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INTRODUCTION  
 

 
 
Figure 1: Downtown Carlisle looking north towards High Street (PA State Highways 11, 74, 641-left to right). Hanover 
Street (PA State Highways 11 and 34 shown at the right /top to bottom of image). Cumberland County Courthouse and 
Hanover Street are shown at the right. Dickinson College is located one block to the west (left) along High Street outside 
of the image.  
 
Executive Summary   
After experiencing a steady loss of many of its retailers during the past four decades, downtown 
Carlisle is beginning to see the emergence of numerous creative specialty retailers and 
restaurants. The shops along Pomfret Street have recently organized and branded themselves as 
a unique artistic shopping district which serves as a model for future commercial growth. Cafes, 
apparel, gifts and a book store are clustered along High Street. However, many of the downtown 
businesses are primarily destination-type stores that depend upon purpose-driven visits. As a 
result, the downtown is not a functioning, cohesive shopping district that can attract visitors for an 
extended shopping or entertainment experience. Recently, leading retailers entering the Carlisle 
market, such as Kohl’s, Target, Panera Bread and Chili’s Restaurant, have opened outside of the 
downtown along I-81, further dispersing its commercial core.   
 
The region remains a viable retail market, with considerable opportunities. This study finds that at 
present the Borough of Carlisle’s downtown can support an additional 162,500 square feet of 
retail and restaurants, generating over $50.3 million in new sales. By 2016, the downtown can 
grow to almost 200,000 square feet of total new commercial, producing nearly $70 million in gross 
sales. The demand could partially be absorbed by expanding existing businesses, or by adding 
60 to 80 new local, regional, and national restaurants and retailers. 
 
If opened, these new businesses could fill a void for many of the goods and services that are 
desired and needed by the area’s residents, college students and employees, as well as its many 
visitors. Carlisle’s extraordinary role in American history, combined with its distinguished 
architectural character, could establish the borough as a regional or even national destination if 
state-of-the-art placemaking improvements and design standards were implemented. 
Surprisingly, many of the downtown’s building facades, parking facilities, storefronts, 
streetscapes, and signage are poorly designed or in disrepair and not representative of the 
community’s heritage.  
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Figure 2: Carlisle is at the crossroads of central Pennsylvania, with four state highways merging through the downtown 
and two interstate freeways situated north and south of the borough. The Pennsylvania Turnpike, I-76, and Interstate 81 
intersect three miles east of downtown Carlisle, and provide good regional access with five interchange exits.  

 
Carlisle is located in the heart of Pennsylvania’s Cumberland Valley at the intersection of four 
state highways and two interstate freeways, making it an attractive location for industry, logistics, 
and leading retailers. State Highways 34, 11, 641, and 74 cross through the downtown’s center 
and The Pennsylvania Turnpike (I-76) and I-81 are situated north and south of the borough, 
intersecting only three miles east of the downtown. Five interchanges along the freeways provide 
Carlisle with unusually convenient regional accessibility. The borough has recently successfully 
implemented innovative traffic calming measures by redesigning its downtown state highways into 
shopper-friendly streets and bicycle lanes.  
 
Carlisle is also home of the U.S. Army War College, Dickinson College, and The Dickinson – 
Pennsylvania State University School of Law. These institutions provide significant economic and 
cultural resources for the community, and act as attractions for thousands of visitors. Carlisle is 
also the county seat and is located just 15 miles west of Harrisburg, the state capital, making it a 
desirable ‘bedroom’ community for governmental workers and its own educational institutions’ 
faculty and staff. Located only 25 miles north of historic Gettysburg, Carlisle has an opportunity to 
appeal to many of its three million civil war battlefield visitors. The borough’s downtown was also 
attacked by the Confederates and its courthouse has evidence of the canon shell damage.   
 
Further, this study finds that the downtown has a strong 2011 primary trade area population of 
152,200 persons that is estimated to grow to 160,000 persons by 2016. The projected annual 
growth rate is one percent, slightly exceeding both the state and national levels. Average household 
income in the primary trade area is $68,300, which is greater than the state level but less than the 
national average. The district's per capita income is $27,300—also larger than the state’s number, 
but below the national measure. The primary trade area has a labor base of 75,000 employees, with 
60.7 percent holding white-collar management level positions. 
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The average asking retail rent rate of $11.80 per square foot triple net is 10.5 percent lower than 
the pre-recession mid-2008 level of $13.20 per square foot. This rate has stabilized near the 2007 
level of $11.85 per square foot, and is trending flat near this recent historic low. Carlisle’s asking 
rent rate has historically been lower than the state, Cumberland Valley, and Harrisburg averages, 
and it remains so today. The Harrisburg-Carlisle metro market third quarter 2011 average asking 
retail sales price is down 1.3 percent from the third quarter 2010 values, currently at $102.80 per 
square foot. The median retail property sale price has plummeted over the last three years from 
$98 per square foot at the end of the third quarter of 2008, to 2011’s third quarter level of only $54 
per square foot. 
 
Downtown Carlisle’s 2011 additional supportable retail includes the following:  
 

Table 1: Supportable Retail Categories 
 

Business Type Supportable Size Number of Stores 

  Apparel, Shoes & Accessories   14,900 sf  8 – 12 stores 

  Electronics, Appliances & Computers   18,700 sf   5 –6  stores  

  Food & Beverage    17,900 sf   3 – 5  stores 

  General Merchandise   25,200 sf  5 – 9 stores 

  Hardware, Lawn & Garden     2,100 sf    1 – 2 stores 

  Health Care & Personal Services   25,100 sf    6 – 8 stores 

  Home Furnishings     8,600 sf  8 – 10 stores 

  Jewelry, Luggage & Leather Goods       700 sf         1  store 

  Miscellaneous Retailers  13,300 sf 11-12 stores 

  Restaurants  24,500 sf 8 –10 restaurants  

  Sporting Goods, Hobby, Books & Music  11,200 sf   4 – 5 stores 

  Totals 162,500 sf              60-80 stores 

 
See Table 11 for a detailed breakdown of the study area's supportable retail categories and sales 
potentials. 
 
Background  
Gibbs Planning Group, Inc. (GPG) has been retained by the Borough of Carlisle to conduct a 
retail feasibility analysis for its downtown commercial area. The study area is the central business 
district on Hanover Street, north of Interstate 81 to Penn Street, and along High Street from the 
Ritner Highway to York Road. At the heart of the study area lays Carlisle’s historic downtown on 
Hanover and High Streets, both state highways. The borough is a main traffic hub, with interstate 
highways accessible from Hanover to both the north and south, and state roads to Mechanicsburg 
and Chambersburg. 
 
The retail character of downtown Carlisle is that of small, neighborhood-class goods and service 
providers mixed with apparel, antiques, art, books, collectibles, gift shops, groceries, and 
restaurants. Residents fulfill many of their primary retail shopping needs at the large format 
national retailers and shopping centers located outside of the downtown or in the cities of 
Harrisburg, Chambersburg, Hanover, and York. 
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The primary trade area consumer base in Carlisle is growing at a rate greater than both the state 
and national levels. The local business community continues to outperform the state and national 
economies, with unemployment at only 6.7 percent, lower than both the state and national levels.  
 

 
 
Figure 3: Consumers in the primary trade area account for 70 to 80 percent of the business generated in the study area. 
 

The following issues are addressed by GPG in this study: 
 

• What is the existing and planned retail market in the downtown Carlisle study and trade 
areas?   

 
• What are the primary and secondary trade areas for the study area? 

 
• What are the population, demographic and lifestyle characteristics in the trade areas, 

currently and projected for 2015?  
 
• What is the current and projected growth for retail expenditures, now and for the next five 

years? 
 
• How much additional retail square footage is supportable in the Downtown Carlisle study 

area and what retail uses should be encouraged? What sales volumes can development 
achieve in or near the study area?  

 
• To prepare a list of potential local, regional and national retailers that could locate in 

Carlisle.  
 

• A review of the downtown’s policies and built environment as they impact retail 
commerce.  

 



 
 

Ca
G
14

 

 
Fi
st
 
M
T
sh
se
as
ad
po
 
G
un
G
ev
re
re
P
co
In
ga
 
F
ar
re
ne
ex
an
as
eq
da
an
C
 
 
 
 
 

arlisle, Pennsylv
ibbs Planning Gr
4 March 2012 

Figure 4: The Carl
treet-level comme

Methodology  
o address the
hopping cente
econdary trad
ssessed mos
ddition, GPG 
otentially dep

GPG visited th
nderstanding 

GPG then defi
valuation, geo
etail strengths
etail gravitatio
opulation, co
ollected by ce
nfoUSA, ESR
athered from 

inally, based 
rea (the gross
etail category)
ew developm
xpenditure an
nd planned re
ssessment of
quated to pot
ata provided 
nd Internation

Carlisle study a

vania Market Stud
roup, Inc. 

rlisle downtown h
mercial storefronts

e above issue
ers and retail 
de areas. This
t of the major
drove a 75-m

ploy a new or 

he area during
of the retail g

ned a trade a
ographical an
s and weakne
on in the mark
nsumer expe

ensus tracts fr
I, CCIM, STD
local sources

on the projec
s consumer e
), GPG projec

ment. The proje
nd demograph
etail competiti
f the Carlisle s
tential retail de
by Dollars an
nal Council of
area. 

dy                       

has a mix of comm
s.    

es, GPG cond
concentration

s evaluation w
r and planned

mile radius to 
sister store in

g the daytime
gravitational p
area that woul
nd topographi
ess of the com
ket, as well as
nditure and d
rom the U.S.

DB,CBRE, Cla
s.  

cted consume
expenditure by
cted the poten
ected net con
hic characteri
ion, traffic and
study area. N
evelopment s

nd Cents of Sh
f Shopping Ce

                          

mercial and civic

ducted a detai
ns in and surr
was conducte
d retail concen
seek out loca

n Carlisle.  

, as well as th
patterns and t
ld serve the re
cal considera

mpetition, con
s our experien
demographic c
Bureau of the

aritas, and CO

er expenditure
y retail catego
ntial net cons
nsumer expen
istics of the p
d retail gravita

Net potential c
square footag
hopping Cent
enters), qualit

                         

  

c properties, with

iled evaluatio
rounding Car

ed during Dec
ntrations in an
al and regiona

he evening, to
traffic patterns
etail in the do

ations, traffic a
centrations o
nce defining t
characteristic
e Census, U.S
OSTAR, and u

e demand in t
ory less the c
umer expend

nditure captur
rimary and se
ational patter

captured cons
ge with the use
ters (a publica
tatively adjus

                          

h residential dwel

on of most ma
lisle, including
ember 2011. 
nd around the
al businesses 

o gain a qualit
s throughout 

owntown base
access/flow in
f daytime em
rade areas fo

cs of trade are
S. Bureau of L
updated base

he downtown
urrent existin

diture (gap) av
re is based on
econdary trad
ns, and GPG

sumer expend
e of retail sale
ation of the U
ted to fit the u

                         

lling units above 

ajor existing 
g the primary
GPG visited 

e trade areas.
that could 

tative 
the study are

ed on the field
n the area, re
ployment, an

or similar mark
ea residents w
Labor Statisti

ed on informat

n Carlisle trad
g retail sales
vailable to sup
n household 
de areas, exis
’s qualitative 

diture (gap) is
es per square
rban Land Ins
urbanism of th

     5.    

 

the 

y and 
and 
. In 

ea.  
d 
lative 
d the 
kets.  
were 
cs, 
tion 

e 
by 
pport 

ting 

 
e foot 
stitute 
he 



 
 

6.              

 

 
Figure 5: Dic
Along with th
populations,
 
Study Ass
This study
 

• O
re
is
hi
sq

 
• N

st
 

• T
pr
se

 
• A

th
 

• E
em

 
• T

m
le
C

 
• T

in

                       

ickinson College 
the Army War Co
, facility, staff and

sumptions 
y is based on 

Other major co
etail is consid
s projected to 
igher sales pe
quare foot by 

No major regio
tudy through 2

he Downtown
rojects with c
ewer, arterial 

Annual popula
hroughout the

mployment d
mployment by

he projected 
model of the re
ease rates. Da
COSTAR Grou

he region’s e
nflation, retail 

                       

 
and the Penn St

ollege, they provid
d visitors are gen

the following

ommunity reta
ered for this s
remain const
er square foo
individual ret

onal retail cen
2016.  

n Carlisle stud
urrent and inn
roadways, et

tion growth fo
e five-year per

istribution is p
y NAICS cate

lease and vac
elationship be
ata was gathe
up, Inc., LOO

conomy will c
demand, and

                       

 
tate Dickinson La
ide a unique emp
nerally underserv

 assumptions

ail centers ma
study. The qu
tant. Gains in
t in newly dev
tail categories

nters will be de

dy area is pro
novative stan
tc.) can suppo

or the primary
riod of this stu

projected to r
egories. 

cancy rate mo
etween chang
ered from the 
PNET, and lo

continue at no
d growth. 

                       

aw School are att
ployment and edu
ved by Carlisle’s 

s: 

ay be planned
uality of the ex
 future averag
veloped retail
s. 

eveloped with

operly zoned t
dards, and th
ort additional 

y trade area is
udy. 

emain consta

odel is based
ges in employ

US Census B
ocal brokerage

ormal or abov

          Carlisle,  

ttended by appro
ducational concen
s existing retail se

d or proposed
xisting retail tr
ge retail sales
 and selected

hin the trade a

to support infi
he existing inf

commercial d

s estimated to

ant, without a 

d on our propr
yment and cha
Bureau, Expe
e services. 

ve normal rang

Pennsylvania Ma
 Gibbs Plannin

14

oximately 2,500 s
ntration, but their
election.  

d, but only the
rade in the stu
s per square f
d increases in

area defined 

ill and redeve
rastructure (w
development.

o be 1.0 perce

spike or decl

rietary econom
anges in vaca
erian, ESRI, C

ges of employ

arket   Study     
ng Group, Inc. 
4 March 2012 

 
students.   
r student 

e existing 
udy area 
foot reflect 

n sales per 

by this 

elopment 
water, 
 

ent 

ine in 

metric 
ancy and 
CBRE, 

yment, 

                                           



 
 

Carlisle, Pennsylvania Market Study                                                                                                                                   7.    
Gibbs Planning Group, Inc. 
14 March 2012 

• Any new construction in the Carlisle study area will be planned, designed, built, and 
managed to the best practices of the American Institute of Architects, the American 
Planning Association, the Congress for the New Urbanism, the International Council of 
Shopping Centers, the National Trust for Historic Preservation, the National Main Street 
Program and the Urban Land Institute. 

 
• The study area will capture an additional 0.025 to 2.80 percent of the existing gross 

household, visitor and employment retail and restaurant spending that is presently not 
occurring or that is currently being spent outside of downtown Carlisle.  

 
• Visibility of any new retail is assumed to meet or exceed industry standards, with 

appropriate signage to advertise the business to the consumers. 
 

• Infill or redevelopment projects in the study area will open with sustainable amounts of 
retail and anchor tenants at planned intervals and per industry standards. 
 

• The downtown will implement a business improvement district, lighting improvements, 
marketing programs, parking management practices, building façade design standards, 
signage standards, and other planning and management policies and practices generally 
accepted by the shopping center industry and downtown shopping districts.  

 

 
 
Figure 6:  Carlisle has an extraordinary array of historical buildings and storefronts. Shown above are 
shops located along High Street between Hanover and Dickinson College.  

 
Key Definitions 
This study utilizes the shopping centers typologies defined by the International Council of 
Shopping Centers (ICSC) as follows: 
 

• Convenience Centers:  Convenience centers are 30,000 square feet or less, unanchored, 
and generally will service a trade area of up to one mile. These centers include: banking, 
carryout foods, florists, mail centers, small restaurants, small food markets, and 
professional services such as real estate and financial consulting. The centers typically 
include six to eight businesses.  
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• Neighborhood Centers:  Neighborhood centers are anchored with a full-sized 
supermarket and typically range from 60,000 to 100,000 square feet. They service a trade 
area of two to three miles and can include apparel, banks, carryout food, hardware, mail 
centers, restaurants, sporting goods, and professional services such as financial 
consulting and real estate.  
 

• Community Centers:  Community centers typically range from 150,000 to 300,000 square 
feet and are almost always anchored with a full-sized department store. They also include 
junior anchor retailers selling books, crafts, shoes, and sporting goods. Community 
centers often include large home improvement stores and medium-sized discount apparel 
stores. Their service area is typically five to seven miles in suburban locations.  
 

• Lifestyle Centers: Lifestyle centers average 150,000 to 200,000 square feet and feature 
popular apparel, book, and home furnishing stores, as well as cinemas and a wide 
selection of themed restaurants. The centers are frequently planned as walkable areas 
with main streets. Recently, lifestyle centers have included large anchors such as 
department stores, public libraries, and supermarkets. These centers typically have a 
trade area of four to six miles when developed in suburban settings. Lifestyle centers that 
include civic, employment, and residential buildings along with the retail land use are 
defined as ‘town centers.’ 

 
• Regional Centers: Regional centers average trade areas of eight to 12 miles and are 

anchored with multiple department stores. The centers can range from 800,000 to 
1,500,000 square feet, and often include cinemas along with 200,000 square feet of 
national brand fashion.  
 

This study also utilizes the trade area typologies as defined by MapInfo and listed below: 
 

• Primary Trade Area:  The primary trade area (PTA) refers to that area from which the 
retail offerings at the site will draw approximately 70 to 75 percent of their business, and 
includes a population base that will make the area a primary shopping destination by 
typically shopping there on a weekly basis. 
 

• Secondary Trade Area:  The secondary trade area (STA) represents that area from which 
the site will draw an additional 10 to 15 percent of its business. Those residents who live 
in the STA, but not within the PTA, will shop the Carlisle retail zones frequently (one to 
two times a month), but the area will not be their primary shopping destination. 

 
• Tertiary Trade Area:  The tertiary trade area accounts for additional retail expenditures 

that the area derives from more distant communities that may not shop on a regular basis 
in Carlisle, but will consistently account for some percentage of sales. 

 
Limits of Study  
The findings of this study represent GPG’s best estimates for the amounts and types of retail 
development that should be supportable in the Carlisle study area. Every reasonable effort has 
been made to ensure that the data contained in this study reflect the most accurate and timely 
information possible and are believed to be reliable. This study is based on estimates, 
assumptions, and other information developed by GPG independent research effort, general 
knowledge of the industry, and consultations with the client and its representatives. 
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Figure 7:  Carlisle has many interesting specialty retail shops offering apparel, baked goods, books, collectibles, health 
foods and restaurants.  Shown: The Clothes Vine, above left, and Antiques on Hanover, right.  

No responsibility is assumed for inaccuracies in reporting by the governmental agencies, the 
client and its representatives, or in any other data source used in preparing or presenting this 
study. This report is based on information that was current as of January 14, 2012, and GPG has 
not undertaken any update of its research effort since such date. This report may contain 
prospective financial information, estimates, or opinions that represent GPG’s view of reasonable 
expectations at a particular time, but such information, estimates, or opinions are not offered as 
predictions or assurances that a particular level of income or profit will be achieved, that particular 
events will occur, or that a particular price will be offered or accepted.  
 
Actual results achieved during the period covered by our prospective financial analysis may vary 
from those described in our report, and the variations may be material. Therefore, no warranty or 
representation is made by GPG that any of the projected values or results contained in this study 
will be achieved. 
 
This study should not be the sole basis for programming, planning, designing, financing, or 
development of any commercial center. This study is for the use of the Borough of Carlisle for 
general planning purposes only, and is void for other site locations or developers. 
 
This study represents a third party analysis of the types and sizes of retail that are supportable in 
the Carlisle study area. GPG does not recommend that any or all of the supportable retail types or 
brands be recruited by the public or private sectors.  
 
Trade Area Growth  
GPG’s assessment was based on our field evaluation and discussions with industry 
professionals, and took into account the existing retail hubs, population clusters, highway access, 
and retail gravitation in the market. Relying on that information, along with our experience defining 
trade areas for similar communities, GPG determined that consumers in the Carlisle trade areas 
generate demand to support a wide variety of additional neighborhood- and community- scale 
retailers totaling $50.3 million in annual sales in 2012. This potential will continue to grow over the  
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Figure 8: The Downtown Carlisle primary trade area is within the red line. The green line delineates the total trade area. 
The black ring illustrates a 25 mile radius to provide a scale for the graphic.  

 
next five years, sustained by an annual population growth rate of 1.0 percent and average 
household income growth of 2.5 percent. Nearly 200,000 square feet of additional retail, 
potentially yielding almost $200 million in new gross sales revenue, will be supportable by 2016.   
 
The primary trade area is the consumer market where the Carlisle study area has a significant 
competitive advantage because of access, design, lack of competition, and traffic and commute 
patterns. This competitive advantage equates to a potential domination of the capture of 
consumer expenditure by the retailers in the study area. The secondary trade area is the 
consumer market which provides some capture of consumer expenditure, but the study area does 
not hold the position of supremacy in this market as it does in the primary trade area. 
 
