, Gift Stores-4532 789,718  29,732  759,986  1,480,506  292,173  1,188,333  2,259,027  536,212  1,722,815  

Office Supplies and Stationery Stores-45321 288,047  15,712  272,335  544,935  140,890  404,045  830,889  289,388  541,501  

Gift, Novelty and Souvenir Stores-45322 501,671  14,020  487,652  935,571  151,283  784,288  1,428,138  246,824  1,181,314  

Used Merchandise Stores-4533 661,776  65  661,711  1,248,533  198,136  1,050,397  1,906,637  434,835  1,471,803  

Other Miscellaneous Store Retailers-4539 2,569,098  280,927  2,288,171  4,683,848  463,606  4,220,242  7,107,242  1,077,962  6,029,280  

Pet and Pet Supply Stores-45391 645,811  280,625  365,186  1,169,516  425,206  744,311  1,771,582  912,791  858,792  

Art Dealers-45392 275,154  120  275,034  535,404  124  535,279  818,723  140  818,583  

All Other Miscellaneous Stores-45399 1,648,133  182  1,647,951  2,978,928  38,276  2,940,652  4,516,937  165,031  4,351,906  
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Foodservice and Drinking Places-722 21,783,547  39,248,437  (17,464,890) 40,896,241  60,730,042  (19,833,801) 62,253,525  87,432,171  (25,178,646) 

Drinking Places -Alcoholic Beverages-7224 951,073  2,992,928  (2,041,855) 1,858,754  4,729,351  (2,870,598) 2,823,602  6,221,274  (3,397,673) 

Full-Service Restaurants-722511 10,455,404  19,738,781  (9,283,377) 19,679,784  28,541,650  (8,861,866) 29,953,897  48,817,509  (18,863,612) 

Limited-Service Eating Places-722513 8,563,664  8,649,236  (85,572) 15,979,804  17,424,428  (1,444,624) 24,332,755  21,261,354  3,071,401  

Cafeterias, Grill-Buffets, and Buffets-722514 319,246  3,522,150  (3,202,904) 595,777  4,440,758  (3,844,981) 907,206  4,455,935  (3,548,729) 

Snack and Nonalcoholic Beverage Bars-722515 1,494,160  4,345,342  (2,851,182) 2,782,122  5,593,855  (2,811,733) 4,236,065  6,676,099  (2,440,034) 

Source: Environics Analytics, Urban Partners 
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Table 17: Retail Opportunities and Suggested Locations 

Store Type Demand (SF) Location 

Home Furnishing Stores 7,500  
Camden Corps Community Center, 
Haddon Avenue Scattered Sites 

Electronic Stores 7,000  
Camden Corps Community Center, 
Haddon Avenue Scattered Sites 

Nursery/Garden Center 3,000  Kaighn/Haddon Avenue Node 

Specialty/Fresh Food Store 2,000 Kaighn/Haddon Avenue Node 

Optical Store 1,600  Haddon Avenue Scattered Sites 

Health and Personal Care Store 2,600  
Camden Corps Community Center, 
Haddon Avenue Scattered Sites 

Family Clothing Stores 15,000  Haddon Avenue Scattered Sites 

Jewelry Store 3,000  Haddon Avenue Scattered Sites 

Hobby/Toy/Game Store 1,600  Camden Corps Community Center 

Gift Store 2,000  Camden Corps Community Center 

Used Merchandise Store 6,000  Haddon Avenue Scattered Sites 

Pet/Pet Supply Store 1,200  Haddon Avenue Scattered Sites 
Source: Urban Partners 
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Figure 11: The Camden Corps Community Center 
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OFFICE MARKET 