GPG defined a primary trade area by topography, vehicular access, strength of retail competition, 
and residential growth patterns. Consumers inside of the primary trade area will account for 70 to 
80 percent of the total sales captured by retailers in the Downtown Carlisle study area. Due to the 
strong retail gravitational pull of Harrisburg and York, limited population density to the immediate 
north/west/south, limited convenient access to the north and south, and a lack of strong 
competition to the west along Interstate 81 or the Pennsylvania Turnpike, GPG finds that the 
primary trade area is centered on the downtown, while being elongated to the west along the axis 
of Interstates 81 & 76. 
 
The following borders approximately delineate the primary trade area: 

 State Road 944 to the north. 
 Highway 581 & the Gettysburg Pike to the east. 
 Downtown Shippensburg to the west. 
 Pinegrove Road to the south.  
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Demographic Characteristics  
Using data from ESRI, Experian, and Claritas, GPG obtained the population and demographic 
characteristics, present and projected for 2015 and 2016, for the defined trade areas, as well as 
national and statewide statistics.  
 

Table 2: Demographic Comparisons 

 

Characteristics 
Primary 
Trade 
Area 

Pennsylvania U.S. 

2011 Population 152,200 12,587,000 311,213,000 

2016 Projected Population 160,000 12,650,000 323,209,000 

2011-2016 Projected Annual Growth Rate 1.00% 0.10% 0.76% 

Persons Per Household 2011 2.44 2.44 2.59 

2011 Median Household Income $59,100 $54,100 $54,400 

2011 Per Capita Income $27,300 $27,200 $26,700 

Households w. incomes $75,000 or higher 34.3% 31.4% 32.9% 

% White 93.0% 82.6% 71.9% 

% Hispanic  2.3% 5.2% 16.2% 

% Median Age 40.2 40.7 37.0 

 % White-Collar Employed 60.7% 62.1% 61.6% 

 
Table 2: This side-by-side table compares and contrasts primary trade area demographic statistics with those of 
Pennsylvania and the United States. 

 

The Carlisle primary trade area’s estimated 2011 population is 152,000 persons, which is 
expected to grow to 160,000 by 2016, a 5.1 percent projected increase over the total five-year 
period. This annual growth rate is substantially greater than the state level of 0.5 percent, and the 
national rate of 3.9 percent. 
 
The number of households in the primary trade area is estimated at 59,000, holding 2.44 persons 
per household, and is projected to grow to 63,500 by 2016, a 7.5 percent total increase over the 
five-year period of 2011-2016. A small decline in persons per household, from 2.44 to 2.43, over 
the next five years is the cause of the imbalance in the 2.4 percent gain of households over 
population. Approximately 69.5 percent of households are owner-occupied—a number that is 
estimated to decrease by 0.4 percent in 2015. A decline in owner-occupied and rental housing is 
causing the projected vacant housing units statistic to increase from 5.3 percent in 2010 to 6.0 
percent in 2015. 
 
As shown in Table 2, the median household income of $59,100 in the primary trade area is 
significantly higher than the Pennsylvania and national levels. The average household income by 
census tract map found in the appendix of this report depicts divergent incomes in the primary 
trade area, with lower incomes in the center and western portions and higher incomes in the 
northeast sector. 
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Lifestyle Trade Area Statistics Short Description 

 

 
Midland Crowd 

 
Population 
16,300 
 
Median HH Income 
$49,700  
 
10.7% Carlisle Study 
Area Market Share 
 
3.8% Nation  
Market Share 

The approximately 11.6 million people in Midland Crowd 
neighborhoods represent the largest market of 
Community Tapestry, nearly 4 percent of the U.S. 
population, and it is still growing. Since 2000, the 
population growth has been 2.34 percent annually.  
 
The median age of 36.9 years parallels that of the U.S. 
median. More than half of the households (62 percent) 
are composed of married-couple families, half of whom 
have children. One-fifth of households are occupied by 
those who live alone. Most residents are white. 
 

 

 
Cozy & Comfortable 

Population 
16,100 
 
Median HH Income 
$65,800  
 
10.6% Carlisle Study 
Area Market Share 
 
2.8% National  
Market Share  
 

Cozy and Comfortable residents are middle-aged, 
married couples, comfortably settled in single-family 
homes in older neighborhoods. The median age is 41.9 
years, slightly older than that of the U.S. median. Most 
residents are married, without children, or married 
couples with school-age and adult children.  
 
This is a relatively large segment, with 8.6 million people 
(the fifth largest population of all the Community 
Tapestry segments), and growing moderately by 0.7 
percent annually. Most of the residents in this segment 
are white. 
 

 

 
Old & Newcomers 

 
Population 
9,100 
 
Median HH Income 
$43,000 
 
6.0%Carlisle Study 
Area Market Share 
 
1.9%National  
Market Share  

Old and Newcomers neighborhoods are in transition, 
populated by renters who are starting their careers or 
those who are retiring. The proportion of householders 
either in their 20s or aged 75 or older is higher than the 
proportion at the U.S. level. The median age of 37.0 
years simply splits this age disparity. These 
neighborhoods have more single-person and shared 
households than families. The majority of residents are 
white, but the racial diversity is very similar to the U.S. 
level of diversity. 
 

 
Table 3: The top five Tapestry Lifestyle groups above portray a concentration of married families with children in the 
primary trade area. 

 
The most common trade area tapestry lifestyle group is “Salt of the Earth”, representing 20.5 
percent of households. They are rooted in their settled, traditional, and hardworking lifestyles. 
Independent and self-reliant, they take on small home improvement and remodeling projects 
themselves. They also spend a lot of time and money on their vegetable and flower gardens, 
owning the necessary tools and equipment to make them a success. Twenty-eight percent of the 
households own three or more vehicles, making Salt of the Earth one of the top segments with 
this distinction. These rural households typically own or lease many vehicles including a truck. 
Many own a motorcycle. Overall, they prefer domestic vehicles to imports and handle the 
maintenance themselves. Most residents carry insurance policies to protect themselves and their 
families and invest in annuities, certificates of deposit, and U.S. savings bonds. Families often 
have two or more pets, either dogs or cats. 
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Employment  
The employment picture found in the study area reflects a service, retail and manufacturing base, 
with additional elevated levels in transportation, wholesale trade, and construction. The services 
sector accounts for 32.3 percent of employment found in the trade area. 
 
As shown in Table 4 below, the above-average levels of employment in the retail, transportation, 
construction and wholesale sectors are at the expense of the finance, insurance, and real estate 
classification, and the government and services sectors. Underrepresentation in these segments 
of the economy explains the lower levels of white-collar employment found in the trade area. 

 
Table 4: Employment in the Primary Trade Area by Sector  

 

Sector Primary Trade Area Pennsylvania  U.S.  

Agriculture and Mining 1.0% 1.2% 1.5% 

Construction 5.1% 3.8% 4.5% 

Manufacturing 11.2% 11.7% 9.7% 

Transportation 8.4% 3.6% 3.0% 

Communication 0.6% 0.9% 0.9% 

Utility 0.1% 0.5% 0.6% 

Wholesale Trade 8.5% 5.3% 5.4% 

Retail Trade 23.6% 19.3% 19.8% 

Finance, Insurance & Real Estate 3.8% 6.7% 7.0% 

Services 32.3% 40.8% 40.4% 

Government 5.4% 5.8% 6.7% 

Other 0.1% 0.4% 0.4% 
 

Table 4: Retail Trade, Transportation, Construction, and Wholesale Trade sector employment in the  
Carlisle primary trade area is greater than state or national levels. 

 
Carlisle’s large daytime employment plays a major role in supporting the downtown commercial. 
The borough is the county seat, and houses the county courthouse and numerous law firms, as 
well as Dickinson College and the Dickinson-Penn State School of Law. Additionally, the Comfort 
Inn Hotel located downtown attracts numerous business travelers. Carlisle’s downtown is 
estimated to have almost 14,000 employees working within a five-minute drive, including the 
Carlisle Regional Medical Center. The mix of downtown employees is similar to that of the primary 
trade area, with services and retail trade having 4,800 and 3,300, respectively. Government is the 
second leading sector of employment in the downtown at just over 2,000 positions. It should be 
noted that jobs at educational institutions, such as those at Dickinson College and Dickinson Law 
School, are classified as service industry occupations, not in the government classification.  
 
The Bureau of Labor Statistics reports that between November 2010 and October 2011, the 
Carlisle/ Harrisburg market saw a 3.6 percent jump in construction employment, a 3.3 percent 
gain in the number of education/health workers, a 1.4 percent rise in leisure & hospitality, a 1.0 
percent improvement in manufacturing, and a 0.6 percent bump in the “other services” category. 
Weakness in the job market appeared in the information segment, which lost 3.6 percent of its 
workers. The government sector saw a 3.4 percent loss, and the trade/transportation/utilities 
division fell by 1.7 percent. Carlisle’s major employers include Giant Food Stores with 3,300 
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employees, Cumberland County with 1,050 employees, Dickinson College’s 750 full-time staff 
members, and Keen Transport’s 610 workers. 
 

Table 5: Existing Employment/Jobs by Industry & Distance from Downtown Carlisle* 

 

Employment Sector 
Downtown 

 
5 minute 
Drive-time 

10 minute 
Drive-time 

15 minute 
Drive-time 

Total Employment   13,962 19,971 30,330 39,246 

Agriculture, Forestry, Fish & Hunt 2 5 18 40 
Mining 0 0 9 16 

Utilities 3 3 4 6 
Construction 432 597 965 1,639 

Manufacturing 592 1,182 1,724 2,177 
Wholesale Trade 1,373 2,376 3,022 3,158 

Retail Trade 2,129 2,973 4,561 6,827 
     Motor Vehicle & Parts Dealers 94 153 317 1,345 

     Furniture & Home Stores 34 48 74 99 
     Electronics & Appliance Stores 65 81 101 103 

     Building Material & Garden 55 309 413 608 
     Food & Beverage Stores 456 672 1,449 1,615 

     Health & Personal Care Stores 82 103 141 206 
     Gasoline Stations 344 375 527 530 

     Clothing & Accessories Stores 75 87 105 158 
     Sporting, Hobby, Book & Music  54 83 111 158 

     General Merchandise Stores 735 889 1,074 1,657 
     Miscellaneous Store Retailers 126 157 210 306 

     Nonstore Retailers 9 16 38 42 
Transportation & Warehousing 789 1,431 3,972 4,331 

Information 316 412 535 558 
Finance and Insurance 207 287 412 826 

     Credit & Related Activities 151 203 275 393 
     Securities & Financial Investments 17 27 45 159 

     Insurance Carriers & Related Act.s 38 57 92 274 
Real Estate and Rental & Leasing 313 414 599 720 

Professional, Scientific, & Technical Serv. 649 865 1,166 1,706 
     Legal Services 209 217 233 281 

Waste Management & Remediation  106 179 337 405 
Educational Services 1,353 1,405 1,780 3,298 

Health Care & Social Assistance 1,501 2,516 4,026 4,743 
Arts, Entertainment, Recreation 227 304 521 643 

Accommodation & Food Services 1,222 1,975 2,988 3,836 
     Accommodation 91 166 434 459 

     Food Services and Drinking Places 1,131 1,809 2,553 3,377 
Other Services (except Public Admin.) 705 882 1,206 1,687 

     Automotive Repair & Maintenance 85 127 247 303 
Public Administration 2,040 2,162 2,478 2,627 

Unclassified Establishments 3 3 7 7 
 
Table 5:  Existing Employment-Jobs by type: Retail Trade, Public Administration, Health Care & Social Assistance, 
Wholesale Trade, and Educational Services are the main sources of employment in downtown Carlisle.  
* Note, figures represent actual jobs, and does not include residents that work elsewhere.  
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Consumer expenditure from daytime employment compliments that which is captured in the 
evenings and on weekends by households in the trade area. Office Worker Spending Patterns, 
published by the International Council of Shopping Centers in 2004, provides insight into the 
impact of downtown employment. Weekly office worker expenditure, adjusted for 2011 dollars, is 
estimated at $157.   

Table 6: Downtown Carlisle Worker Expenditure   
 

 
 
Table 6:  Employees in Carlisle’s CBD expend over $17.1 million dollars annually. 

 
Non-office workers are estimated to have slightly less disposable income, to have multiple work 
locations, including at home, and typically are on the road more during their workweek. Retail 
purchases (general merchandise, apparel, home furnishings, electronics, grocery, and 
convenience items) make up the majority of the office worker dollars at $116. Restaurant 
expenditures (full service, limited service, and drinking places) account for the balance at $41 per 
week. Annualized, each office worker expends $8,164 before, during, and after work. Much of this 
potential expenditure can be captured within the CBD.    
 
The annual impact of the almost 14,000 daytime employees working near downtown Carlisle is: 
$8.3 million in prepared food and beverage establishments, $5.2 million in retail goods sales, $2.2 
million in grocery purchases, and $1.5 million in convenience items, totaling $17.1 million in 
captured expenditure.  
 
Dickinson College 

 

 
 

Figure 10: Rector Science Complex at Dickinson College is located only two blocks west of the downtown. 

 
Dickinson College, a highly respected residential liberal arts college with 2,400 students and 200 
faculty, is located adjacent to the west edge of the downtown. Ninety-four percent of the students 
live in campus housing, while only six percent live off campus. While the typical college student 

Weekly Annual CBD CBD Office CBD Non-Office Total CBD
Expenditure Expenditure Capture Worker Expenditure Worker Expenditure Worker Expenditure

4,095 9,867
Prepared Food & Beverage

Limited & Full Service Restaurants $25 $1,300 75.0% $3,513,510 $3,132,378 $6,645,888
Drinking Places $16 $832 25.0% $851,760 $759,364 $1,611,124
Retail Goods

General Merchandise, Apparel, 
Home Furnishings, Electronics

$68 $3,536 20.0% $2,751,185 $2,452,746 $5,203,931

Grocery $29 $1,508 15.0% $1,173,299 $1,046,024 $2,219,323
Convenience Items $19 $988 33.0% $768,713 $685,326 $1,454,039

Total $157 $8,164 $9,058,467 $8,075,838 $17,134,305
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has a limited discretionary expenditure budget, many students at this affluent private school are 
the exception to the rule. Some form of need-based financial aid goes to 54.4 percent of 
Dickinson College undergraduates, averaging $29,000 of the $53,900 annual cost.   
 
The impact of college students is often minimal on downtown shopping districts for a variety of 
reasons, including narrow category bands of retail purchasing, lack of access to the retail district 
due to limited links to college campus enclaves, on-campus retailers meeting narrow student 
needs, and rationed discretionary expenditure budgets.  
 
The 180-acre Dickinson campus is well-integrated into the fabric of the downtown, with access 
along Louther, High and Pomfret Streets. On-campus retail consists mostly of coffee and snack 
shops located in the Holland Union Building, Waidner-Spahr Library, and the Quarry. The campus 
bookstore is located in the Holland Union Building. 
 
Student, faculty, staff and visitor spending equates to $4 to $6 million in potential annual retail 
spending, or approximately 20,000 square feet of retail (equivalent to 10 to 15 restaurants and 
stores).   
 
United States Army War College 

 

  
 

Figure 11: US Army War College Logo (left); Students and faculty (right). (Source: the Army War College website) 

 
The United States Army War College is located adjacent to the northeast edge of Carlisle’s 
downtown on a 500-acre campus, which was formerly the Carlisle Barracks during the Civil War. 
At any one time, this institution trains approximately 600 senior American and allied service 
members, as well as some civilians. The War College offers a two-year, internet-based program 
and a 10-month on-site course in strategic studies. Students are offered the option of on-campus 
barracks housing or off-campus private lodging. 
 
On-site retail for the War College includes the Commissary and the Post Exchange. The 
Commissary is a small grocery including prepared food to go. The Post Exchange is made up of 
limited service restaurants and personal service businesses, including a dry cleaner, barber shop, 
and optical shop.  Students attending the College are career officers who have achieved at least 
the rank of Lieutenant Colonel, designated as O-5. The 2012 military pay scale shows that an O-5 
officer with more than 10 years of military service has an annual base pay of $81,200—much 
higher than the average household income in Carlisle. The domestic and foreign students are 
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welcome consumers to the local retail community and bring further opportunity for captured 
expenditure. Many of the base’s visitors, students and staff frequently dine in downtown Carlisle 
and often return to live in the community upon retirement from military service. 
 
Carlisle Special Events 
 

    
 
Figure 12:  Carlisle Special Events conducts 10 seasonal auto shows that attract thousands of visitors. There is a 
significant opportunity to increase commerce in the downtown from the events’ visitors.  (Above, photos from the Fall, 
2011 car show. Source: Carlisle Events website) 

 

Carlisle has a full calendar of events geared to attract the Pennsylvania day-tripper or overnight 
leisure traveler. Center stage among these events are the ten national collector auto show events 
held at the Carlisle fairgrounds between April and October each year. Surprisingly, many 
downtown businesses reported that they experienced only slight increases in trade during the 
auto shows and the events represent a significant opportunity for increased sales.   
 
Cumberland County, for which Carlisle is the county seat, received $564 million in tourism-related 
expenditure in 2009, which was an off year, down 13.5 percent from 2008. This placed 
Cumberland fifth among the nine counties in the Dutch County Road tourism region. Dauphin and 
Lancaster counties lead the Dutch County Roads region in tourism expenditure capture with 
$2.39 billion and $1.37 billion, respectively. Shopping and Food & Beverage direct sales 
accounted for $202.1 million, or 36 percent of the total Cumberland County tourism expenditure.  
A state of Pennsylvania tourism report estimates that tourism expenditure in Cumberland County 
accounts for 5,800 full time jobs, and $145.7 million in labor income to residents.    
 
Gettysburg National Tourism 
Gettysburg, approximately 25 miles south of Carlisle, is a national tourism destination, with over 
three million visitors each year. Tourism is the top industry in Adams County, and accounts for 
over $381 million in expenditure, while employing an estimated 5,800 people. Most of 
Gettysburg’s vacationers come from the Mid-Atlantic region, consisting of Pennsylvania, Virginia, 
New Jersey, New York, and Maryland. Average length of stay is 1.25 nights, with 10 percent of 
visitors staying over three nights. 
 
Highlighting the opportunity for Carlisle to capitalize on Gettysburg’s national draw is the fact that 
56 percent of sightseers have been to Gettysburg on more than one occasion. Linking with 
Gettysburg tourism activities to make a day trip to see Carlisle’s civil war sights would benefit both 
communities by providing another destination to uncover the historic significance of the region.  
Currently, Carlisle has linked with the Gettysburg Convention & Visitors Bureau to be part of the 
interactive map depicting sites of interest, things to do, or places to shop. 
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TRADE AREA CHARACTERISTICS 
 

 
 
Figure 13: High and Hanover Streets were recently rebuilt and reduced in size from four lane state highways into two land 
streets with bicycle lanes. The redesign has improved the downtown’s walkability and appeal to shoppers. The bicycle 
lanes also make it easier for parallel parking.  
 

Location 
The Carlisle primary trade area is well defined by a combination of strong retail competition to the 
east and southeast, low residential density and poor vehicular access to the north, and distant 
towns and commercial concentrations to the far west and south. The strongest competition to 
downtown comes from the combined Carlisle Pike community shopping and US-15 
regional/community shopping corridor, which limits the eastern boundary of Carlisle’s trade area 
with strong and dense competition and a regional draw to the east.  
 

 
Figure 14: Regional linkage and local circulation to the study area is excellent from all directions but the north. 
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Access 
Regional linkage to the study area is excellent from the east and west, with multiple interchanges 
to Interstate 81, and toll plaza access to the Pennsylvania Turnpike. Local circulation to eastern, 
southern, and western neighboring communities is also easy via Trindle Road, the Harrisburg 
Pike, York Road, SR-34, Walnut Bottom Road, and Ritner Highway. Access to the north is 
hampered by the Ridge-and-Valley Appalachian mountain formations, including the Tuscarora 
State Forest and state game lands. 
 
The downtown is fed by heavier volumes on the surface roads from the east, Trindle and York 
Roads, and from the north, like Harrisburg Pike, which indicates that consumers and employees 
live in relative close proximity to their jobs and shopping destinations. The Pennsylvania Turnpike, 
with a low highway volume of 21,000 cars per day, does not feed a significant volume of people to 
the downtown. Interstate 81, which offers exceptional regional access from Harrisburg, 
Chambersburg, and Shippensburg, does not show a heavy traffic flow into downtown; only 13,000 
cars per day travel on the north side of the Hanover Street interchange. The 14,000 cars per day 
on the south side of the Hanover Street/Interstate 81 interchange suggest that this interchange is 
important to commuters on the south side of Carlisle. The traffic counts in the area are provided 
by the Pennsylvania State Department of Transportation, and are measured in terms of two-way 
average daily traffic volume. 
 

Table 7: Traffic Counts 
 

Location Traffic Count, AADT Year 

Hanover Street just north of High Street 15,000 2010 

Hanover Street just south of High Street 15,000 2009 

High Street just west of Hanover Street 12,000 2009 

High Street just east of Hanover Street 16,000 2010 

Hanover Street just north of Interstate 81 13,000 2010 

Interstate 81 between York and Trindle Roads 57,000 2010 

Interstate 81 just west of Hanover Street 69,000 2010 

Interstate 81 just east of Hanover Street 69,000 2010 

Interstate 81 just west of Allen Road 40,000 2010 

Hanover Street just south of Interstate 81 14,000 2009 

York Road just south of High Street 12,000 2009 

Trindle Road just west of Interstate 81 14,000 2009 

Trindle Road just east of Interstate 81 13,000 2009 

Interstate 81 just north of Trindle road 65,000 2009 

Harrisburg Pike just west of Pennsylvania Turnpike 15,000 2009 

Pennsylvania Turnpike at the Carlisle/Harrisburg Pike Plaza 21,000 2009 

Ritner Highway west of High Street 8,000 2009 

 
Table 7:  The traffic chart shows heavier traffic from local roads to the east. 
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Other Shopping Areas  
As part of GPG’s field evaluation, neighborhood, community, and regional shopping centers near 
the Carlisle study area were visited to assess their retail appeal, strength of tenant mix, general 
maintenance, and accessibility. In addition to the onsite inspection of the most significant 
competing shopping concentrations to the study area, GPG used information from the Directory of 
Major Malls, Inc., field analysis, and discussions with shopping center leaders as the basis for 
each center’s data.  
 

 
 
Figure 15: Local Competition Map. All of Carlisle’s shopping centers are located to the east and south of the downtown. 
Community centers are marked with gold rings and neighborhood centers are indicated with green rings. 

 
Table 8: Existing Local Competition to Downtown Carlisle 

 
Table 8: There are three community centers and two neighborhood centers in close proximity to the Carlisle study area. 
 

1) The Pointe at Carlisle Plaza  
The only enclosed mall in the immediate vicinity of the downtown area is the Point at Carlisle Plaza, 
which is a mix of in-line retail, enclosed mall with department store anchor, and big box retailer.  
 

This former Crown America property has evolved over time. Originally it had three anchors: The Bon- 
Ton, Kmart, and JC Penney; and an onsite Giant Foods flagship store. As two of the three anchors 
closed, and the grocery closed as well, this mall shifted to local business, but never again thrived as 
it did in the 1980s. Today, The Bon-Ton remains as an anchor, but over half of the original mall has 
been torn down for a Lowe’s store, with new junior anchors of Office Max and Dunham’s. The mall 

Map 
Designation 

Retail Center Name 
Map 

Designation 
Retail Center Name 

1 Point at Carlisle Plaza Mall 4 Carlisle Market Place 

2 Carlisle Crossing 5 Stonehedge Square 

3 Carlisle Commons -- -- 
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was 30 to 40 percent vacant at the time of our site visit, with very limited holiday shopping traffic. 
This site may still be suitable for future redevelopment as a lifestyle center, although Lowe’s parking 
requirements may limit the size of a redevelopment project. 
 

   
 
Figure 16: Anchored by the Bon-Ton department store, The Point at Carlisle Plaza, above left.  Carlisle Crossing, shown 
above on the right, is a vibrant retail concentration with popular community-scale retailers.  

 
2) Carlisle Crossing  
Located just two miles north of the downtown, the Carlisle Crossing center opened in 2005 and 
contains a Super Target, Kohl’s, Aldi, Old Navy, Michaels, Pier 1, Starbucks, Red Robin, and 
PetSmart. This 368,000-square-foot center offers many of the brands and merchandise that are 
preferred by the community and that were formerly sold in downtown Carlisle. Some of this 
center’s retailers could have potentially located in the downtown.  
 

  
 

Figure 17: Carlisle Commons is a 394,000-square-foot neighborhood/community-scale center located at South 
Hanover and the Interstate 81 interchange. 

 

3) Carlisle Commons  
The former location of Carlisle’s second enclosed mall was razed in 2000 to make room for a new 
Wal-Mart, which is now adjacent to today’s strong mix of community and neighborhood retailers at 
Carlisle Commons, including Wal-Mart, TJ Maxx, Ross, Staples, Rent-A-Center, AT&T, Panera 
Bread, Subway, Regal Cinemas 8, and Applebee’s. This center is well located off of South 
Hanover Street at the Interstate 81 interchange. In addition to the on-site community retail, there 
is a Home Depot store less than a quarter of a mile south, on the other side of the highway. 
Carlisle Commons has location, convenience, tenant mix, and access to thank for its three 
percent vacancy rate and continued strong draw of local consumer expenditure. 
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4) Carlisle Market Place  
Carlisle Market Place is a neighborhood center of only 90,000 square feet. The Giant Food & 
Drug store which anchors the center is a dominant grocery in the area, but the weak supporting 
tenant mix comprised of local restaurants and personal service businesses limits the draw for this 
center. The center was purchased by Kimco Realty Trust in October, 2005. 
 
5) Stonehedge Center  
Stonehedge Center is a112,000-square foot center located along Walnut Bottom Road in 
southwest Carlisle. Anchored by a Nell’s Market, and offering a wide mix of neighborhood scale 
retailers and personal services, the draw for this center is helped by a K-mart property just to the 
south. (This K-mart property has not been identified in the initial list of closures published in 
December 2011 by Sears/K-mart.) 
 
6) The Capital Mall 
Located in the West Shore community of Camp Hill, along US-13 and Hartzdale Road, the Capital 
Mall is a 609,000-square-foot enclosed shopping center. This regional destination mall is 
anchored by Macy’s, Sears, and JC Penney. Built in 1974 and remodeled in 2005, the owner, 
Pennsylvania Real Estate Investment Trust, claims that occupancy has been greater than 90 
percent for the last five years, and sales per square foot have been reported at more than $360 
(150% above the industry average) for the last four years. In addition to its three anchor tenants, it 
includes The Limited, Men’s Warehouse, Aeropostale, The Children’s Palace, Hollister Co., and 
Toys R Us. 
 

 
 
Figure 18: Harrisburg Competition Map. Harrisburg provides strong retail competition15 miles to the east of Carlisle. The 
Capital City has the full spectrum of national tenants, from the upscale Shoppes at Susquehanna Market Place (#18) to 
the discount retailers located in the community cluster #13, along the Hartzdale Drive. 
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Table 9: Existing Harrisburg Competition to Downtown Carlisle 

 
Table 9: Harrisburg Competition Map: There are three regional malls and ten community shopping concentrations in the 
Harrisburg area which compete for secondary trade area consumer expenditure. 
 
7) Harrisburg Mall 
The region’s largest shopping center is the 992,000-square-foot, two-story Harrisburg Mall, which 
is anchored by Macy’s, Bass Pro Shop, and the Great Escape Theater. The property also has a 
188,000-square-foot vacant anchor space. Tenants include: Express, Bath & Body Works, New 
York & Company, Victoria’s Secret, AT&T Wireless, and Footlocker. The numerous vacancies 
may be the reason behind its listing for sale on the Jones Lang LaSalle website. No sale price is 
listed, although the broker recommends cash offers. 
 
8) Colonial Park Mall 
Owned by Glimcher Realty Trust, the 741,000-square-foot enclosed Colonial Park Mall is a 
significant regional destination with 95 stores, including four anchors: Boscov’s, Sears, The Bon-
Ton, and the Colonial Park Cinema. Additional tenants include Hollister Co., American Eagle, 
Gap, Express, Aeropostale, and Victoria’s Secret. The center is easily accessible for most of 
Carlisle’s residents, and offers many of the brands, goods, and services that they desire and 
need. However, the center does not offer Carlisle’s walkability, placemaking, or historical 
character. It is likely that many of the mall’s retailers will eventually deploy second stores close to 
Carlisle as the region grows.  
 

    
 
Figure 19:  The Harrisburg Mall, above left, has a traditional anchor in Macy’s and a 188,000-square-foot vacant anchor 
space. The Colonial Park Mall, above, right, is a 741,000-square-foot, single-story enclosed mall. 

Map 
Designation 

Retail Center Name 
Map 

Designation 
Retail Center Name 

6 Capital City Mall 13 Hartzdale Drive Community Cluster 

7 Harrisburg Mall 14 Camp Hill Shopping Center 

8 Colonial Park Mall 15 High Pointe Commons 

9 Silver Spring Commons 16 Union Deposit Road & I-283 Cluster 

10 Silver Spring Square 17 Colonial Commons 

11 Hampden Commons 18 Shoppes at Susquehanna Market Place 

12 Gateway Square   
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Figure 20: The Carlisle Pike community retail corridor contains a wide variety of national big box retail as well as multiple 
neighborhood centers, making it strong competition for downtown Carlisle. 

 
9-12) Carlisle Pike Community Shopping Cluster 
Shopping centers 9-12 make up the Carlisle Pike corridor community shopping cluster. These 
centers, from west to east, include: #9 Silver Spring Commons, #10 Silver Spring Square, #11 
Hampden Commons, and #12 Gateway Square. This shopping corridor contains over two million 
square feet of retail, with 876,000 in the Hampden Commons project alone. Anchor tenants 
include Wal-Mart, Marshalls, Value City Furniture, Wegmans, Best Buy, Target, Petco, Ross 
Dress for Less, Bed Bath & Beyond, Office Max, Kohl’s, Home Depot, Lowe’s, K-mart, Staples, 
hhgregg, Dick’s Sporting Goods, PetSmart and TJ Maxx. The Carlisle Pike concentration has low 
vacancy, although there are vacant anchor locations in the Silver Spring Commons and Gateway 
Square community centers. Since the Carlisle Pike connects Carlisle to Harrisburg, the 
convenient direct access makes this intense shopping district a prime destination for consumers 
in the primary trade area. 
 
13)  The Hartzdale Road Community Shopping Cluster 
Another community-sized shopping center surrounds the Capital City Mall, from Gettysburg Road, 
south of the Harrisburg Expressway, to Hartzdale Road, #13 as depicted in Figure 11. This 
assortment of retailers includes The Bon-Ton, Michaels, and BJ’s Wholesale Club, as well as 
multiple neighborhood centers. Although this regional/community/neighborhood collection has 
more vacancies than the Carlisle Pike corridor, it still has a wide variety of national and local 
retailers meeting consumer needs in one convenient location with good freeway access. 
 
14)  Camp Hill Shopping Center 
Retail center #14 is Camp Hill Shopping Center, a supersized community center at 523,000 
square feet of gross leasable area. This project has the strongest tenant mix of any single 
community center in the region, and very good access from the Harrisburg Expressway, and local 
arteries Trindle Road and Carlisle Pike. Anchored by a 168,000-square-foot Boscov’s department 
store and a 115,000-square-foot Giant Food Store, this center also draws with four junior anchors: 
LA Fitness, Barnes & Noble, Staples, and Pier 1 Imports. Camp Hill includes some personal 
service businesses, including Lenscrafters, a barber shop, hair salon, tailor shop, medical offices 
and four banks. Parked at approximately five spaces per 1,000 square feet of leasable space, this 
center offers strong competition, even at fifteen miles distance from Carlisle. 
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Figure 21: Camp Hill Shopping Center offers a robust tenant mix and convenient access, attracting consumers to 
Harrisburg’s West Shore from as far away as Carlisle and Chambersburg. High Pointe Commons, pictured on the right, 
opened in 2006 in the East Shore area and is anchored by JCPenney and Target. 

 
15)  High Pointe Commons 
The High Pointe Commons project, which opened in 2006, is community center #15 on the retail 
competition map. The anchors include a 99,000-square-foot JCPenney and a 127,000-square-foot 
Target.  Additional retailers include Kelly’s Sports, Famous Footwear, Five Guys, Christmas Tree 
Shops, Verizon Wireless, Lane Bryant, Sleepy’s, and GNC. Well-positioned along Interstate 283, this 
341,000-square-foot center has only three suites vacant, totaling 5,700 square feet. 
 
16)  Union Deposit Road Community Retail 
Community retail cluster #16 is located at the Union Deposit Road-Interstate 83 interchange, 
where community and retail centers are located along Union Deposit Road on both the east and 
west sides of I-83. Anchored by Lowe’s, Burlington Coat Factory, Staples, Ashley Furniture, Office 
Max, and Weis Market, these centers have both neighborhood and community appeal. However, 
this retail concentration does not extend its consumer draw very far into the West Shore area. 
 
17)  Colonial Commons 
Colonial Commons is a 421,000-square-foot community center, located along Jonestown Road 
near Interstates 81 and 83. This center is anchored by a Giant Food & Drug and an AMC Theater, 
as well as multiple junior anchors including Ross, TJ Maxx, Office Max, Dick’s Sporting Goods, 
Marshalls, and Pier 1 Imports. Although Colonial Commons has a desirable tenant mix, it does 
not have a significant portion of its trade area extending west of the Susquehanna River. 
 
18)  The Susquehanna Marketplace 
The upscale Shoppes at Susquehanna Marketplace, at the North Progress Avenue and Interstate 
81 interchange, is center #18 on the Harrisburg competition map. This fashionable project, which 
opened in the fall of 2004, hosts a variety of retailers common to lifestyle centers, including: 
Williams Sonoma, Chico’s, White House/Black Market, Talbots, Banana Republic, Ann Taylor 
Loft, Eddie Bauer, Coldwater Creek, J. Jill, and Claire’s Icing. The center is only 108,000 square 
foot, but the tenant mix and design are somewhat unique in the market, and access is good via 
Interstate 81. This project is somewhat exceptional among the East Shore retail centers, in that it 
does extend its trade base across the river into the West Shore communities. If this project had 
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more upmarket, custom eateries, it would generate much more traffic and expand its trade area 
further. 
 

Table 10: Existing Regional Competition to Downtown Carlisle 

 
Table 10: Regional Competition Map: There are four regional malls and seven community shopping concentrations in the 
south central Pennsylvania region, which compete with Carlisle for secondary trade area consumer expenditure. 
 

19)  The Chambersburg Mall 
Enclosed mall #19 on the Figure 17 regional competition map is the Chambersburg Mall. This 
454,000-square-foot regional collection includes Sears, JCPenney, The Bon-Ton, and Burlington 
Coat Factory as anchors, as well as Aeropostale, Bath & Body Works, The Finish Line, The Shoe 
Department, Victoria’s Secret, and Zale’s. This mall, which opened in 1982, has a sprawling trade 
area stretching over 40 miles, bordering Carlisle to the northeast and continuing south along 
Interstate 81 to the Maryland state line. This trade area contains only 185,000 consumers. The 
mall is situated in Chambersburg to take advantage of a market void created by the low 
residential density found in south central Pennsylvania. 
 
20)  The North Hanover Mall 
The North Hanover Mall, located approximately 30 miles south of Carlisle, is a 356,000-square- 
foot enclosed regional mall owned by the Pennsylvania Real Estate Invest Trust. This older 
center, identified as #20 on the regional competition map, was built in 1967 and transformed by a 
major renovation in 1999. It is anchored by Sears and JC Penney, but also has a vacant anchor 
space. Almost a clone of the Chambersburg mall, which is also owned by PREIT, it contains 
many of the same tenants: Aeropostale, American Eagle Outfitters, Finish Line, and Bath & Body 
Works. Although this enclosed facility is not located along a major highway, it is only 10 miles 
from Gettysburg. 
 
York has the final two regional malls, # 21 West Manchester Mall, and #22 York Galleria: 
 
 
 
 
 
 
 
 
 
 

Map 
Designation Retail Center Name Map 

Designation Retail Center Name 

19 Chambersburg Mall 25 Gettysburg Community 
Shopping 

20 North Hanover Mall 26 Dillsburg Shopping Center 

21 East Manchester Mall 27 Eisenhower Road Community 
Shopping 

22 Galleria Mall 28 West York Community 
Shopping 

23 Chambersburg Community 
Shopping 29 East York Community shopping 

24 Shippensburg Community 
Shopping   



 
 

Carlisle, Pennsylvania Market Study                                                                                                                                   29.    
Gibbs Planning Group, Inc. 
14 March 2012 

 

    

Figure 22: York has two enclosed regional malls, the West Manchester Mall and the York Galleria.  The West Manchester 
Mall just lost its Bon-Ton anchor, and is reported to be for sale. 

 

21)  The West Manchester Mall 
The West Manchester Mall is a 706,000 square foot enclosed regional mall anchored by Macy’s, 
Wal-Mart, Kohl’s, and a Regal 13 Cinema. The Bon-Ton anchor just announced that it is closing. 
This property also has many desirable national tenants, including: f.y.e. Bath & Body Works, 
GNC, AT&T Wireless, Payless Shoe Source, and the Shoe Department. The combination of 
anchors Macy’s and Wal-Mart offer little cross shopping opportunities, and suggests that the mall 
may be trying to reposition itself to more of a discount tier. This mall is reported to be for sale, and 
may become one of at least seven properties which its owner, the Lightstone Group, has sold or 
lost to the bank over the last five years. 
 
22)  The York Galleria 
The second of York’s regional malls is the York Galleria, a 765,000-square-foot, two-story 
enclosed mall with four anchors: Sears, JC Penney, Bon-Ton, and Boscov’s. This desirable 
shopping location features popular national tenants like: Hollister Co., Aeropostale, The 
Children’s Place, Gap and Gap Kids, PacSun, and Best Buy Mobile. The center is well situated 
along US 30, and has good regional access to Carlisle, Harrisburg, Philadelphia, and Baltimore. 
 
23)  The Chambersburg Community Retail Cluster 
The Chambersburg retail concentration, # 23, is located approximately 30 miles southwest of 
Carlisle along Interstate 81, and consists of multiple community and neighborhood retail centers 
at three highway interchanges: the Walker Road, US 30 and Wayne Avenue exits. The 
community-sized retail center at the US 30/I-81 interchange includes the following discount 
community retailers: Wal-Mart, Aldi, Lowe’s, JoAnn Fabrics, Hobby Lobby, and Lumber 
Liquidators. Just north of the US 30 interchange, Interstate 81, and Walker Road is a second 
retail cluster anchored by Target, Giant Foods, Wolf Furniture, Staples, Kohl’s, and Michaels. This 
northern Chambersburg retail is the newest of the three clusters. The Wayne Road and I-81 
collection includes K-mart, Giant Foods, and Dollar Tree. Although Chambersburg has three 
medium retail districts with convenient access right off of Interstate 81 for consumers from the 
Carlisle trade areas, its distance and lack of unique tenant mix does not create a strong draw for 
consumers. 
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Figure 23: Regional Competition Map. There are four enclosed regional malls and six community concentrations 
competing for consumer expenditure with downtown Carlisle. 
 

24)  The Shippensburg Area Shopping  
The Shippensburg community retail concentration is found along Interstate 81 at the Walnut 
Bottom Road exit, identified as #24 on the regional competition map. This small, two-center 
cluster is anchored by a newer Wal-Mart and Lowe’s on the north side of the road, and an older 
K-mart center on the south side. These freeway retail developments serve the local community, 
but do not have much of a draw beyond there because of the lack of exceptional tenants, or a 
unique product mix. 
 
25)  Gettysburg Area Shopping 
A national landmark, Gettysburg is also a major leisure tourist destination in the region, with a 
historic downtown complete with neighborhood goods and services, as well as retail geared 
towards the historic nature of the community. The community-scale shopping has been located 
along US 30, to the east of the downtown, at two major exits at York and Baltimore Road. 
Identified as #25 on the competition map, these retail clusters complement each other. The Outlet 
Shoppes at Gettysburg, at the Baltimore Road interchange, has over 70 name brand retail outlets 
and 260,000 square feet, sitting on 110 acres. The York Road community retail will soon be 
supplemented by Gettysburg Crossing, a 540,000-square-foot center anchored by a Wal-Mart 
supercenter, BJ’s Warehouse Club, and five additional junior anchors. Expected to open in 
October 2012, this community concentration will provide strong competition once the Gettysburg 
Crossing project opens. 
 
26)  The Dillsburg Shopping Center 
The Dillsburg Shopping Center is a very small community/neighborhood center located 10 miles 
outside of Carlisle. Identified as #26 on the regional map, this center has a very strong local Giant 
Food & Drug location, which is supported by Radio Shack, Verizon Wireless, Little Caesars, 
McDonald’s, and Rite-Aid. The center is approximately 25 percent vacant, and has a junior 
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anchor space available. Filling this space with a hardware or building supplies dealer would 
increase the consumer draw, and strengthen its position as a community center. 
 
27)  The Eisenhower Road Corridor Shopping Cluster 
Hanover, located approximately 30 miles south of Carlisle, has a very strong community retail 
corridor complementing the North Hanover Mall. The Eisenhower Road corridor is over a mile of 
concentrated big box and community retailers, identified as #27. It is anchored on the west by the 
enclosed regional mall, and contains: Kohl’s, Target, Wal-Mart, Best Buy, Lowe’s, Home Depot, 
Sears, TJ Maxx, and Staples. This commercial destination creates a strong draw for convenience, 
but is somewhat limited by a lack of highway access from Carlisle. 
 