Table 18: Office Users along Haddon Avenue 

Business Name Address Street Category 

W. Keith Crawford 1433 Haddon Avenue Accountant 

STARS Adult Medical Day Care 1470 Haddon Avenue Adult Day Care 

Alberto's Auto Repair 1111 Haddon Avenue Auto Repair 

Erain Motors Corporation 1481 Haddon Avenue Auto Repair 

Happy Child Learning Center 1051 Haddon Avenue Daycare Center 

Maryam Early Learning Center 1131 Haddon Avenue Daycare Center 

Camden Kids Academy 1459 Haddon Avenue Daycare Center 

Family Dentistry 1436 Haddon Avenue Dentist 

Above All Staffing 1236 Haddon Avenue Employment Agency 

Joy in Caring 1236 Haddon Avenue Employment Agency 

Camden Now - Union Labor Source 1236 Haddon Avenue Employment Agency 

Check Cashing 1240 Haddon Avenue Financial Services 

Trans Atlantic Brokerage 1362 Haddon Avenue Insurance Services 

Sheridan Pavilion 3 Cooper Plaza Medical Office Complex 

Coriell Institute for Medical Research 403 Haddon Avenue Medical Office Complex 

Partners in Primary Care 1168 Haddon Avenue Medical Office Complex 

Lourdes Medical Offices 1533 Haddon Avenue Medical Office Complex 

Body Designers 1047 Haddon Avenue Personal Trainer 

Dawkins Plumbing Service 1057 Haddon Avenue Plumber 

Advanced Enviro Services 1515 Haddon Avenue Waste Reduction Services 
Source: Urban Partners 
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Figure 12: Building with Office Space Available in Camden 

Source: LoopNet 

Proposed Office Space 

  



 

Economic Development and Planning Services for Haddon Avenue - Market Analysis Report 44 

Figure 13: Site of Proposed Commercial Development at Haddon and Euclid Avenues 

 
Source: Google 
 

Office Market Potential 
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APPENDIX 1 

Employee Housing Survey Results 
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HADDON AVENUE AREA HOUSING
SURVEY
220 responses

1. In what municipality and zip code do you live?
217 responses

08108

08104

08103

08081

08110

08034

08033

08003

08109

08080

08053

08107

08060

08054

08059

08035

08002

08105

08021

08012

08030

19130

08009

08078
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19147

08055

08619

08045

08096

08086

08322

08043

Cherry Hill 08034

08077

08106

19148

WESTMONT 08108

08629

08010

19801

Delaware County PA 19086

08066

South Harrison twp. 08085

08037

Evesham 08053

Camden 08110

08108, Collingswood

08061

not relevant

Hainesport 08036

Audubon 08106

Marlton, NJ

Pine Hill 08021

08052

18976

08318

08328

08093

Philadelphia, PA 19151

19064 Spring�eld PA

Florence, NJ 08505
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08004

Collingswood

Penns Grove

08051

08036

Camden 08104

08020

burlington_08075

08031

08057

Mount Laurel 08054

08097

08312

Mantua Twp. 08080

Camden 08005

Runnemede

19146

08007

Philadelphia PA,. 19102

Westmont 08108

Wynnnewood, PA 19096

08085

Monroe Twp, NJ 08831

19004

Moorestown Township 08057

Washington TWP, 08012

19125

08027

West Deptford 08096

08102

08022

Haverford Township, PA 19083

07733

Barrington 08007

19123

Philadelphia - 19124

Media Borough Pennsylvania
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Philadelphia, 19147

19063

2. If attractive, affordable housing were available in Camden near
your place of employment, would you be interested in living there?
218 responses

2a. If no, please brie�y explain why.
140 responses

Crime

already own property and would not want to move

Prefer to be out of the city environment

I have a home.

I like the area I live in now.

Recently moved.

Not a lot of nearby recreational places to go

Happy where I now live.

I do not want to move as my kids are established in their schools.

Already own home

not close to family

I ALREADY LIVE IN CAMDEN

safety and demographics

crime rate

FAMILY IN PA

OTHER (21)

Yes
No

67.4%

32.6%
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We live on 13 acres.

I do not want to live in or near a city

i lilke my community and I love my house

Too much crime...was here all my life and �nally got out 3 yrs ago at the age of 57 !

Too far from family

Currently have a morgage

Closer for me but further for my spouse. This may be an option for adult children.

We live on the last 2 acres of my husbands family’s 70 acre farm.

For starters...its Camden

My main o�ce is not in Camden

unfortunately , Camden needs to clean up its violent crime and drug sets before any housing can be
successful . They can start by paying law enforcement fairly and treating them with the respect they
deserve.

Would not feel safe living in any area of Camden

I own my home

like suburban living

Live near my children right now and will be retiring in about 5 years. I wont be moving.

I have a school-aged child and the school system in Camden is failing

are you kidding ?