28-29) The York Community Retail Shopping Clusters 
York has two community retail concentrations, the west York community cluster (#28), and the 
east York cluster (#29). Centered near the West Manchester Mall at the Lincoln Highway and 
Carlisle Road interchange in western York, this community retail concentration is anchored by 
Target, BJ’s Wholesale Club, Lowe’s, and TJ Maxx. The eastern community collection is 
anchored by Wal-Mart, Sam’s Club, and other junior anchors found in the York Marketplace 
center. These two community shopping districts enhance the retail experience found in the 
enclosed malls, but do not offer unique experiences by themselves. 
 

     
 
Figure 24: Charleston (above, left) and Alexandria’s Old Town (above, right) offer historic districts with design and 
planning standards that should be models for downtown Carlisle.  
 

Placemaking Observations  
Much of Carlisle’s downtown physical environment is not representative of its rich history, culture 
and desirable demographics. Although the borough is more attractive than most of the region’s 
other shopping districts and urban centers, there is still room for improvement. Carlisle has a 
unique opportunity to reinforce its distinguished architectural character and history by 
implementing its public realm, streetscape, landscaping, and building facades to those commonly 
found in leading historical downtowns. Improved street cleaning, holiday decorations, lighting, 
landscaping (especially flowers), signage, and storefront design are essential for the borough to 
meet its market potential.  
 
Charleston, South Carolina, Frederick, Maryland, Alexandria, Virginia and Niagara on the Lake, 
Canada offer historic districts with design and planning standards that should be models for the 
borough. Most importantly, the downtown needs a business improvement district (BID) type of 
management organization. Such standards require a convergence of public and private 
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leadership, will, marketing and just plain luck. Fortunately, Carlisle has some of the most 
attractive historical building stock in the region. If implemented, GPG estimates that downtown 
could become a major destination, capture local sales that are presently shopping elsewhere, 
attract leading retailers and restaurants, and experience an across-the-board increase in sales for 
most businesses.  
 

   
 
Figure 25: Carlisle’s street furnishings are dirty, rusted and often in disrepair. Many of the downtown streets lack sufficient 
lighting for a competitive shopping district. Expanded holiday lighting and illumination of landmark structures should be 
implemented as quickly as possible. A business improvement district may be required for such improvements.  

 
Lighting   
Lighting is an essential factor for competitive shopping districts. Well-designed illumination not 
only reinforces the sense of safety and security, but can create a warm ambiance that especially 
complements historic town centers such as Carlisle. Surprisingly, GPG found much of the 
downtown area to be severely under-illuminated and lacking modern character lighting commonly 
found in desirable shopping districts and centers. The downtown was almost completely void of 
any holiday lighting in December. Many of the downtown’s lighting fixtures were dirty and rusted. 
GPG recommends the following: 
 

• Repair and refinish existing light fixtures. 

• Install additional lighting to all areas of the downtown to meet or exceed industry 
standards. Lighting is especially poor in surface parking lots and along Louther and 
Dickinson Streets. 

• Install holiday lighting in trees across High and Hanover Streets and on special features.  

• Coordinate extended store window lighting hours to 11:00 pm along all primary shopping 
streets.  

• Install architectural lighting to highlight significant landmarks. 

• Assist businesses with quality lighting for storefronts and exterior signage. 

• Improve the Pomfret Street parking garage interior and exterior lighting to industry 
standards.  
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• Move reserved parking stalls to the upper two levels. 

• Restrict first level parking to after 10:00 a.m. to reserve for shoppers. 

• Implement a “first two hours free” fee waiver for Monday through Saturday. Keep 
Sundays free all day. 

• Reduce the parking rates to $1.00/hour after the first two hours of free parking. 

• Remove all graffiti and repaint all surfaces. 

• Repair all lighting and install improved lighting to meet new industry standards  

• Install new period, historical-type signage in the interior and exterior (replace the existing 
front signage). 

• Repair, clean up and re-design the entry gatehouse structure to have an attractive 
historical character.   

 
Signage 
 

   
 
Figure 28: Signage is an important design element for historic shopping districts. Shown: attractive Carlisle High Street 
store sign (above, left) and unattractive public parking signage(center). Store signage in Niagara on the Lake, Canada 
(above, right.)  
 
Carlisle has an excellent way-finding signage system for most of the downtown area, making it 
easy to find parking and key destinations. Signage along I-81 is understated and, for some 
reason, does not direct Dickenson College visitors to exit at Hanover Street and through the 
downtown. Many of the public and private buildings have implemented a broad range of signage, 
from well-designed historical signage to unattractive signage that does not represent the region’s 
historical character. GPG recommends the borough implement the following sign improvements: 

• Implement a program to assist stores and property owners to replace inappropriate 
signage with period historical signs. Consider a five-year sunset timeframe for all 
downtown commercial buildings to implement new and appropriate signage.  

• Re-route Dickinson College visitors to exit at the Hanover Street I-81 exit. 

• Install a historical downtown sign along I-81 and the Pennsylvania Turnpike. 

 
 
 
 



 
 

Carlisle, Pennsylvania Market Study                                                                                                                                   35.    
Gibbs Planning Group, Inc. 
14 March 2012 

 

   
 
Figure 29:  Carlisle’s historic district includes numerous buildings that are poorly designed and in disrepair. GPG 
recommends that the borough implement historic building design standards similar to Charleston and Alexandria. Shown 
above left, a Charleston storefront and above right, existing Carlisle storefronts located along High Street.  

 
Storefronts 
Well-designed and attractive storefronts reinforce a shopping area’s quality as well as the 
individual businesses’ unique selections. Shopping centers can require (and finance) uniformly 
attractive storefronts that, when combined, create a favorable brand. Historic downtowns have 
multiple owners and, therefore, inconsistent building facades. Shoppers often make unfair snap 
judgments of a downtown’s quality and value based on the worst storefront.   

 
While Carlisle does not need to mimic the exacting building standards of Colonial Williamsburg, it 
does have room for considerable improvement. Many of the downtown’s historic buildings are in 
disrepair or have been poorly designed. GPG recommends the following storefront 
enhancements: 

• Retain a qualified town architect to assist existing property owners with design 
improvements and to review proposed new store fronts.  

• Publish a pattern book and detailed design standards for storefront and historic 
preservation in the historic district. 

• Require 70 percent minimum clear glass on all first level storefronts. 

• Consider an 8 to 10 year sunset-type ordinance for all existing buildings including 
retailers and services businesses to upgrade their store fronts and signage to the new 
design standards. The sunset requirement sets an absolute date for such improvements, 
even if the business or building remains unchanged.  
 

Business Improvement District 
Carlisle’s downtown needs improved maintenance, design, landscape, signage, marketing, and 
business services that are only achievable through a Business Improvement District type of 
organization. BIDs can bridge the gap between what the public and private sectors can do, and 
frequently generate multiple levels of return on their investment. In general, BIDs collect revenue 
from downtown properties and spend the money directly on downtown enhancements that are 
mutually agreed upon by an independent board made up of property and business owners. It is 
understood that Carlisle recently chose not to implement a BID. GPG recommends that the 
borough reconsider this decision.  
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Figure 30: A new public food and specialty retail market should be considered for Carlisle’s downtown. Shown: above left, 
Charleston’s City Market and right, Redding Terminal Market, Philadelphia.  
 

SUMMARY OF FINDINGS 
This study finds that the Carlisle downtown area has a considerable opportunity to meet the 
desires and demands of its community and visitors by expanding its commercial goods and 
services offerings. Up to 80 new stores and restaurants, totaling 162,500 square feet, is presently 
supportable in the Carlisle study area. This new retail can potentially capture an additional $50.3 
million of expenditure, growing to $69.6 million by 2016. 
 
The Borough’s commercial district can draw from a 2016 primary trade area population base of 
158,400 people, 60.7 percent of whom are employed in management positions. There are nearly 
14,000 daytime workers in the downtown area, with over $17 million annual retail and restaurant 
spending potential. These workers spend almost $6.6 million per year in restaurants, equaling up 
to 8 -10 additional restaurants and specialty food businesses.  
 
Household incomes are $66,700 in the primary trade area, which is greater than the state and 
national averages. The per-capita income of $26,700 is also higher than the state and national 
levels. Employment in the Carlisle primary trade area is concentrated in the services, retail, and 
manufacturing sectors, while being weak in the agriculture and mining, utility, and 
communications categories. 
 
Tapestry lifestyles in the market reflect a majority base of “Salt of the Earth “ households and are 
dominated by married couples with children (36 percent) and without (29 percent). Both 
household percentages are higher than the U.S. values. One-fifth of households are composed of 
singles living alone.  
 
Supportable 2011 Retail and Potential Tenants    
The following recommendations are based on a statistical analysis of retail expenditure by NAICS 
category. Although some recommendations may seem counterintuitive, such as a 3,000-square- 
foot department store, creative application of this analysis may lead to the expansion of a 
department store by 3,000 square feet, the creation of a catalog store with sales professionals 
helping in ordering and picking up merchandise, or enticing a larger than recommended user to 
come into the marketplace and out-compete existing competitors.  
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• 25,500 sf General Merchandise Stores: This category includes 11,900 square feet of 
warehouse club, 6,300 square feet of used merchandise, 4,300 square feet of 
discount department store, and 3,000 square feet of department store. Although the 
typical department store or warehouse club is 40,000-120,000 square feet, 
recruitment should focus on the potential to outperform the market. Possible tenants 
include: Bargain Discounters, Chic to Chic Inc., DIRECTBUY, Dollar Village, 
Economy Store, Elm Department Store, Everything Wholesale, Marshall’s, Ollie’s 
Bargain Outlet, Play it Again Sports, TJ Maxx, Village Closet, or Wears Like New Inc. 

 
• 25,100 sf Health Care & Personal Services: Drug store is the dominant subgroup of 

this classification at 14,000 square feet, followed by 5,000 square feet of personal 
care services such as a barber shop, hair salon, nail care, sauna, tanning salon, 
electrolysis, or personal trainer;  4,400 square feet of optical/vision care; and 1,700 
square feet of health and beauty store. Targeted renters could include Bath & Body 
Works, Origins, and drug stores, as well as professional services such as: CVS, 
Walgreen’s, Continuing Care Rx, GNC, Medicine Shoppe, Wellspan Pharmacy, 
Williams Apothecary, Ability Prosthetics-Orthotics, Accuquest Hearing, Apria 
Healthcare, Associated Otolaryngology, and S.E.E. Eyewear.  

 
• 24,500 sf of Food & Restaurant: The majority of this category, 15,400 square feet, is 

found in limited service restaurants such as baked goods, bagels, coffee, a deli, and 
gourmet pizza. In addition, 6,200 square feet is supportable in full service 
restaurants, which generally includes restaurants with a liquor license. Finally, an 
additional 2,900 square feet of drinking places, such as another local bar or tavern, is 
supportable. Local restaurateurs add character to a shopping district, bringing local 
specialties to the table. Possible restaurants include: Chipotle Mexican Grill, 
Einstein’s Bagels, Jimmy John’s Subs, Isaac’s Restaurant & Deli, Village Inn, Original 
Pancake House, Brother’s NY Style Pizza, Carini’s Italian Restaurant, Fox’s Pizza 
Den, Garfield’s Restaurant & Pub, Starbucks, and Gilligan’s Bar & Grill. 

 
• 18,700 sf of Electronics, Appliances, & Computer Retail: This grouping is evenly split 

among the three classes with 7,200 square feet in general electronics, 6,400 square 
feet in appliances, and 5,100 square feet in computer & software retail. Potential 
retailers include: Apple Computer franchise, ATT Phone Center, 2K Kases Cell 
Phone, Capital Area Communications, Verizon, Sprint, Cellular Connection, 
Cranberry Electronics, EB Games, GameStop, Harris TV & Appliance, Radio Shack 
and Oreck Clean Home Center. 

 
• 17,900 sf of Food & Beverage Stores:  3,700 square feet of specialty groceries, 

baked goods, bagels, cheese, coffee, and wine shop. Suggested business contacts 
include: Adam’s Country Winery, Allegro Vineyard, Greencastle Coffee, Redner’s 
Warehouse Markets, Amelia’s Grocery Outlet, Rutter’s Farm Stores, Country Boy 
Meats, Gardner’s Candies, and Kepler’s Seafood. In addition, the borough should 
consider developing a year-round enclosed public market similar to Charleston’s 
Public Market or The Redding Terminal.  

 
• 14,900 sf of Apparel & Shoes: A broad mix of apparel, accessories,  handbags, 

favoring women’s and men’s apparel at 4,500 square feet and 4,000 square feet 
,respectively, or a combined unisex apparel store geared for students, young families 
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and professionals. Children’s clothing can support up to 3,100 square feet, while 
unisex apparel is proposed is 1,900 square feet. Prospective retailers include: 
Aeropostale, Alfred Angelo, Buckle, Body Central, Cato, Chicos, Children’s Place, 
Cintas, Claire’s, Clarks Shoes, Cupid’s Closet, Deerskin Leather, Dress Barn, Elm 
Street Department Store, Fast Action Shoes, Finish Line, Free People (Urban 
Outfitters), Foot Locker, Footaction Shoes, Jos. Banks, Jump Sportswear, Lane 
Bryant, Maurice’s, The Runner’s Sole, Men’s Warehouse, New Hub Stores, Orvis, 
PacSun, Payless Shoes, Rue 21, Spot USA, Kid to Kid, The Rack Shoes and a 
Woolrich Clothing Store. 

 
• 13,300 sf of Miscellaneous Retail: 3,700 square feet of pet supply, 3,500 square feet 

of office supply store, 2,600 square feet of tobacco supplies, 1,900 square feet video 
store, and 1,600 square feet of gift store retail to complement the existing cluster of 
gift stores. Possible lessees are: Agway, Balloons Instead, Doggie Delights, Pets ‘n’ 
You, McCartney’s Inc., Think Rethink, Puff n Stuff, Puff Inc., Family Video, & Edible 
Arrangements. 

 
• 11,200 sf of Sporting Goods, Hobby, Books & Music Stores: 3,500 square feet 

outfitter sporting goods selling camping, fishing, hiking and active sporting clothing, 
gears and shoes.  2,700 square feet of arts & craft space, 2,600 square feet of book 
& music outlet, a 1,400 square foot musical instrument shop, and 1,000 square feet of 
toy & hobby retail. Suggested business contacts include: A Pawn Plus, Appalachian 
Outdoors, Bleacher Bums, Book Warehouse, CD Warehouse, Color Me Mine, Family 
Christian Bookstore, Fishbone Apparel Inc., Framers Workshop, Growing Tree Toys, 
Guitar Center, Jo Ann, K & S Music, Longaberger. Menchey Music Service, Orvis, 
Princeton Sports, Sportsman’s Liquidation, and Yellow Breeches Outfitters.  

 
• 8,600 sf of Home Furnishings: There is demand to support 6,300 square feet of 

furniture store, and 2,300 sf of home furnishings, lighting, rugs, either together in the 
same store front or in separate boutiques. Possible lessees could be: Blue Mountain 
Woodcraft, Capparella Furniture, Classic Interiors, Mattress World, Budget Blinds, 
Carpet Mart, Essis & Sons, and LA Draperies. 

 
• 2,100 sf of Hardware, Lawn & Garden Store: The potential demand in this retail group 

focuses exclusively on hardware, building materials, garden plants and supplies 
categories. Possible Building Materials & Supplies retailers include: Paint Store Plus 
Inc., Sherwin Williams, and York Building Products. 

 
• 700 sf of Jewelry, Luggage, and Leather Goods Stores: This classification suggests a 

single 700 sf jewelry or watch store. Local jewelers include: Belden Jewelers, 
Gordon’s Jewelers, Harrisburg Jewelry, Littman Jewelers, and Plumb Gold. 

 
Please find a summary of Carlisle’s supportable retail in Table 11:  
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Table 11: Carlisle Supportable Retail Summary 
 

Retail Category 

2011 2016 

Supportable 
Retail (SF) 

Annual 
Sales 

Sales 
Per S/F 

Supportable 
Retail (SF) 

Annual 
Sales 

Sales 
Per S/F 

Women's Apparel 4,500 $1,192,000 $265 4,800 $1,454,000 $303 

Men's Apparel 4,000 $1,036,000 $259 4,300 $1,281,000 $298 

Children's Apparel 3,100 $1,007,000 $325 3,300 $1,214,000 $368 

Unisex Apparel 1,900 $484,000 $255 2,000 $570,000 $285 

Shoe Store 1,400 $343,000 $245 1,500 $412,000 $275 

Total Apparel, Shoes & Accessories 14,900 sf $4,062,000 $270 15,900 sf $4,931,000 $306 

Computers & Software 5,100 $2,478,000 $486 5,500 $2,843,000 $517 

General Electronics 7,200 $2,088,000 $290 7,800 $2,526,000 $324 

Appliances 6,400 $1,074,000 $168 7,000 $1,330,000 $190 
Total Electronics, Appliances, & 
Computers 18,700 sf $5,640,000 $315 20,300 sf $6,699,000 $344 

Full Service Restaurant 6,200 $2,405,000 $388 7,900 $3,602,000 $456 

Limited Service Restaurant 15,400 $4,851,000 $315 18,400 $6,512,000 $354 

Drinking Places 2,900 $1,319,000 $455 3,200 $1,686,000 $527 

Total Food & Restaurant 24,500 sf $8,575,000 $386 29,500 sf $11,800,000 $446 

Grocery Store 3,700 $1,147,000 $310 21,700 $7,334,000 $338 

Specialty Food Store 3,400 $1,094,000 $322 3,900 $1,419,000 $364 

Beer, Wine & Liquor Store 10,800 $4,050,000 $375 11,700 $5,053,000 $432 

Total Grocery or Public Market 17,900 sf $6,291,000 $336 37,300 sf $13,806,000 $378 

Department Store 3,000 $618,000 $206 3,300 $742,000 $225 

Discount Dept. Store 4,300 $855,000 $199 4,700 $1,019,000 $217 

Warehouse Club 11,900 $3,320,000 $279 12,900 $3,921,000 $304 

Used Merchandise Store 6,300  $976,000 $155 6,800 $1,122,000 $165 

Total General Merchandise  25,500 sf $5,769,000 $210 27,700 sf $6,804,000 $228 

Hardware 2,100  $577,000 $275 2,700 $845,000 $313 

Total Hardware 2,100 sf $577,000 $275 2,700 sf $845,000 $313 

Drug Store/Pharmaceutical 14,000 $7,350,000 $525 16,000 $9,615,000 $601 

Health & Beauty Store 1,700 $419,000 $246 1,900 $511,000 $269 

Optical/Vision Care 4,400 $1,377,000 $313 5,000 $1,860,000 $372 

Personal Services 5,000 $1,585,000 $317 5,700 $2,017,000 $354 

Total Health Care & Personal Services 25,100 sf $10,731,000 $350 28,600 sf $14,003,000 $399 

Furniture Store 6,300  $1,801,000 $286 6,800 $2,121,000 $312 

Home Furnishings 2,300  $556,000 $242 2,600 $702,000 $270 

Total Home Furnishings Store 8,600 sf $2,357,000 $264 9,400 sf $2,823,000 $291 

Jewelry Store 700 $437,000 $624 700 $489,000 $699 

Luggage & Leather Store 0     0     

Total Jewelry, Luggage, Leather Goods  700 sf $437,000 $624 700 sf $489,000 $699 

Art, Craft & Sewing Stores 2,700 $540,000 $200 3,000 $654,000 $218 

Musical Instrument Store 1,400 $309,000 $221 1,500 $370,000 $247 

Book & Music Stores 2,600 $480,000 $185 3,000 $620,000 $207 

Sporting Goods Store 3,500 $980,000 $280 3,900 $1,220,000 $313 

Toy & Hobby Store 1,000 $211,000 $211 1,100 $260,000 $236 
Total Sporting Goods, Hobby, Books, 
Music Stores 11,200 sf $2,520,000 $219 12,500 sf $3,124,000 $244 

Card/Gift Shop 1,600 $424,000 $265 1,700 $510,000 $300 

Florists 0     600 $139,000 $232 

Office Supplies, Stationary 3,500 $843,000 $241 3,800 $1,037,000 $273 

Pet Supply Store 3,700 $862,000 $233 4,100 $1,082,000 $264 

Tobacco Shop 2,600 $988,000 $380 2,800 $1,234,000 $441 

Video/Entertainment 1,900 $267,000 $141 2,100 $315,000 $150 

Total Miscellaneous Retailers 13,300 sf $3,384,000 $252 15,100 sf $4,317,000 $277 

Total Identified Retail Expenditure 162,500 sf $50,343,000 $318 199,700 sf $69,641,000 $357 

Table 11: Sales stated in constant 2011 dollars. 
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Rationale 
 The rationale for the findings in this study follows: 
 

• Existing retail infrastructure development: Carlisle has valued and supported its 
downtown since 1980, with the initial formation of the Carlisle Economic Development 
Center, which has evolved into today’s Downtown Carlisle Association. This business 
development entity has remained focused on encouraging professional standards for 
retailers, as well as concentrating on expanding its trade area and drawing new 
consumers who will stay for longer shopping/entertainment visits. Although there is 
sufficient retail in place now, the access, parking, daytime employment, and consumer 
base exists to support new, conversion, or infill retail development. 