Schools

Our location is dictated based on my husband's participation as a town volunteer �re�ghter

personal safety

I have witnessed too much crime on my way to and from work. I do not feel Camden is a safe place to
live.

own home in PA

I have a home near other family & we are very involved in the community, sports, school system. Not
looking to move, but think there's a lot of potential in Camden.

rating for the school district and crime

Area is bad and run down with crime

I like where I live now.

I don't plan on moving. I like where I live.

To many drug addicts and crimes in Camden city

Crime schools

I do not want to live in Camden, too far from my job

already own a home nearby

Not safe

I'm from Camden and worked to leave it.

because I have a house 15 minutes away

I already live 10 minutes away from my employment.
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location

Not looking to add a mortgage

Wouldn't want to change schools for my 8 year old.

Satis�ed with current place of living

I'm happy where I am

Friends not in this neighborhood

children

Financially unable to move at this time

The yards are to small. Not interested in street parking. The homes are built to close to the street. I am
fearful of: the crime, drug dealing, drug using. The disrespect of: trash, unclean neighbors {uncontrolled
bugs, rodents, home & yard upkeep}, unclean language and social behaviors.

i prefer to live in a rural setting

too dangerous with people in streets, atv's, dirt bikes, and cars drive around way too fast. loud music.
roads have too many pot holes and bumps. no local quality grocery stores and department stores.

I like where I live and have no intention of moving in the future.

It's Camden

Unsafe

Safety, walkability, familt and friends nearby

I've lived in my current home for years and have no interest in moving.

i love my current home and neighborhood and do not plan to move

Not a walkable area; would need to drive everywhere. Also, public transportation in NJ compared to other
cities is terrible - both in terms of quality, timeliness and clientele. I would not feel safe.

I own a home in Haddon�eld already and would not move because i have children in school. The Camden
school district is not attractive.

I don't feel that Camden is safe.

Proximity to partner's job (currently he walks to work in Phila); more bars/activities/gyms/local friends in
Phila; quality of school district

I just bought my current house and am not interested in moving to Camden due to concerns regarding the
quality of the school district and due to safety concerns.

I prefer to live on the PA side of the bridge since that's where I've lived since moving to the area 15 years
ago. I feel I have more public transportation options on the PA side.

The crime rate is not appealing

Looking for family neighborhood with great schools

I'm about to be an empty nester and my next move will likely be out of NJ.

School quality and prefer living in a more rural setting

School System concerns

I already live only 8 minutes from work. I have been in my community for 30 years and am very
connected.

Too far from family and concerned about schools

kids in HS already, wife works in N. Jersey

Family lives in Pennsylvania
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Crime, safety

I enjoy where I live. Camden could not compete with it. 

I love the idea of cleaning up the city, but where is the crime going? Where are the drugs going? Are we
�xing the school system, making it better for the children? I do not feel safe in Camden just driving
through it. We did a volunteer project and there were prostitutes on the corner and drug deals being
made. I didn't feel safe walking from my car to the project or leaving my car parked on the street.
Attractive and affordable housing sounds wonderful, but the rest of Camden needs to be renovated also.
It has come a long way in the past few years, however I would never live here with the type of crime that
happens here.

Just moved, and I am happy with the current location

Closer to restaurants and shopping and friends in my current location.Also and most importantly, crime is
lower in my current location.

As a whole, the city is unsafe and in poor condition. A few "�xed up" blocks here and there doesn't �x the
underlying problems of the city.

Not in Camden. Safety and lack of nightlife

Safety concerns

I own a home in Philadelphia and my taxes are affordable.

schools aren't as good as where we live

well established at current location

I like the school districts, community, and location of where I currently live

Other changes need to be made to Camden �rst.

safety , Camden known as high crime area and bad school system

I already live very close. I drive down Haddon Ave through Camden everyday. I am not strong enough to
live there.

I don't plan on moving.

There isn't enough supporting restaurants, nightlife, stores in the downtown area. Having the convenience
of living within walking distance of where I work would have to include

The poverty, crime and lack of high quality schools is a deal killer.

2b. Would you be interested if there were �nancial incentives?
217 responses

OTHER (39)

Yes
No53%

47%
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3. How many people live in your household?