 
• Carlisle Special Events: Special event planning in Carlisle draws hundreds of thousands 

of tourists to the region each year. The most popular events are the ten auto-orientated 
events held between April and October, drawing mostly during the summer months as is 
shown by the hotel occupancy rate fluctuations. Summer 2011 occupancy rates in the 
Dutch County Roads tourism region reached just over 70 percent, while winter months 
bottomed out at 35 percent. 

 
• Dickinson College: Dickinson is a highly regarded liberal arts college with 2,400 students 

and offers limited on-campus shopping or dining opportunities. The campus is embedded 
into the western edge of the downtown, offering a walkable small-town setting. In general, 
most of Carlisle’s shops are not catering to the preferred taste and brand names sought 
out by college students, which could be a considerable opportunity for commercial 
expansion. Apparel, shoes, athletic wear, outfitters, jewelry, and specialty foods such as 
baked goods, coffee, sandwich shops and quality quick service food. 

 
• Army War College: The War College attracts 600 career officers for classes which last ten 

months. While the attendees have some retail available on base, the strength of the 
downtown tenant mix pulls consumer expenditure off of the base into the local retail 
businesses. 
 

• Demographic growth: Average and median household incomes are modest, but the 
encouraging annual growth rate in population and incomes will favorably affect new retail 
development. Regardless of disposable income levels, the growing base of population 
households in the primary study area need daily goods. 

 
• Single site critical mass development: Carlisle Downtown District’s potential availability of 

a large single site development, assembled by private developers through market 
transaction, could attract new retailers to the market. 

 
• Access to surrounding neighborhoods:  Access to surrounding neighborhoods is 

excellent. 
 

-- END OF REPORT – 

 
 
 
 
 

 



20
11

20
16

20
11

20
16

T
o

ta
l G

ro
ss

 
C

o
n

su
m

er
 

E
xp

en
d

it
u

re
 

('0
00

's
)

T
o

ta
l G

ro
ss

 
C

o
n

su
m

er
 

E
xp

en
d

it
u

re
 

('0
00

's
)

S
u

p
p

o
rt

ab
le

 
R

et
ai

l (
S

F
)

S
u

p
p

o
rt

ab
le

 
R

et
ai

l (
S

F
)

C
ap

tu
re

d
 A

n
n

u
al

 
S

al
es

S
al

es
 P

er
 

S
/F

C
ap

tu
re

d
 A

n
n

u
al

 
S

al
es

S
al

es
 P

er
 

S
/F

W
om

en
's

 A
pp

ar
el

$3
2,

50
4

$3
4,

31
7

4,
50

0
4,

80
0

$1
,1

92
,0

00
$2

65
$1

,4
54

,0
00

$3
03

An
ne

 F
on

ta
in

e,
 B

et
se

y 
Jo

hn
so

n,
 C

al
yp

so
, R

ai
nb

ow
 A

pp
ar

el

M
en

's
 A

pp
ar

el
$2

8,
11

1
$2

9,
68

0
4,

00
0

4,
30

0
$1

,0
36

,0
00

$2
59

$1
,2

81
,0

00
$2

98
U

rb
an

 O
ut

fit
te

rs
, B

uf
fa

lo
 E

xc
ha

ng
e,

 A
m

er
ic

an
 E

ag
le

 O
ut

fit
te

rs

C
hi

ld
re

n'
s 

Ap
pa

re
l

$1
7,

87
4

$1
8,

87
2

3,
10

0
3,

30
0

$1
,0

07
,0

00
$3

25
$1

,2
14

,0
00

$3
68

U
ni

se
x 

Ap
pa

re
l

$8
,4

89
$8

,9
63

1,
90

0
2,

00
0

$4
84

,0
00

$2
55

$5
70

,0
00

$2
85

Ed
uc

at
io

na
l O

ut
fit

te
rs

, G
re

at
 O

ut
do

or
 C

lo
th

in
g,

 G
ym

bo
re

e

Sh
oe

 S
to

re
$1

3,
46

1
$1

4,
21

3
1,

40
0

1,
50

0
$3

43
,0

00
$2

45
$4

12
,0

00
$2

75
Fa

m
ou

s 
Fo

ot
w

ea
r, 

Ae
ro

so
le

s,
 W

or
ld

 C
la

ss
 F

oo
tw

ea
r

T
o

ta
l A

p
p

ar
el

, S
h

o
es

 &
 A

cc
es

so
ri

es
$1

00
,4

39
$1

06
,0

45
14

,9
00

 s
f

15
,9

00
 s

f
$4

,0
62

,0
00

$2
70

$4
,9

31
,0

00
$3

06

C
om

pu
te

rs
 a

nd
 S

of
tw

ar
e

$3
0,

13
4

$3
1,

81
5

5,
10

0
5,

50
0

$2
,4

78
,0

00
$4

86
$2

,8
43

,0
00

$5
17

M
ic

ro
 E

le
ct

ro
ni

cs
 In

c.
, C

om
pu

te
r R

en
ai

ss
an

ce

G
en

er
al

 E
le

ct
ro

ni
cs

$4
0,

89
1

$4
3,

17
3

7,
20

0
7,

80
0

$2
,0

88
,0

00
$2

90
$2

,5
26

,0
00

$3
24

Al
 &

 E
d'

s 
Au

to
 S

ou
nd

, C
ar

 T
oy

s 
In

c.
, F

ry
's

 E
le

ct
ro

ni
cs

Ap
pl

ia
nc

es
$2

5,
71

3
$2

7,
14

8
6,

40
0

7,
00

0
$1

,0
74

,0
00

$1
68

$1
,3

30
,0

00
$1

90
Aa

ro
ns

, A
pp

lia
nc

e 
R

ec
yc

lin
g 

C
en

te
rs

 o
f A

m
er

ic
a,

 In
c.

T
o

ta
l E

le
ct

ro
n

ic
s,

 A
p

p
lia

n
ce

s,
 &

 C
o

m
p

u
te

rs
$9

6,
73

8
$1

02
,1

36
18

,7
00

 s
f

20
,3

00
 s

f
$5

,6
40

,0
00

$3
15

$6
,6

99
,0

00
$3

44

Fu
ll 

Se
rv

ic
e 

R
es

ta
ur

an
t

$2
70

,5
40

$2
85

,6
25

6,
20

0
7,

90
0

$2
,4

05
,0

00
$3

88
$3

,6
02

,0
00

$4
56

Li
m

ite
d 

Se
rv

ic
e 

R
es

ta
ur

an
t

$2
31

,2
75

$2
44

,1
88

15
,4

00
18

,4
00

$4
,8

51
,0

00
$3

15
$6

,5
12

,0
00

$3
54

D
rin

ki
ng

 P
la

ce
s

$3
8,

47
4

$4
0,

62
9

2,
90

0
3,

20
0

$1
,3

19
,0

00
$4

55
$1

,6
86

,0
00

$5
27

T
o

ta
l F

o
o

d
 &

 R
es

ta
u

ra
n

t
$5

40
,2

89
$5

70
,4

42
24

,5
00

 s
f

29
,5

00
 s

f
$8

,5
75

,0
00

$3
86

$1
1,

80
0,

00
0

$4
46

G
ro

ce
ry

 S
to

re
$6

38
,9

40
$6

74
,5

42
3,

70
0

21
,7

00
$1

,1
47

,0
00

$3
10

$7
,3

34
,0

00
$3

38
An

dr
on

ic
o'

s 
M

ar
ke

t, 
C

os
t L

es
s 

Fo
od

, F
re

sh
 O

rg
an

ic
s

Sp
ec

ia
lty

 F
oo

d 
St

or
e

$3
3,

87
6

$3
5,

76
8

3,
40

0
3,

90
0

$1
,0

94
,0

00
$3

22
$1

,4
19

,0
00

$3
64

Pe
nz

ey
s 

Sp
ic

es
 , 

Po
pc

or
no

po
lis

, S
av

or
y 

Sp
ic

e 
Sh

op

Be
er

, W
in

e 
an

d 
Li

qu
or

 S
to

re
$5

6,
43

0
$5

9,
58

0
10

,8
00

11
,7

00
$4

,0
50

,0
00

$3
75

$5
,0

53
,0

00
$4

32

T
o

ta
l F

o
o

d
 &

 B
ev

er
ag

e 
S

to
re

s
$7

29
,2

46
$7

69
,8

90
17

,9
00

 s
f

37
,3

00
 s

f
$6

,2
91

,0
00

$3
36

$1
3,

80
6,

00
0

$3
78

D
ep

ar
tm

en
t S

to
re

$1
06

,1
78

$1
12

,1
16

3,
00

0
3,

30
0

$6
18

,0
00

$2
06

$7
42

,0
00

$2
25

M
ac

y'
s,

 D
illa

rd
's

, N
or

ds
tro

m
's

D
is

co
un

t D
ep

ar
tm

en
t S

to
re

$1
29

,7
73

$1
37

,0
32

4,
30

0
4,

70
0

$8
55

,0
00

$1
99

$1
,0

19
,0

00
$2

17
Ta

rg
et

, K
oh

l's

W
ar

eh
ou

se
 C

lu
b

$6
6,

05
4

$6
9,

75
4

11
,9

00
12

,9
00

$3
,3

20
,0

00
$2

79
$3

,9
21

,0
00

$3
04

U
se

d 
M

er
ch

an
di

se
 S

to
re

$1
22

,6
73

$1
29

,5
44

6,
30

0
6,

80
0

$9
76

,0
00

$1
55

$1
,1

22
,0

00
$1

65
G

oo
dw

ill,
 S

al
va

tio
n 

A
rm

y

T
o

ta
l G

en
er

al
 M

er
ch

an
d

is
e 

S
to

re
s

$4
24

,6
78

$4
48

,4
46

25
,5

00
 s

f
27

,7
00

 s
f

$5
,7

69
,0

00
$2

10
$6

,8
04

,0
00

$2
28

Bu
ild

in
g 

M
at

er
ia

ls
 &

 S
up

pl
ie

s
$1

19
,7

62
$1

26
,4

51
2,

10
0

2,
70

0
$5

77
,0

00
$2

75
$8

45
,0

00
$3

13

La
w

n,
 G

ar
de

n 
Eq

ui
pm

en
t a

nd
 S

up
pl

ie
s

$1
8,

85
1

$1
9,

90
4

0
0

G
ro

 M
or

e 
G

ar
de

n 
Su

pp
ly

, G
re

en
 V

al
le

y 
G

ar
de

n 
Su

pp
ly

T
o

ta
l H

ar
d

w
ar

e,
 L

aw
n

 &
 G

ar
d

en
 S

to
re

$1
38

,6
13

$1
46

,3
55

2,
10

0 
sf

2,
70

0 
sf

$5
77

,0
00

$2
75

$8
45

,0
00

$3
13

E
X

H
IB

IT
 A

:  
S

u
p

p
o

rt
ab

le
 R

et
ai

l T
ab

le

R
et

ai
le

rs
 s

u
ch

 a
s

R
et

ai
l C

at
eg

o
ry

20
11

20
16

C
ar

lis
le

 P
en

ns
yl

va
ni

a 
S

tu
dy

 A
re

a

G
ib

bs
 P

la
nn

in
g 

G
ro

up
 In

c.
, C

ar
lis

le
 P

en
ns

yl
va

ni
a 

R
ep

or
t A

pp
en

di
x

Pa
ge

 A
 - 

1



20
11

20
16

20
11

20
16

T
o

ta
l G

ro
ss

 
C

o
n

su
m

er
 

E
xp

en
d

it
u

re
 

('0
00

's
)

T
o

ta
l G

ro
ss

 
C

o
n

su
m

er
 

E
xp

en
d

it
u

re
 

('0
00

's
)

S
u

p
p

o
rt

ab
le

 
R

et
ai

l (
S

F
)

S
u

p
p

o
rt

ab
le

 
R

et
ai

l (
S

F
)

C
ap

tu
re

d
 A

n
n

u
al

 
S

al
es

S
al

es
 P

er
 

S
/F

C
ap

tu
re

d
 A

n
n

u
al

 
S

al
es

S
al

es
 P

er
 

S
/F

E
X

H
IB

IT
 A

:  
S

u
p

p
o

rt
ab

le
 R

et
ai

l T
ab

le

R
et

ai
le

rs
 s

u
ch

 a
s

R
et

ai
l C

at
eg

o
ry

20
11

20
16

C
ar

lis
le

 P
en

ns
yl

va
ni

a 
S

tu
dy

 A
re

a

D
ru

g 
St

or
e/

Ph
ar

m
ac

eu
tic

al
$6

6,
87

9
$7

0,
61

7
14

,0
00

16
,0

00
$7

,3
50

,0
00

$5
25

$9
,6

15
,0

00
$6

01
H

al
le

r's
 P

ha
rm

ac
y 

& 
M

ed
ic

al
 S

up
pl

y,
 M

ed
ic

ap
 P

ha
rm

.

H
ea

lth
 a

nd
 B

ea
ut

y 
St

or
e

$6
,5

78
$6

,9
46

1,
70

0
1,

90
0

$4
19

,0
00

$2
46

$5
11

,0
00

$2
69

O
pt

ic
al

/V
is

io
n 

C
ar

e
$1

0,
96

3
$1

1,
57

7
4,

40
0

5,
00

0
$1

,3
77

,0
00

$3
13

$1
,8

60
,0

00
$3

72
N

at
io

na
l O

pt
ic

al
 In

c.
, S

V
S

 V
is

io
n

Pe
rs

on
al

 S
er

vi
ce

s
$2

5,
21

7
$2

6,
62

6
5,

00
0

5,
70

0
$1

,5
85

,0
00

$3
17

$2
,0

17
,0

00
$3

54
M

ai
l B

ox
es

 E
tc

., 
Si

r S
pe

ed
y,

 F
ed

Ex
 K

in
ko

's

T
o

ta
l H

ea
lth

 C
ar

e 
&

 P
er

so
n

al
 S

er
vi

ce
s

$1
09

,6
37

$1
15

,7
66

25
,1

00
 s

f
28

,6
00

 s
f

$1
0,

73
1,

00
0

$3
50

$1
4,

00
3,

00
0

$3
99

Fu
rn

itu
re

 S
to

re
$5

6,
79

1
$5

9,
95

7
6,

30
0

6,
80

0
$1

,8
01

,0
00

$2
86

$2
,1

21
,0

00
$3

12
Aa

ro
n'

s 
In

c.
, S

an
fo

rd
 D

is
tri

bu
tin

g,
 A

sh
le

y 
Fu

rn
itu

re

H
om

e 
Fu

rn
is

hi
ng

s
$3

2,
24

0
$3

4,
02

8
2,

30
0

2,
60

0
$5

56
,0

00
$2

42
$7

02
,0

00
$2

70
Sa

ve
rs

, I
nc

., 
Sl

ee
py

's
 In

c.
, M

at
tre

ss
 D

is
co

un
te

rs

T
o

ta
l H

o
m

e 
F

u
rn

is
h

in
g

s 
S

to
re

$8
9,

03
1

$9
3,

98
5

8,
60

0 
sf

9,
40

0 
sf

$2
,3

57
,0

00
$2

64
$2

,8
23

,0
00

$2
91

Je
w

el
ry

 S
to

re
$9

,9
41

$1
0,

49
7

70
0

70
0

$4
37

,0
00

$6
24

$4
89

,0
00

$6
99

Za
le

 C
or

p,
 R

og
er

s 
Je

w
el

ry
 C

o,
 W

es
te

rn
 S

to
ne

 &
 M

et
al

Lu
gg

ag
e 

& 
Le

at
he

r S
to

re
$5

,3
48

$5
,6

48
0

0
Ar

iz
on

a 
Le

at
he

r C
o,

 E
dw

ar
ds

 L
ug

ga
ge

T
o

ta
l J

ew
el

ry
, L

u
g

g
ag

e,
 a

n
d

 L
ea

th
er

 G
o

o
d

s 
S

to
re

s
$1

5,
28

9
$1

6,
14

5
70

0 
sf

70
0 

sf
$4

37
,0

00
$6

24
$4

89
,0

00
$6

99

Ar
t, 

C
ra

ft 
an

d 
Se

w
in

g 
St

or
es

$5
,5

37
$5

,8
45

2,
70

0
3,

00
0

$5
40

,0
00

$2
00

$6
54

,0
00

$2
18

Ar
ch

iv
er

's
 In

c.
, H

ob
by

 P
eo

pl
e,

 B
ev

er
ly

 F
ab

ric
s 

In
c.

M
us

ic
al

 In
st

ru
m

en
t S

to
re

$4
,0

00
$4

,2
24

1,
40

0
1,

50
0

$3
09

,0
00

$2
21

$3
70

,0
00

$2
47

Bo
ok

 &
 M

us
ic

 S
to

re
s

$2
7,

55
9

$2
9,

09
5

2,
60

0
3,

00
0

$4
80

,0
00

$1
85

$6
20

,0
00

$2
07

C
ro

w
n 

B
oo

k,
 H

al
f P

ric
e 

B
oo

k,
 L

ife
W

ay
 C

hr
is

tia
n 

S
to

re

Sp
or

tin
g 

G
oo

d 
St

or
e

$1
8,

13
7

$1
9,

15
0

3,
50

0
3,

90
0

$9
80

,0
00

$2
80

$1
,2

20
,0

00
$3

13

To
y 

an
d 

H
ob

by
 S

to
re

$4
,5

34
$4

,7
88

1,
00

0
1,

10
0

$2
11

,0
00

$2
11

$2
60

,0
00

$2
36

S
p

o
rt

in
g

 G
o

o
d

s,
 H

o
b

b
y,

 B
o

o
ks

, M
u

si
c 

S
to

re
s

$5
9,

76
7

$6
3,

10
2

11
,2

00
 s

f
12

,5
00

 s
f

$2
,5

20
,0

00
$2

19
$3

,1
24

,0
00

$2
44

C
ar

d/
G

ift
 S

ho
p

$1
2,

56
2

$1
3,

26
5

1,
60

0
1,

70
0

$4
24

,0
00

$2
65

$5
10

,0
00

$3
00

Fl
or

is
ts

$5
,4

48
$5

,7
50

0
60

0
$1

39
,0

00
$2

32

O
ffi

ce
 S

up
pl

ie
s,

 S
ta

tio
na

ry
$1

2,
56

2
$1

3,
26

5
3,

50
0

3,
80

0
$8

43
,0

00
$2

41
$1

,0
37

,0
00

$2
73

Pe
t S

up
pl

y 
St

or
e

$1
4,

76
4

$1
5,

58
7

3,
70

0
4,

10
0

$8
62

,0
00

$2
33

$1
,0

82
,0

00
$2

64
Be

st
 F

rie
nd

 P
et

 C
ar

e 
In

c.
, C

en
tin

el
a 

Pe
t S

up
pl

ie
s

To
ba

cc
o 

Sh
op

$1
6,

61
0

$1
7,

53
5

2,
60

0
2,

80
0

$9
88

,0
00

$3
80

$1
,2

34
,0

00
$4

41
Ti

nd
er

 B
ox

 In
te

rn
at

io
na

l, 
Sm

ok
er

 F
rie

nd
ly

 In
te

rn
at

io
na

l

Vi
de

o/
En

te
rta

in
m

en
t

$4
,6

13
$4

,8
71

1,
90

0
2,

10
0

$2
67

,0
00

$1
41

$3
15

,0
00

$1
50

H
ol

ly
w

oo
d 

En
te

rta
in

m
en

t, 
M

ov
ie

 S
ta

rz
 V

id
eo

T
o

ta
l M

is
ce

lla
n

eo
u

s 
R

et
ai

le
rs

$6
6,

55
9

$7
0,

27
3

13
,3

00
 s

f
15

,1
00

 s
f

$3
,3

84
,0

00
$2

52
$4

,3
17

,0
00

$2
77

T
o

ta
l I

d
en

ti
fi

ed
 R

et
ai

l E
xp

en
d

it
u

re
$2

,3
70

,2
86

$2
,5

02
,5

85
16

2,
50

0 
sf

19
9,

70
0 

sf
$5

0,
34

3,
00

0
$3

18
$6

9,
64

1,
00

0
$3

57

G
ib

bs
 P

la
nn

in
g 

G
ro

up
 In

c.
, C

ar
lis

le
 P

en
ns

yl
va

ni
a 

R
ep

or
t A

pp
en

di
x

Pa
ge

 A
 - 

2



CARLISLE TRADE AREA POPULATION MAP
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CARLISLE TRADE AREA HOUSEHOLDS MAP
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CARLISLE AVERAGE HOUSEHOLD INCOME MAP
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Regional Mall Neighborhood Center