4. In what type of housing do you currently live?
219 responses

5. How many bedrooms do you currently have?
219 responses

Number of Adults Number of children
0

50

100

NoneNoneNone 111 222 333 444 555 More than 5More than 5More than 5

Single-family rowhouse or t…
Single-family detached home
Low-rise/garden apartment…
High-rise apartment or con…
Converted upper floor of ex…
Warehouse/loft/other histori…
Single family home 55+ co…
Rancher

1/2

23.3%

10%

59.4%

Studio
1 Bedroom
2 Bedroom
3 Bedroom
4 Bedroom or more

14.2%

31.1%

47%
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6. In approximately what year was your home built?
201 responses

1960

1950

1970

1920

1900

1995

1985

1952

1980

1998

2012

1986

1940

1919

1930

1965

1918

n/a

2001

2015

2018

1960's

Unknown

1959

not sure

1927

1997

N/A

1966

1925

1988

2014
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1987

1994

1989

1967

1945

2004

1955

1992

1979

2005

1990

1915

1968

2016

2002

1983

1974

60's

1908

1903

1977

Unsure

1996

1950ish

2010

1855

don't know

01940

1999

1904

unknown

1929

1850

1942

1939

1917

1960s
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1890

1973

2019

1924

1889

Rehab 2003

1839

2003

1962

2008

2009

2017

2000

1954

1910

1975

50's-60's

1905

1957

1928

7. Do you currently own or rent your home?
217 responses

8. What is your current mortgage or rent?
207 responses

Own
Rent

23.5%

76.5%
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9. When do you typically work?
215 responses

10. In what type of housing would you most prefer to live?
214 responses

11. What size dwelling would you prefer?

Less than $800 per month
$801-$1000 per month
$1001-$1200 per month
$1201-$1500 per month
$1501-$1800 per month
$1801-$2000 per month
More than $2000 per month13.5%

19.3%

13%

22.7%

11.6% 12.6%

Daytime
Evening
Overnight

92.1%

Single-family rowhouse or t…
Single-family detached home
Low-rise/garden apartment…
High-rise apartment or con…
Converted upper floor of ex…
Warehouse/loft/other histori…
Detached home not in New…
depends on location

1/2

10.3%70.6%
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12. Would you prefer to own or rent your home?
218 responses

13. If you would prefer to own, what purchase price level would
you be willing to pay?
207 responses

14. If you would prefer to rent, what monthly rent would you be
willing to pay?
164 responses

Number of bedrooms Number of bathrooms
0

50

100

NoneNoneNone 111 1.51.51.5 222 333 444 More than 4More than 4More than 4

Own
Rent

8.7%

91.3%

Less than $100,000
$100,001-$125,000
$125,001-$150,000
$150,001-$200,000
$200,001-$300,000
Over $300,000

11.6%

18.4%

23.2%

24.2%

15%



9/12/2019 HADDON AVENUE AREA HOUSING SURVEY

https://docs.google.com/forms/d/1YsB9HGVb57_2JWvPg3vqyfvleQnI8jI-35DBdwh_dXI/viewanalytics 14/15

15. In deciding where to live, how important are each of the
following amenities and community characteristics?

16. What is your gender?
217 responses

Less than $800 per month
$801-$1000 per month
$1001-$1200 per month
$1201-$1500 per month
$1501-$1800 per month
$1801-$2000 per month
More than $2000 per month17.7%

21.3%

24.4%

20.1%

Newly constructed
home

Modern kitchen/
bathrooms

Central A/C Fireplace Interior finishes
(e.g., hardwood

floors)

A
his

0

50

100

150

200 Not ImportantNot ImportantNot Important Somewhat ImportantSomewhat ImportantSomewhat Important Very ImportantVery ImportantVery Important

Male
Female
Prefer not to answer

23.5%

75.1%
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17. What is your age?
217 responses

18. What is your annual household income?
216 responses

Thank you for your feedback!

This content is neither created nor endorsed by Google. Report Abuse - Terms of Service

Under 25 years of age
25 to 35 years of age
36 to 45 years of age
46 to 55 years of age
56 to 65 years of age
Over 65 years of age
Prefer not to answer

19.8%22.6%

26.7% 24.4%

Less than $35,000
$35,001-$50,000
$50,001-$65,000
$65,001-$80,000
$80,001-$100,000
$100,001-$125,000
$125,001-$150,000
Over $150,000
Prefer not to answer10.2%

11.1%

25.5%

11.1%

13.9%

13.9%
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