Community Center

TRADE AREA LOCAL COMPETITION MAP

COMMUNITY & NEIGHBORHOOD RETAIL CENTERS
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Regional Mall Neighborhood Center

Community Center

HARRISBURG COMPETITION MAP

REGIONAL & COMMUNITY RETAIL CENTERS
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Regional Mall Neighborhood Center

Community Center

REGIONAL COMPETITION MAP

REGIONAL & COMMUNITY RETAIL CENTERS
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Map # Retail Location Name and Address Center Type

1 Pointe at Carlisle Plaza Enclosed
425 E High Street & York Road Mall
Carlisle, PA 17013 182,700 sf
Anchors:  Lowe's, Bon-Ton

2 Carlisle Crossing Community
230 Westminster Drive Center
Carlisle, PA 17013 368,000 sf
Anchor's: Target, Kohl's

3 Carlisle Commons Community
40 Noble Boulevard Center
Carlisle, PA 17013 394,000 sf
Anchor:  Wal-Mart, TJ Maxx, Ross, Staples

4 Carlisle Market Place Neighborhood
200 South Spring Garden Street Center
Carlisle, PA 17013 90,000 sf
Anchor: Giant Food & Drug

5 Stonehedge Square Neighborhood
950 Walnut Bottom Road Center
Carlisle, PA 17013 112,000 sf
Anchor: Nell's Market

6 Capital City Mall Enclosed
3506 Capital City Mall Drive Regional Mall
Camp Hill, PA 17011 609,000 sf
Anchors: Macy's, JCPenney, Sears

7 Harrisburg Mall Enclosed
3243 Paxton Street Regional Mall
Harrisburg, PA 17111 992,000 sf
Anchor: Macy's, Bass Pro Shop

8 Colonial Park Mall Enclosed
22 Colonial park Mall Regional Mall
Harrisburg, PA 17109 741,000 sf
Anchor: Boscov's, Sears, Bon-Ton

9 Silver Springs Commons Community
6520 Carlisle Pike Center
Mechanicsburg, PA 17050 457,000 sf
Anchor: Wal-Mart, Marshall's, Vacant Anchor Space

10 Silver Springs Square Community
6416 Carlisle Pike Center
Mechanicsburg, PA 17050 454,000 sf
Anchor: Wegmans, Best Buy, Target, Kohl's, Ross

Carlisle  Study Area Regional & Community Shopping Centers

Gibbs Planning Group Inc., Carlisle Pennsylvania Report Appendix         Page A - 9



Map # Retail Location Name and Address Center Type

Carlisle  Study Area Regional & Community Shopping Centers

11 Hampden Commons Community
6000 Carlisle Pike Center
Mechanicsburg, PA 17050 876,000 sf
Anchor: Home Depot, K-mart, Dick's Sporting Goods

12 Gateway Square Community
105 Gateway Square Center
Mechanicsburg, PA 17050 101,000 sf
Anchor: TJ Maxx,

13 Hartzdale Drive Community Cluster Community
Hartzdale Drive to Gettysburg Road Center
Camp Hill, PA 17011 500,000 sf +
Anchor: Bon-Ton, BJ's Wholesale Club

14 Camp Hill Shopping Center Community
Trindle Road & Harrisburg Expressway Center
Fresno, CA 93720 523,000 sf
Anchor: Giant Food, Bosco's

15 High Pointe Commons Community
4600 High Pointe Boulevard Center
Harrisburg, PA 17111 341,000 sf
Anchor: JCPenney, Target

16 Union Deposit Community Cluster Multiple
Union Deposit & Interstate 83 Community
Harrisburg, PA 17109 Centers
Anchor: Burlington Coat Factory, Staples, Office Max, Weis Market 526,000 sf

17 Colonial Commons Community
Jonestown Road & Devonshire Road Center
Harrisburg, PA 17109 421,000 sf
Anchor: Dick's Sporting Goods, Ross, Marshall's, Giant Food

18 Shoppes at Susquehanna Market Place Community
2531 Brindle drive Center
Harrisburg, PA 17110 108,000 sf
Unanchored

19 Chambersburg Mall Enclosed
864 Chambersburg Mall Regional Mall
Chambersburg, PA 17202 454,000 sf
Anchors: JCPenney, Sears, Bon-Ton, Burlington Coat Factory

20 North Hannover Mall Enclosed
1155 Carlisle Street Regional Mall
Hanover, PA 17331 356,000 sf
Anchors: Sears, JCPenney

Gibbs Planning Group Inc., Carlisle Pennsylvania Report Appendix         Page A - 10



Map # Retail Location Name and Address Center Type

Carlisle  Study Area Regional & Community Shopping Centers

21 West Manchester Mall Enclosed
1800 Loucks Road Regional Mall
Your, PA 17408 706,000 sf
Anchors: Macy's, Wal-Mart, Kohl's

22 Galleria Mall Enclosed
2899 whiteford Road Regional Mall
York, PA 17402 765,000 sf
Anchors: Bon-Ton, Boscov's, JCPenney, and Sears

23 Chambersburg Community Retail Community
Interstate 81 at Walker Road, US 30, and Wayne Avenue Exits Retail
Chambersburg PA Concentration
Anchors: Walmart, Lowe's, Kohl's

24 Shippensburg Community Retail Community
Interstate 71 at the Walnut Bottom Road interchange Retail
Shippensburg PA Concentration
Anchors: Walmart, Lowe's, K-mart

25 Gettysburg Community Retail Community
Exits at Baltimore and York Roads and US30 Retail
Gettysburg , PA 17325 Concentration
Anchors: Old navy, Gap, Brooks Brothers, Gap 350,000 sf +

26 Dillsburg Shopping Center Neighborhood
Oresbank Road Center
Dillsburg, PA 17019 146,000 sf
Anchor: Giant Food & Drug

27 Eisenhower Road Community Retail Cluster Community
Eisenhower Road Retail
Hanover, PA 17331 Concentration
Anchors: Kohl’s, Target, Wal-Mart, Best Buy, Lowe’s, Home Depot,
Sears, TJ Maxx, Staples

28 West York Community Retail Cluster Community
Lincoln Highway and Carlisle Road Retail
York, PA 17404 Concentration
Anchors: Target, Lowe's, BJ's Wholesale Club, TJ Maxx

29 East York Community Retail Cluster Community
Mt. Zion Road and Lincoln Highway Retail
York, PA 17402 Concentration
Anchors: Wal-Mart, Sam's Club, Burlington Oak factory, Lowes, Aldi's
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Carlisle PA Study Area
  

Total Businesses:
Total Employees:
Total Residential Population:
Employee/Residential Population Ratio:

Number Percent Number Percent

Agriculture & Mining 199 3.9% 590 1.0%
Construction 560 11.0% 3,068 5.1%
Manufacturing 196 3.8% 6,802 11.2%
Transportation 147 2.9% 5,094 8.4%
Communication 26 0.5% 370 0.6%
Electric, Gas, Water, Sanitary Services 21 0.4% 60 0.1%
Wholesale Trade 229 4.5% 5,141 8.5%

Retail Trade Summary 1020 20.0% 14,281 23.6%
    Home Improvement 88 1.7% 1,601 2.6%
    General Merchandise Stores 27 0.5% 2,036 3.4%
    Food Stores 94 1.8% 2,532 4.2%
    Auto Dealers, Gas Stations, Auto Aftermarket 143 2.8% 1,740 2.9%
    Apparel & Accessory Stores 29 0.6% 152 0.3%
    Furniture & Home Furnishings 100 2.0% 340 0.6%
    Eating & Drinking Places 270 5.3% 4,501 7.4%
    Miscellaneous Retail 269 5.3% 1,379 2.3%

Finance, Insurance, Real Estate Summary 375 7.4% 2,273 3.8%
    Banks, Savings & Lending Institutions 98 1.9% 706 1.2%
    Securities Brokers 30 0.6% 167 0.3%
    Insurance Carriers & Agents 84 1.6% 490 0.8%
    Real Estate, Holding, Other Investment Offices 163 3.2% 910 1.5%

Services Summary 2061 40.5% 19,593 32.3%
    Hotels & Lodging 65 1.3% 560 0.9%
    Automotive Services 206 4.0% 777 1.3%
    Motion Pictures & Amusements 118 2.3% 711 1.2%
    Health Services 211 4.1% 4,006 6.6%
    Legal Services 77 1.5% 345 0.6%
    Education Institutions & Libraries 97 1.9% 5,269 8.7%
    Other Services 1287 25.3% 7,925 13.1%
Government 200 3.9% 3,264 5.4%
Other 61 1.2% 55 0.1%

Totals 5,095 60,591

Source:  Business data provided by Experian, Shaumburg,  Copyright 2011, all rights reserved.

Business-Facts: WorkPlace & Employment Summary

BUSINESSES EMPLOYEES

Prepared by Gibbs Planning Group

5,095
60,591

0.400
150,726
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Downtown Downtown Downtown Downtown
Carlisle Carlisle Carlisle Carlisle

CBD 5 minute 10 minute 15 minute
drivetime drivetime drivetime

TOTAL EMPLOYMENT 13,962 19,971 30,330 39,246

Agriculture, Forestry, Fishing and Hunting 2 5 18 40

Mining 0 0 9 16

Utilities 3 3 4 6

Construction 432 597 965 1,639

Manufacturing 592 1,182 1,724 2,177

Wholesale Trade 1,373 2,376 3,022 3,158

Retail Trade 2,129 2,973 4,561 6,827

     Motor Vehicle and Parts Dealers 94 153 317 1,345
     Furniture and Home Furnishings Stores 34 48 74 99
     Electronics and Appliance Stores 65 81 101 103
     Building Material, Garden Equipment and Supplies 55 309 413 608
     Food and Beverage Stores 456 672 1,449 1,615
     Health and Personal Care Stores 82 103 141 206
     Gasoline Stations 344 375 527 530
     Clothing and Clothing Accessories Stores 75 87 105 158
     Sporting Goods, Hobby, Book, and Music Stores 54 83 111 158
     General Merchandise Stores 735 889 1,074 1,657
     Miscellaneous Store Retailers 126 157 210 306
     Nonstore Retailers 9 16 38 42
Transportation and Warehousing 789 1,431 3,972 4,331

Information 316 412 535 558

Finance and Insurance 207 287 412 826
     Credit Intermediation and Related Activities 151 203 275 393
     Securities and Other Financial Investments 17 27 45 159
     Insurance Carriers and Related Activities 38 57 92 274
Real Estate and Rental and Leasing 313 414 599 720

Professional, Scientific, and Technical Services 649 865 1,166 1,706

     Legal Services 209 217 233 281
Management of Companies and Enterprises 0 0 0 0

Waste Management and Remediation Services 106 179 337 405

Educational Services 1,353 1,405 1,780 3,298

Health Care and Social Assistance 1,501 2,516 4,026 4,743

Arts, Entertainment, and Recreation 227 304 521 643

Accommodation and Food Services 1,222 1,975 2,988 3,836

     Accommodation 91 166 434 459
     Food Services and Drinking Places 1,131 1,809 2,553 3,377
Other Services (except Public Administration) 705 882 1,206 1,687

     Automotive Repair and Maintenance 85 127 247 303
Public Administration 2,040 2,162 2,478 2,627

Unclassified Establishments 3 3 7 3

Sector

EMPLOYMENT BY INDUSTRY, DOWNTOWN CARLISLE AND DRIVETIME RINGS
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Prepared by

2000 Total Population 133,884
   2000 Group Quarters 6,222
2010 Total Population 150,726
2015 Total Population 158,423
   2010 - 2015 Annual Rate 1.00%

2000 Households 51,229
   2000 Average Household Size 2.49
2010 Households 59,044
   2010 Average Household Size 2.44
2015 Households 62,519
   2015 Average Household Size 2.43
   2010 - 2015 Annual Rate 1.15%
2000 Families 35,760
   2000 Average Family Size 2.97
2010 Families 40,217
   2010 Average Family Size 2.93
2015 Families 42,233
   2015 Average Family Size 2.92
   2010 - 2015 Annual Rate 0.98%

2000 Housing Units 53,999
   Owner Occupied Housing Units 70.2%
   Renter Occupied Housing Units 24.7%
   Vacant Housing Units 5.1%
2010 Housing Units 62,340
   Owner Occupied Housing Units 69.5%
   Renter Occupied Housing Units 25.2%
   Vacant Housing Units 5.3%
2015 Housing Units 66,489
   Owner Occupied Housing Units 69.1%
   Renter Occupied Housing Units 25.0%
   Vacant Housing Units 6.0%

Median Household Income
   2000 $45,115
   2010 $57,699
   2015 $64,806

Median Home Value
   2000 $112,147
   2010 $175,190
   2015 $216,713

Per Capita Income
   2000 $21,942
   2010 $26,710
   2015 $30,407

Median Age
   2000 37.3
   2010 40.2
   2015 40.8

MARKET PROFILE TABLE

Data Note: Persons in families include the householder and persons related to the householder by birth,
marriage, or adoption. Per Capita Income represents the income received by all persons aged 15 years and
over divided by total population.

Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. 

Carlisle PA Study Area

Gibbs Planning Group
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2000 Households by Income
Household Income Base 51,297
   < $15,000 12.4%
   $15,000 - $24,999 12.1%
   $25,000 - $34,999 13.1%
   $35,000 - $49,999 18.4%
   $50,000 - $74,999 22.6%
   $75,000 - $99,999 11.3%
   $100,000 - $149,999 7.0%
   $150,000 - $199,999 1.3%
   $200,000 + 1.7%
Average Household Income $56,138

2010 Households by Income
Household Income Base 59,044
   < $15,000 8.0%
   $15,000 - $24,999 9.0%
   $25,000 - $34,999 10.0%
   $35,000 - $49,999 15.1%
   $50,000 - $74,999 23.6%
   $75,000 - $99,999 20.2%
   $100,000 - $149,999 9.9%
   $150,000 - $199,999 2.0%
   $200,000 + 2.2%
Average Household Income $66,723

2015 Households by Income
Household Income Base 62,519
   < $15,000 6.7%
   $15,000 - $24,999 7.1%
   $25,000 - $34,999 7.5%
   $35,000 - $49,999 11.4%
   $50,000 - $74,999 24.6%
   $75,000 - $99,999 21.4%
   $100,000 - $149,999 15.5%
   $150,000 - $199,999 3.0%
   $200,000 + 2.7%
Average Household Income $75,483

2000 Owner Occupied Housing Units by Value
Total 37,886
   < $50,000 11.3%
   $50,000 - $99,999 29.6%
   $100,000 - $149,999 33.6%
   $150,000 - $199,999 14.8%
   $200,000 - $299,999 7.2%
   $300,000 - $499,999 2.7%
   $500,000 - $999,999 0.7%
   $1,000,000+ 0.1%
Average Home Value $126,775

2000 Specified Renter Occ. Housing Units by Contract Rent
Total 13,038
   With Cash Rent 93.0%
   No Cash Rent 7.0%
Median Rent $453
Average Rent $448

Data Note: Income represents the preceding year, expressed in current dollars.  Household income 
includes wage and salary earnings, interest, dividends, net rents, pensions, SSI and welfare payments, 
child support and alimony.

Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. 

Gibbs Planning Group Inc., Carlisle Pennsylvania, Report Appendix Page A - 15



2000 Population by Age
Total 133,884
   Age 0 - 4 5.7%
   Age 5 - 9 6.6%
   Age 10 - 14 6.9%
   Age 15 - 19 8.0%
   Age 20 - 24 7.2%
   Age 25 - 34 12.1%
   Age 35 - 44 15.9%
   Age 45 - 54 14.7%
   Age 55 - 64 9.4%
   Age 65 - 74 7.3%
   Age 75 - 84 4.7%
   Age 85+ 1.5%
   Age 18+ 76.6%

2010 Population by Age
Total 150,726
   Age 0 - 4 5.5%
   Age 5 - 9 5.8%
   Age 10 - 14 6.1%
   Age 15 - 19 7.9%
   Age 20 - 24 7.5%
   Age 25 - 34 10.8%
   Age 35 - 44 12.9%
   Age 45 - 54 15.5%
   Age 55 - 64 13.2%
   Age 65 - 74 7.7%
   Age 75 - 84 5.0%
   Age 85+ 2.1%
   Age 18+ 78.6%

2015 Population by Age
Total 158,423
   Age 0 - 4 5.4%
   Age 5 - 9 5.7%
   Age 10 - 14 6.2%
   Age 15 - 19 7.3%
   Age 20 - 24 7.5%
   Age 25 - 34 11.2%
   Age 35 - 44 11.9%
   Age 45 - 54 13.9%
   Age 55 - 64 14.2%
   Age 65 - 74 9.5%
   Age 75 - 84 4.9%
   Age 85+ 2.2%
   Age 18+ 79.0%

2000 Population by Sex
   Males 48.6%
   Females 51.4%
2010 Population by Sex
   Males 48.8%
   Females 51.2%
2015 Population by Sex
   Males 48.9%
   Females 51.1%

  
Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. 
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2000 Population by Race/Ethnicity
Total 133,884
   White Alone 95.4%
   Black Alone 2.0%
   American Indian Alone 0.1%
   Asian or Pacific Islander Alone 1.1%
   Some Other Race Alone 0.5%
   Two or More Races 0.9%
Hispanic Origin 1.3%
Diversity Index 11.2

2010 Population by Race/Ethnicity
Total 150,726
   White Alone 93.0%
   Black Alone 3.0%
   American Indian Alone 0.1%
   Asian or Pacific Islander Alone 1.7%
   Some Other Race Alone 0.8%
   Two or More Races 1.3%
Hispanic Origin 2.3%
Diversity Index 17.3

2015 Population by Race/Ethnicity
Total 158,423
   White Alone 91.8%
   Black Alone 3.6%
   American Indian Alone 0.2%
   Asian or Pacific Islander Alone 2.0%
   Some Other Race Alone 0.9%
   Two or More Races 1.5%
Hispanic Origin 2.9%
Diversity Index 20.3

2000 Population 3+ by School Enrollment
Total 129,270
   Enrolled in Nursery/Preschool 1.4%
   Enrolled in Kindergarten 1.2%
   Enrolled in Grade 1-8 11.5%
   Enrolled in Grade 9-12 5.5%
   Enrolled in College 6.6%
   Enrolled in Grad/Prof School 1.0%
   Not Enrolled in School 72.8%

2010 Population 25+ by Educational Attainment
Total 101,333
   Less than 9th Grade 3.3%
   9th - 12th Grade, No Diploma 7.1%
   High School Graduate 39.1%
   Some College, No Degree 15.4%
   Associate Degree 6.7%
   Bachelor's Degree 17.4%
   Graduate/Professional Degree 11.0%

  

Data Note :  Persons of Hispanic Origin may be of any race.  The Diversity Index measures the probability 
that two people from the same area will be from different race/ethnic groups.

Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. 
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2010 Population 15+ by Marital Status
Total 124,543
      Never Married 27.3%
      Married 57.8%
      Widowed 5.9%
      Divorced 9.0%

2000 Population 16+ by Employment Status
Total 106,150
   In Labor Force 66.5%
      Civilian Employed 63.6%
      Civilian Unemployed 2.3%
      In Armed Forces 0.6%
   Not in Labor Force 33.5%

2010 Civilian Population 16+ in Labor Force
   Civilian Employed 92.2%
   Civilian Unemployed 7.8%

2015 Civilian Population 16+ in Labor Force
   Civilian Employed 93.6%
   Civilian Unemployed 6.4%

2000 Females 16+ by Employment Status and Age of Children
Total 55,171
   Own Children < 6 Only 6.6%
      Employed/in Armed Forces 4.4%
      Unemployed 0.2%
      Not in Labor Force 2.0%
   Own Children <6 and 6-17 5.5%
      Employed/in Armed Forces 3.1%
      Unemployed 0.1%
      Not in Labor Force 2.4%
   Own Children 6-17 Only 16.0%
      Employed/in Armed Forces 12.5%
      Unemployed 0.2%
      Not in Labor Force 3.2%
   No Own Children <18 71.9%
      Employed/in Armed Forces 37.6%
      Unemployed 1.8%
      Not in Labor Force 32.6%

  
Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. 
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2010 Employed Population 16+ by Industry
Total 74,875
   Agriculture/Mining 1.9%
   Construction 6.5%
   Manufacturing 8.2%
   Wholesale Trade 3.2%
   Retail Trade 11.4%
   Transportation/Utilities 7.2%
   Information 1.6%
   Finance/Insurance/Real Estate 6.4%
   Services 43.6%
   Public Administration 9.8%

2010 Employed Population 16+ by Occupation
Total 74,875
   White Collar 60.7%
      Management/Business/Financial 12.7%
      Professional 21.3%
      Sales 9.6%
      Administrative Support 17.1%
   Services 15.9%
   Blue Collar 23.4%
      Farming/Forestry/Fishing 0.6%
      Construction/Extraction 4.9%
      Installation/Maintenance/Repair 3.9%
      Production 4.2%
      Transportation/Material Moving 9.8%

2000 Workers 16+ by Means of Transportation to Work
Total 66,959
   Drove Alone - Car, Truck, or Van 81.5%
   Carpooled - Car, Truck, or Van 9.4%
   Public Transportation 0.4%
   Walked 4.5%
   Other Means 1.0%
   Worked at Home 3.2%

2000 Workers 16+ by Travel Time to Work
Total 66,959
   Did not Work at Home 96.8%
      Less than 5 minutes 4.0%
      5 to 9 minutes 11.5%
      10 to 19 minutes 30.2%
      20 to 24 minutes 15.2%
      25 to 34 minutes 20.5%
      35 to 44 minutes 5.6%
      45 to 59 minutes 5.9%
      60 to 89 minutes 2.3%
      90 or more minutes 1.7%
   Worked at Home 3.2%
Average Travel Time to Work (in min) 22.7

2000 Households by Vehicles Available
Total 51,230
   None 5.8%
   1 30.2%
   2 43.6%
   3 15.1%
   4 3.8%
   5+ 1.5%
Average Number of Vehicles Available 1.9

  
Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. 
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2000 Households by Type
Total 51,229
   Family Households 69.8%
      Married-couple Family 58.5%
         With Related Children 25.2%
      Other Family (No Spouse) 11.4%
         With Related Children 7.5%
   Nonfamily Households 30.2%
      Householder Living Alone 24.3%
      Householder Not Living Alone 5.9%

Households with Related Children 32.6%
Households with Persons 65+ 23.6%

2000 Households by Size
Total 51,229
   1 Person Household 24.3%
   2 Person Household 36.5%
   3 Person Household 17.0%
   4 Person Household 14.4%
   5 Person Household 5.3%
   6 Person Household 1.5%
   7+ Person Household 0.9%

2000 Households by Year Householder Moved In
Total 51,230
   Moved in 1999 to March 2000 16.5%
   Moved in 1995 to 1998 25.7%
   Moved in 1990 to 1994 17.4%
   Moved in 1980 to 1989 18.1%
   Moved in 1970 to 1979 11.4%
   Moved in 1969 or Earlier 10.9%
Median Year Householder Moved In 1993

2000 Housing Units by Units in Structure
Total 53,959
   1, Detached 61.6%
   1, Attached 11.2%
   2 3.8%
   3 or 4 4.2%
   5 to 9 4.2%
   10 to 19 2.3%
   20+ 1.9%
   Mobile Home 10.6%
   Other 0.1%

2000 Housing Units by Year Structure Built
Total 53,959
   1999 to March 2000 1.9%
   1995 to 1998 6.5%
   1990 to 1994 9.6%
   1980 to 1989 17.5%
   1970 to 1979 17.5%
   1969 or Earlier 46.9%
Median Year Structure Built 1972

  
Source: U.S. Bureau of the Census, 2000 Census of Population and Housing. 
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1.

2.

3.

Apparel & Services: Total $ $93,975,548
Average Spent $1,591.62
Spending Potential Index 66

Computers & Accessories: Total $ $12,420,791
Average Spent $210.36
Spending Potential Index 96

Education: Total $ $72,621,564
Average Spent $1,229.96
Spending Potential Index 101

Entertainment/Recreation: Total $ $187,392,619
Average Spent $3,173.78
Spending Potential Index 98

Food at Home: Total $ $254,100,246
Average Spent $4,303.57
Spending Potential Index 96

Food Away from Home: Total $ $182,943,504
Average Spent $3,098.43
Spending Potential Index 96

Health Care: Total $ $221,995,624
Average Spent $3,759.83
Spending Potential Index 101

Household Furnishings & Equip: Total $ $102,322,091
Average Spent $1,732.98
Spending Potential Index 84

Investments: Total $ $100,082,769
Average Spent $1,695.05
Spending Potential Index 97

Retail Goods: Total $ $1,369,138,813
Average Spent $23,188.45
Spending Potential Index 93

Shelter: Total $ $869,724,730
Average Spent $14,730.11
Spending Potential Index 93

TV/Video/Audio: Total $ $70,643,686
Average Spent $1,196.46
Spending Potential Index 96

Travel: Total $ $106,104,365
Average Spent $1,797.04
Spending Potential Index 95

Vehicle Maintenance & Repairs: Total $ $53,863,298
Average Spent $912.26
Spending Potential Index 97

Source: Expenditure data are derived from the 2005 and 2006 Consumer Expenditure Surveys, 
Bureau of Labor Statistics.

Top 3 Tapestry Segments

2010 Consumer Spending shows the amount spent on a variety of goods and 
services by households that reside in the market area.  Expenditures are 
shown by broad budget categories that are not mutually exclusive.  
Consumer spending does not equal business revenue.

Data Note: The Spending Potential Index represents the amount spent in the area relative to a national 
average of 100.

Salt of the Earth

Green Acres

Midland Crowd
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 Prepared by Gibbs Planning Group
Carlisle PA Study Area   
  

Census 2000 2010 2015 2010-2015 2010-2015

Change Annual Rate
Population 133,884 150,726 158,423 7,697 1.00%
Households 51,229 59,044 62,519 3,475 1.15%
Average Household Size 2.49 2.44 2.43 (0.01)        -0.08%

Number Percent Number Percent Number Percent
Total 133,884 100.0% 150,726 100.0% 158,423 100.0%
Age <1 1,425 1.1% 1,588 1.1% 1,645 1.0%
Age 1 1,478 1.1% 1,640 1.1% 1,693 1.1%
Age 2 1,561 1.2% 1,682 1.1% 1,729 1.1%
Age 3 1,548 1.2% 1,689 1.1% 1,734 1.1%
Age 4 1,611 1.2% 1,764 1.2% 1,809 1.1%
Age 5 1,663 1.2% 1,665 1.1% 1,713 1.1%
Age 6 1,691 1.3% 1,665 1.1% 1,732 1.1%
Age 7 1,819 1.4% 1,782 1.2% 1,843 1.2%
Age 8 1,833 1.4% 1,781 1.2% 1,853 1.2%
Age 9 1,821 1.4% 1,794 1.2% 1,862 1.2%
Age 10 1,860 1.4% 1,817 1.2% 1,951 1.2%
Age 11 1,787 1.3% 1,789 1.2% 1,932 1.2%
Age 12 1,878 1.4% 1,801 1.2% 1,946 1.2%
Age 13 1,892 1.4% 1,865 1.2% 1,995 1.3%
Age 14 1,882 1.4% 1,861 1.2% 1,952 1.2%
Age 15 1,943 1.5% 2,054 1.4% 2,036 1.3%
Age 16 1,755 1.3% 1,940 1.3% 1,884 1.2%
Age 17 1,829 1.4% 2,005 1.3% 1,931 1.2%
Age 18 2,466 1.8% 2,767 1.8% 2,698 1.7%
Age 19 2,739 2.0% 3,100 2.1% 3,085 1.9%
Age 20 - 24 9,613 7.2% 11,344 7.5% 11,818 7.5%
Age 25 - 29 7,638 5.7% 8,422 5.6% 8,645 5.5%
Age 30 - 34 8,571 6.4% 7,838 5.2% 9,161 5.8%
Age 35 - 39 10,296 7.7% 9,214 6.1% 8,979 5.7%
Age 40 - 44 11,038 8.2% 10,210 6.8% 9,868 6.2%
Age 45 - 49 10,486 7.8% 11,652 7.7% 10,555 6.7%
Age 50 - 54 9,146 6.8% 11,705 7.8% 11,526 7.3%
Age 55 - 59 6,954 5.2% 10,874 7.2% 11,737 7.4%
Age 60 - 64 5,594 4.2% 9,066 6.0% 10,708 6.8%
Age 65 - 69 5,090 3.8% 6,638 4.4% 8,914 5.6%
Age 70 - 74 4,644 3.5% 4,957 3.3% 6,208 3.9%
Age 75 - 79 3,782 2.8% 4,130 2.7% 4,394 2.8%
Age 80 - 84 2,540 1.9% 3,405 2.3% 3,403 2.1%
Age 85+ 2,011 1.5% 3,222 2.1% 3,484 2.2%

Age <18 31,276 23.4% 32,182 21.4% 33,240 21.0%
Age 18+ 102,608 76.6% 118,544 78.6% 125,183 79.0%
Age 21+ 94,966 70.9% 109,764 72.8% 116,397 73.5%
Median Age 37.3 40.2 40.8

Data Note : Detail may not sum to totals due to rounding.
Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.

Census 2000 2010 2015

Population by Age Table

Total Population by Detailed Age
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Carlisle PA Study Area   
  

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.
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Prepared by Gibbs Planning Group
   
Carlisle PA Study Area   
  

Number Percent Number Percent Number Percent
Total 65,055 100.0% 73,556 100.0% 77,452 100.0%
Age <1 764 1.2% 830 1.1% 859 1.1%
Age 1 777 1.2% 834 1.1% 863 1.1%
Age 2 779 1.2% 871 1.2% 894 1.2%
Age 3 782 1.2% 853 1.2% 871 1.1%
Age 4 827 1.3% 909 1.2% 935 1.2%
Age 5 840 1.3% 855 1.2% 880 1.1%
Age 6 850 1.3% 849 1.2% 884 1.1%
Age 7 916 1.4% 905 1.2% 945 1.2%
Age 8 947 1.5% 944 1.3% 968 1.2%
Age 9 967 1.5% 931 1.3% 962 1.2%
Age 10 959 1.5% 955 1.3% 1,026 1.3%
Age 11 888 1.4% 922 1.3% 994 1.3%
Age 12 948 1.5% 933 1.3% 1,004 1.3%
Age 13 959 1.5% 953 1.3% 1,021 1.3%
Age 14 965 1.5% 947 1.3% 988 1.3%
Age 15 972 1.5% 1,026 1.4% 1,032 1.3%
Age 16 916 1.4% 976 1.3% 962 1.2%
Age 17 952 1.5% 1,042 1.4% 1,015 1.3%
Age 18 1,138 1.7% 1,293 1.8% 1,263 1.6%
Age 19 1,303 2.0% 1,491 2.0% 1,485 1.9%
Age 20 - 24 4,726 7.3% 5,618 7.6% 5,842 7.5%
Age 25 - 29 3,879 6.0% 4,251 5.8% 4,336 5.6%
Age 30 - 34 4,190 6.4% 3,883 5.3% 4,549 5.9%
Age 35 - 39 5,069 7.8% 4,649 6.3% 4,425 5.7%
Age 40 - 44 5,452 8.4% 4,994 6.8% 4,984 6.4%
Age 45 - 49 5,248 8.1% 5,766 7.8% 5,189 6.7%
Age 50 - 54 4,521 6.9% 5,790 7.9% 5,703 7.4%
Age 55 - 59 3,368 5.2% 5,380 7.3% 5,735 7.4%
Age 60 - 64 2,729 4.2% 4,407 6.0% 5,267 6.8%
Age 65 - 69 2,346 3.6% 3,124 4.2% 4,252 5.5%
Age 70 - 74 2,056 3.2% 2,272 3.1% 2,849 3.7%
Age 75 - 79 1,521 2.3% 1,752 2.4% 1,950 2.5%
Age 80 - 84 933 1.4% 1,333 1.8% 1,364 1.8%
Age 85+ 568 0.9% 1,018 1.4% 1,156 1.5%

Age <18 16,008 24.6% 16,535 22.5% 17,103 22.1%
Age 18+ 49,047 75.4% 57,021 77.5% 60,349 77.9%
Age 21+ 45,462 69.9% 52,827 71.8% 56,144 72.5%

Median Age 36.3 39.0 39.7

Data Note : Detail may not sum to totals due to rounding.

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.

Male Population by Detailed Age

Census 2000 2010 2015

Gibbs Planning Group Inc., Carlisle Pennsylvania Report Appendix Page A - 51  



Prepared by Gibbs Planning Group
   
Carlisle PA Study Area   
  

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.

Gibbs Planning Group Inc., Carlisle Pennsylvania Report Appendix Page A - 52  



Prepared by Gibbs Planning Group
   
Carlisle PA Study Area   
  

Number Percent Number Percent Number Percent
Total 68,829 100.0% 77,170 100.0% 80,971 100.0%
Age <1 661 1.0% 758 1.0% 786 1.0%
Age 1 701 1.0% 806 1.0% 830 1.0%
Age 2 782 1.1% 811 1.1% 835 1.0%
Age 3 766 1.1% 836 1.1% 863 1.1%
Age 4 784 1.1% 855 1.1% 874 1.1%
Age 5 823 1.2% 810 1.0% 833 1.0%
Age 6 841 1.2% 816 1.1% 848 1.0%
Age 7 903 1.3% 877 1.1% 898 1.1%
Age 8 886 1.3% 837 1.1% 885 1.1%
Age 9 854 1.2% 863 1.1% 900 1.1%
Age 10 901 1.3% 862 1.1% 925 1.1%
Age 11 899 1.3% 867 1.1% 938 1.2%
Age 12 930 1.4% 868 1.1% 942 1.2%
Age 13 933 1.4% 912 1.2% 974 1.2%
Age 14 917 1.3% 914 1.2% 964 1.2%
Age 15 971 1.4% 1,028 1.3% 1,004 1.2%
Age 16 839 1.2% 964 1.2% 922 1.1%
Age 17 877 1.3% 963 1.2% 916 1.1%
Age 18 1,328 1.9% 1,474 1.9% 1,435 1.8%
Age 19 1,436 2.1% 1,609 2.1% 1,600 2.0%
Age 20 - 24 4,887 7.1% 5,726 7.4% 5,976 7.4%
Age 25 - 29 3,759 5.5% 4,171 5.4% 4,309 5.3%
Age 30 - 34 4,381 6.4% 3,955 5.1% 4,612 5.7%
Age 35 - 39 5,227 7.6% 4,565 5.9% 4,554 5.6%
Age 40 - 44 5,586 8.1% 5,216 6.8% 4,884 6.0%
Age 45 - 49 5,238 7.6% 5,886 7.6% 5,366 6.6%
Age 50 - 54 4,625 6.7% 5,915 7.7% 5,823 7.2%
Age 55 - 59 3,586 5.2% 5,494 7.1% 6,002 7.4%
Age 60 - 64 2,865 4.2% 4,659 6.0% 5,441 6.7%
Age 65 - 69 2,744 4.0% 3,514 4.6% 4,662 5.8%
Age 70 - 74 2,588 3.8% 2,685 3.5% 3,359 4.1%
Age 75 - 79 2,261 3.3% 2,378 3.1% 2,444 3.0%
Age 80 - 84 1,607 2.3% 2,072 2.7% 2,039 2.5%
Age 85+ 1,443 2.1% 2,204 2.9% 2,328 2.9%

Age <18 15,268 22.2% 15,647 20.3% 16,137 19.9%
Age 18+ 53,561 77.8% 61,523 79.7% 64,834 80.1%
Age 21+ 49,504 71.9% 56,937 73.8% 60,253 74.4%

Median Age 38.2 41.4 41.9

Data Note : Detail may not sum to totals due to rounding.

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.

Census 2000 2010 2015

Female Population by Detailed Age
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Census 2000 2010 2015 2010-2015 2010-2015
Change Annual Rate

Population 133,884 150,726 158,423 7,697 1.00%

Households 51,229 59,044 62,519 3,475 1.15%

Average Household Size 2.49 2.44 2.43 -0.01 -0.08%

Families 35,760 40,217 42,233 2,016 0.98%

Average Family Size 2.97 2.93 2.92 -0.01 -0.07%

Census 2000

Number Percent Number Percent Number Percent
Households by Income

HH Income Base 51,297 100.0% 59,044 100.0% 62,519 100.0%
   <$10,000 3,327 6.5% 2,793 4.7% 2,374 3.8%
   $10,000 - $14,999 3,021 5.9% 1,936 3.3% 1,832 2.9%
   $15,000 - $19,999 3,094 6.0% 2,764 4.7% 2,212 3.5%
   $20,000 - $24,999 3,123 6.1% 2,564 4.3% 2,235 3.6%
   $25,000 - $29,999 3,275 6.4% 2,754 4.7% 2,220 3.6%
   $30,000 - $34,999 3,452 6.7% 3,141 5.3% 2,498 4.0%
   $35,000 - $39,999 2,987 5.8% 2,898 4.9% 2,222 3.6%
   $40,000 - $44,999 3,288 6.4% 3,102 5.3% 2,576 4.1%
   $45,000 - $49,999 3,150 6.1% 2,925 5.0% 2,327 3.7%
   $50,000 - $59,999 5,179 10.1% 5,800 9.8% 8,012 12.8%
   $60,000 - $74,999 6,403 12.5% 8,114 13.7% 7,372 11.8%
   $75,000 - $99,999 5,814 11.3% 11,932 20.2% 13,394 21.4%
   $100,000 - $124,999 2,681 5.2% 4,148 7.0% 7,424 11.9%
   $125,000 - $149,999 925 1.8% 1,715 2.9% 2,284 3.7%
   $150,000 - $199,999 691 1.3% 1,187 2.0% 1,859 3.0%
   $200,000 - $249,999 887 1.7% 666 1.1% 838 1.3%
   $250,000 - $499,999 N/A 509 0.9% 719 1.2%
   $500,000 + N/A 96 0.2% 121 0.2%

Median Household Income $45,115 $57,699 $64,806

Average Household Income $56,138 $66,723 $75,483

Per Capita Income $21,942 $26,710 $30,407

Families by Income

Family Income Base 35,911 100.0% 40,217 100.0% 42,233 100.0%
   <$10,000 1,006 2.8% 900 2.2% 610 1.4%
   $10,000 - $14,999 1,020  2.8% 646 1.6% 628 1.5%
   $15,000 - $19,999 1,459  4.1% 866 2.2% 665 1.6%
   $20,000 - $24,999 1,676 4.7% 1,299 3.2% 1,107 2.6%
   $25,000 - $29,999 1,990 5.5% 1,212 3.0% 916 2.2%
   $30,000 - $34,999 2,165 6.0% 1,522 3.8% 1,136 2.7%

   $35,000 - $39,999 2,073 5.8% 1,708 4.2% 1,372 3.2%
   $40,000 - $44,999 2,457 6.8% 1,720 4.3% 1,369 3.2%
   $45,000 - $49,999 2,509 7.0% 1,792 4.5% 1,414 3.3%
   $50,000 - $59,999 4,217 11.7% 4,382 10.9% 5,118 12.1%
   $60,000 - $74,999 5,583 15.5% 6,314 15.7% 6,056 14.3%
   $75,000 - $99,999 5,046 14.1% 7,940 19.7% 7,349 17.4%
   $100,000 - $124,999 2,361 6.6% 6,499 16.2% 9,070 21.5%
   $125,000 - $149,999 875 2.4% 1,166 2.9% 1,817 4.3%
   $150,000 - $199,999 675 1.9% 1,089 2.7% 1,857 4.4%
   $200,000 - $249,999 799 2.2% 619 1.5% 974 2.3%
   $250,000 - $499,999 N/A 463 1.2% 681 1.6%
   $500,000 + N/A 80 0.2% 94 0.2%

Median Family Income $53,310 $68,712 $76,798
Average Family Income $65,561 $79,087 $89,268

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.

Data Note: Income represents annual income for the preceding year, expressed in current dollars, including an
adjustment for inflation (for 2010 and 2015). In 2000, the Census Bureau reported income to an upper interval of
$200,000+.

INCOME PROFILE TABLE

2010 2015
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Summary 2000 2010 2015

Population 133,884 150,726 158,423        
Households 51,229 59,044 62,519          
Families 35,760 40,217 42,233          
Average Household Size 2.49 2.44 2.43
Owner Occupied Housing Units 37,890 43,339 45,928          
Renter Occupied Housing Units 13,339 15,705 16,591          
Median Age 37.3 40.2 40.8

Trends:  2010-2015 Annual Rate Area State National

Population 1.00% 0.10% 0.76%
Households 1.15% 0.17% 0.78%
Families 0.98% 0.02% 0.64%
Owner Households 1.17% 0.20% 0.82%
Median Household Income 2.35% 2.53% 2.36%

Households by Income Number Percent Number Percent Number Percent
< $15,000 6,348 12.4% 4,729 8.0% 4,206 6.7%
$15,000 - $24,999 6,217 12.1% 5,328 9.0% 4,447 7.1%
$25,000 - $34,999 6,727 13.1% 5,895 10.0% 4,718 7.5%
$35,000 - $49,999 9,425 18.4% 8,925 15.1% 7,125 11.4%
$50,000 - $74,999 11,582 22.6% 13,914 23.6% 15,384 24.6%
$75,000 - $99,999 5,814 11.3% 11,932 20.2% 13,394 21.4%
$100,000 - $149,999 3,606 7.0% 5,863 9.9% 9,708 15.5%
$150,000 - $199,999 691 1.3% 1,187 2.0% 1,859 3.0%
$200,000+ 887 1.7% 1,271 2.2% 1,678 2.7%

Median Household Income$45,115 $57,699 $64,806
Average Household Income$56,138 $66,723 $75,483
Per Capita Income $21,942 $26,710 $30,407

Population by Age Number Percent Number Percent Number Percent
Age 0 - 4 7,623 5.5% 8,610 5.4%
Age 5 - 9 8,827 5.8% 9,003 5.7%
Age 10 - 14 9,299 6.1% 9,776 6.2%
Age 15 - 19 10,732 7.9% 11,634 7.3%
Age 20 - 24 9,613 7.5% 11,818 7.5%
Age 25 - 34 16,209 10.8% 17,806 11.2%
Age 35 - 44 21,334 12.9% 18,847 11.9%
Age 45 - 54 19,632 15.5% 22,081 13.9%
Age 55 - 64 12,548 13.2% 22,445 14.2%
Age 65 - 74 9,734 7.7% 15,122 9.5%
Age 75 - 84 6,322 5.0% 7,797 4.9%
Age 85+ 2,011 2.1% 3,484 2.2%

Race and Ethnicity Number Percent Number Percent Number Percent
White Alone 127,755 95.4% 93.0% 145,453 91.8%
Black Alone 2,620 2.0% 3.0% 5,776 3.6%
American Indian Alone 169 0.1% 0.2% 257 0.2%
Asian Alone 1,372 1.0% 1.6% 3,047 1.9%
Pacific Islander Alone 45 0.0% 0.0% 55 0.0%
Some Other Race Alone 657 0.5% 0.8% 1,412 0.9%
Two or More Races 1,266 0.9% 1.3% 2,423 1.5%
Hispanic Origin (Any Race) 1,734 1.3% 2.3% 4,582 2.9%

1,202

226
2,458

8.0% 11,866

9.4% 19,940
7.3% 11,595

15.9% 19,424
14.7% 23,357

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.
Data Note:  Income is expressed in current dollars.

7.2% 11,344
12.1% 16,260

140,240
4,544

4.7% 7,535
1.5% 3,222

2,003
3,537
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5.7% 8,363
6.6% 8,687
6.9% 9,133
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Carlisle PA Study Area  
Top Ten Tapestry Segments

Cumulative Cumulative
Rank Tapestry Segment Percent Percent Percent Percent

1 Salt of the Earth 20.5% 20.5% 2.7% 2.7%
2 Green Acres 14.9% 35.4% 3.2% 5.9%
3 Midland Crowd 10.7% 46.1% 3.8% 9.7%
4 Cozy and Comfortable 10.6% 56.7% 2.8% 12.5%
5 Old and Newcomers 6.0% 62.7% 1.9% 14.4%

62.7% 14.4%

6 Sophisticated Squires 4.4% 67.1% 2.7% 17.1%
7 Midlife Junction 4.2% 71.3% 2.5% 19.6%
8 Great Expectations 3.7% 75.0% 1.7% 21.3%
9 Rustbelt Traditions 3.6% 78.6% 2.8% 24.1%
10 Prosperous Empty Nesters 3.5% 82.1% 1.8% 25.9%

82.1% 25.9%

PRIMARY TAPESTRY LIFESTYLE TABLE

U.S. HouseholdsHouseholds

Salt of the Earth 
20.5%

Green Acres 14.9%

Midland Crowd 
10.7%

Cozy and 
Comfortable 10.6%

Old and 
Newcomers 

6.0%

Rustbelt Traditions 
3.6%
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Segment Name:  Salt of the Earth 
LifeMode Group: Factories and Farms 

 
 
Demographic 
Salt of the Earth households are dominated by married couples with children (36 percent) and without (29 
percent). Both household percentages are higher than the U.S. values. One-fifth of households are composed of 
singles who live alone. The average household size for this market is 2.60, extremely close to the U.S. value of 
2.59; however, the average family size is 2.99, falling below the U.S. average of 3.14. With a median age of 41.3 
years, this is a slightly older market. Because ethnic diversity in these neighborhoods is negligible—94 percent of 
the residents are white—Salt of the Earth neighborhoods are the least diverse of all the Community Tapestry 
segments. 
 
Socioeconomic 
Employed Salt of the Earth residents work in a variety of occupations including management and professional 
positions and unskilled labor jobs. Higher-than-average proportions work in skilled labor occupations. 
Approximately one-fifth work in the manufacturing industry. The 66 percent labor force participation is high, and 
unemployment is low at 5 percent. The median household income is $50,538, close to the U.S. median. Besides 
wages, household income is supplemented by interest income, dividends, rental income, self-employment 
income, retirement income, and Social Security benefits, all above national proportions. The median net worth for 
this market is $108,631. One-fourth of Salt of the Earth residents aged 25 years and older have attended college; 
13 percent hold a bachelor’s or graduate degree. 
 
Residential 
Salt of the Earth neighborhoods are located in rural areas throughout the United States. Nearly half of 
the households are in the Midwest; the other half are found almost entirely in the South and Northeast. 
States with the highest concentrations of these households are Pennsylvania, Ohio, Indiana, and 
Michigan. Homeownership is at 86 percent, and the median home value is $139,060. The majority of 
households are single-family units (83 percent); 12 percent are mobile homes. Twenty-two percent of 
the housing units were built before 1940. 
 
Preferences 
Salt of the Earth residents are rooted in their settled, traditional, and hardworking lifestyles. Independent and self-
reliant, they take on small home improvement and remodeling projects themselves. They also spend a lot of time 
and money on their vegetable and flower gardens, owning the necessary tools and equipment to make them a 
success. Twenty eight percent of the households own three or more vehicles, making Salt of the Earth one of the 
top segments with this distinction. These rural households typically own or lease many vehicles including a truck. 
Many own a motorcycle. Overall, they prefer domestic vehicles to imports and handle the m aintenance 
themselves. Most residents carry insurance policies to protect themselves and their families and invest in 
annuities, certificates of deposit, and U.S. savings bonds. Families often have two or more pets, either dogs or 
cats. 
 
Salt of the Earth residents enjoy dining out, generally at family restaurants such as Ponderosa, Big Boy, and Bob 
Evans Farms. However, baking is a favorite home activity. They enjoy fishing, hunting, target shooting, attending 
country music concerts and auto races, and flying kites. They read fishing and hunting magazines also. Their 
radio dials are often tuned to country music stations, but they also like to follow auto racing. Many households 
have a satellite dish. Favorite stations include CMT, Outdoor Life Network, and the Speed Channel. In addition to 
watching horse racing, auto racing, and truck and tractor pulls/mud racing on TV, a favorite weekly show is 
According to Jim. Families travel to vacation destinations by car; for overnight stays, they prefer a Super 8 motel. 
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Segment Name:  Green Acres 
LifeMode Group: Upscale Avenue 

 
 
Demographic 
Married couples, with and without children, comprise 71 percent of the households in Green Acres. 
Many families are comprised of blue-collar baby boomers, many with children aged 6–17 years. With 
more than 10 million people, Green Acres represents the third largest population of all the Community 
Tapestry markets, currently more than 3 percent of the U.S. population, and growing by 1.6 percent 
annually.  The median age is 40.6 years. This segment is not ethnically diverse; 93 percent of the 
residents are white. 
 
Socioeconomic 
Green Acres residents are educated and hardworking; more than half who are aged 25 years and 
older hold a degree or attended college. Labor force participation is approximately 69 percent, with 
higher employment concentrations in the manufacturing, construction, health care, and retail trade 
industry sectors. Seventeen percent of households derive income from self-employment ventures. 
Occupation distributions are similar to the United States. The median household income is $63,922, 
and the median net worth is $163,372. 
 
Residential 
Green Acres neighborhoods are located throughout the country but mainly in the Midwest and South. 
The highest state concentrations are found in Michigan, Ohio, and Pennsylvania. A little bit country, 
Green Acres residents live in pastoral settings of developing suburban fringe areas.  Homeownership 
is at 88 percent. Eighty-seven percent of the household inventory is dominated by single-family 
dwellings. These newer homes carry a median value of $205,460.  Typical of rural residents, Green 
Acres households own multiple vehicles: 78 percent own two or more vehicles. 
 
Preferences 
Country living describes the lifestyle of Green Acres residents.  Pet dogs or cats are considered part of 
the family. These do-it-yourselfers maintain and remodel their homes; projects include painting, 
installing carpet or insulation, or adding a deck or patio. They own all the necessary power tools, 
including routers, welders, sanders, and various saws, to finish their projects. Residents maintain their 
lawns, flower gardens, and vegetable gardens, again with the right tools. They own riding lawn 
mowers, garden tillers, tractors, and even separate home freezers for the harvest. Fitting in with the 
do-it yourself mode, it is not surprising that Green Acres is the top market for owning a sewing 
machine. A favorite pastime is using their ice cream maker to produce homemade ice cream.  They 
prefer motorcycles and full-size pickup trucks. 
 
For exercise, Green Acres residents ride their mountain bikes and participate in water sports such as 
waterskiing, canoeing, and kayaking. Other activities include bird-watching, power boating, target 
shooting, hunting, and attending auto racing events. They prefer to listen to college football, auto 
racing, and news-talk programs on the radio and read fishing, hunting, and motorcycle magazines. 
Accommodating the country lifestyle, many households watch TV by satellite dish instead of cable. 
Events they enjoy watching on TV include alpine skiing, ski jumping, motorcycle racing, equestrian 
events, and bicycle racing. A favorite station is the Speed Channel. 
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Segment Name:  Midland Crowd  
LifeMode Group: American Quilt 

 
 
Demographic 
The approximately 11.6 million people in Midland Crowd neighborhoods represent the largest market 
of Community Tapestry, nearly 4 percent of the U.S. population, and it is still growing. Since 2000, the 
population growth has been 2.34 percent annually. The median age of 36.9 years parallels that of the 
U.S. median. More than half of the households (62 percent) are composed of married-couple families, 
half of whom have children. One-fifth of households are occupied by those who live alone. Most 
residents are white. 
 
Socioeconomic 
With more than 4.2 million households, Midland Crowd has the highest count of all the Community 
Tapestry markets, with an annual household growth of 2.6 percent since 2000. The median household 
income is $49,748, slightly lower than the U.S. median. Households derive primary income from 
wages and salaries, although the percentage of households that receive income from self-employment 
ventures is slightly higher than the national level. The median net worth is $86,362, somewhat below 
the U.S. median. Half of the employed residents work in white-collar occupations. Approximately 30 
percent of Midland Crowd residents aged 25 years and older have attended college; 15 percent hold a 
bachelor’s or graduate degree. 
 
Residential 
Midland Crowd residents live in housing developments in rural areas throughout the United States 
(more village or town than farm), mainly in the South. Three-fourths of the housing was built after 
1969. Homeownership is at 84 percent; the median home value is $137,727. Two-thirds of the 
households are single-family structures; 28 percent are mobile homes. One-fourth of the households 
own three or more vehicles. 
 
Preferences 
Midland Crowd is a somewhat politically conservative market. The rural location and their traditional 
lifestyle dictate the consumer preferences of these residents. How they take care of their homes, 
lawns, and vehicles demonstrates their do-it-yourself mentality. Households typically own or lease a 
truck; many own a used motorcycle. Hunting, fishing, and woodworking are favorite pursuits. 
Generally, households have pets, especially birds and dogs. Recent purchases include used vehicles, 
household furniture, and giant-screen TVs. Their department store of choice is Belk. When eating 
takeout, they often choose a fast-food restaurant and use the drive-through window. 
 
Many households have a satellite dish. Favorite stations include CMT and Outdoor Life Network. In 
addition to watching rodeo/bull riding, truck and tractor pulls/mud racing, and fishing programs on TV, 
residents watch a variety of news programs. Fitting right in with their rural surroundings, they prefer to 
listen to country music on the radio and read fishing and hunting magazines. 
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Segment Name:  Cozy and Comfortable 
LifeMode Group: Upscale Avenues 

 
 

 
 
Demographic 
Cozy and Comfortable residents are middle-aged, married couples, comfortably settled in single-family 
homes in older neighborhoods. The median age is 41.9 years, slightly older than that of the U.S. 
median. Most residents are married, without children, or married couples with school-age and adult 
children. This is a relatively large segment, with 8.6 million people (the fifth largest population of all the 
Community Tapestry segments), and growing moderately by 0.7 percent annually. Most of the 
residents in this segment are white. 
 
Socioeconomic 
Although the labor force is older, they are in no hurry to retire. The labor force participation rate of 66 
percent is above average. Unemployment is relatively low, at 5 percent. Employed residents represent 
a range of occupations, from professional or managerial to service, in a variety of industries. 
Occupation distributions are similar to U.S. values. The median household income is $65,768. Income 
is derived from wages and salaries for 80 percent of Cozy and Comfortable households. Forty-six 
percent of households receive income from investments. The median net worth for this market is 
$176,556. 
 
Residential 
Cozy and Comfortable neighborhoods are located in suburban areas, primarily in the Midwest, 
Northeast, and South. Many residents are still living in the homes in which they raised their children. 
Single-family structures make up 88 percent of the household inventory. The median home value is 
$186,456. Sixty-two percent of housing units were built before 1970. Homeownership is at 88 percent, 
and vacancies are low at 6 percent. 
 
Preferences 
Cozy and Comfortable residents prefer to own shares in mutual funds (bonds) and consult a financial 
planner. Typically, they have a second mortgage, new car loan, and home equity line of credit in 
addition to medical insurance with Blue Cross/Blue Shield and insurance to cover loss of income from 
medical causes. Home improvement and remodeling work, including lawn care, are important to Cozy 
and Comfortable residents. Although they will contract for some work, these homeowners will take an 
active part in many projects, especially painting, hanging wallpaper, and lawn care. For exercise, they 
play softball and golf, and to relax, they attend ice hockey games, watch science fiction films on DVD, 
and gamble at casinos. Residents eat at family restaurants such as Bob Evans Farms, Perkins, Big 
Boy, and Friendly’s. Pretzels are a favorite snack along with a caffeine-free diet cola. Vacations are 
domestic trips, often to the beach. Disney World is a popular destination. 
 
Their home computers are generally several years old, because accessing the Internet is not a priority. 
Television is significant to Cozy and Comfortable residents; many households own four or more sets. 
Favorites include watching ice hockey and golf games along with programs such as Live with Regis & 
Kelly, American Pickers, and Modern Family. Preferred cable stations include QVC, Home & Garden 
Television, and the History Channel. Residents listen to ice hockey and professional football games 
along with classic hits, rock, and soft adult contemporary music on the radio. 
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Segment Name:  Old and Newcomers 
LifeMode Group: Solo Acts 

 

  
 

Demographic 
Old and Newcomers neighborhoods are in transition, populatedby renters who are starting their 
careers or those who are retiring. The proportion of householders either in their 20s or aged 75 or 
older is higher than the proportion at the U.S. level. The median age of 37.0 years simply splits this 
age disparity. These neighborhoods have more single-person and shared households than families. 
The majority of residents are white, but the racial diversity is very similar to the U.S. level of diversity. 
 
Socioeconomic 
Labor force participation is above average at 66 percent, but the unemployment rate mirrors the U.S. 
rate. The median household income of $42,971 and the median net worth of $74,682 are below the 
U.S. medians. Educational attainment is above average as is college and graduate school enrollment. 
The distribution of employed residents by occupation is similar to the U.S. distribution, with slightly 
higher proportions of workers in food preparation and office/administrative support positions. 
 
Residential 
Spread throughout metropolitan areas of the United States, Old and Newcomers neighborhoods 
sustain a lot of transition. More than half the population aged five years and older has moved in the 
last five years. More than 60 percent of these householders rent. Approximately half of the households 
are mid-rise or high-rise buildings; nearly 14 percent are two- to four-unit buildings. Average gross rent 
is approximately $649 per month, very close to the U.S. average. Six in 10 housing units were built 
from 1960 to 1989. The median home value in these neighborhoods is $188,795. 
 
Preferences 
Purchases of Old and Newcomers residents re?ect their unencumbered renters’ and singles’ lifestyle. 
Compact cars ?t the needs of these nonfamily households. Although they prefer domestic cars, the 
gap is not pronounced. Typically, residents have substantial life insurance policies and renter’s 
insurance as well as medical insurance, which includes long term and disability care. 
 
Old and Newcomers residents like reading fiction and nonfiction, newspapers, and magazines. Old 
and Newcomers residents have the highest readership among the markets with median household 
income below the U.S. level. They enjoy watching television and listening to the radio, especially 
contemporary hit radio. They like going to the movies and renting DVDs. 
 
Leisure activities are also as varied as the ages of Old and Newcomers residents. They play sports 
such as racquetball and golf in addition to jogging or walking. They fly kites, go to the zoo, and enjoy 
cooking. Age is not always obvious from their activity choices.
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Segment Name:  Sophisticated Squires  
LifeMode Group: High Society  

 

Demographic 
Sophisticated Squires residents enjoy cultured country living in newer home developments on the 
fringe of urbanized areas. They now have longer commutes but fewer neighbors. These urban 
escapees are mostly married-couple families. The median age is 38.3 years. More than 40 percent of 
the households consist of married couples with children that range from toddlers to young adults. The 
majority of householders are between 35 and 54 years old; most are baby boomers. This segment is 
not ethnically diverse; most residents are white. 
 
Socioeconomic 
Sophisticated Squires residents are educated: one-third of the population aged 25 years and older 
holds a bachelor’s or graduate degree, another third has attended college. Labor force participation 
rates are high for males and females. The range of occupations varies from management to unskilled 
labor positions, but most are in white-collar occupations. The median household income is $85,937. 
Wage or salary income, earned by 90 percent of households, is supplemented with interest, dividend, 
or rental income for nearly half of the households. The median net worth is $251,507. 
 
Residential 
Sophisticated Squires residents live in less-densely populated areas that are concentrated in states on 
the Atlantic coast and surrounding the Great Lakes. Approximately 90 percent of the homes are 
single-family structures; the median home value is $286,622. Approximately 75 percent of the housing 
units were built before 1990; 55 percent were built between 1970 and 1989. More than 80 percent of 
households own at least two vehicles. 
 
Preferences 
Sophisticated Squires residents prefer to do their own lawn and landscaping work as well as home 
improvement and remodeling projects such as installing carpet or hardwood floors, painting home 
interiors, staining decks, and cleaning carpets with their steam cleaners. They like to barbeque on their 
gas grills and use their bread-making machines. This is the top market for owning three or more 
vehicles. They prefer minivans and full-size SUVs; many households own a motorcycle. A typical 
household owns three or more cell phones. Looking toward the future, many residents own stocks and 
large life insurance policies.  When dieting, Weight Watchers is the favored diet method, and many 
own a treadmill or stair-stepper to stay fit. 
 
Family activities include playing volleyball, bicycling, playing board games and cards, going to the zoo, 
and attending soccer and baseball games. Adults also enjoy photography, playing golf, and riding their 
motorcycles. Children use the home personal computer to play games and typically own a Game Boy 
or Game Boy Advance video game system. 
 
Sophisticated Squires residents prefer to read gardening and science/technology magazines and 
listen to soft adult contemporary music, classic hits, and all-talk radio. Although many households own 
four or more TVs, residents are light television viewers. When they do watch TV, they prefer news, 
comedies, and dramas as well as programs on the Golf Channel and Home & Garden Television. 
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Segment Name:  Midlife Junction 
LifeMode Group: Traditional Living 
 

 
 
Demographic 
Midlife Junction residents are phasing out of their childrearing years. The median age is 41.1 years; 
nearly one-fifth of residents are aged 65 years or older. Households in this market include a variety of 
family types as well as singles who live alone or share housing. Nearly half of the households are 
composed of married-couple families; 31 percent are single person households. Most of these 
residents are white. 
 
Socioeconomic 
Most Midlife Junction residents are still working, although at 61 percent, the labor force participation 
rate is slightly below average. One-third of the households are now drawing Social Security benefits. 
Both the median household income of $47,683 and the median net worth of $106,734 are slightly 
below the U.S. medians. Educational attainment levels are comparable to U.S. levels. 
 
Residential 
Midlife Junction communities are found in suburbs across the country, more in the South and Midwest 
than in the Northeast and West. Homeownership is at 67 percent, near the U.S. rate. Nearly two-thirds 
of the households are single family structures; most of the remainder are apartments in multiunit 
buildings. The median home value of $153,336 is somewhat lower than the U.S. median. 
 
Preferences 
As Midlife Junction residents pass from child rearing into retirement, they live quiet, settled lives. They 
have been planning and saving for their retirement, owning certificates of deposit and participating in 
IRA or 401(k) plans. They spend their money carefully and do not succumb to fads. Mindful of their 
expenses, they always search for bargains. 
 
Midlife Junction residents enjoy dining out at full-service restaurants, particularly on weekends, and 
also take advantage of the convenience of fast-food restaurants. They favor domestic cars, and prefer 
to shop by mail or phone from catalogs such as L.L. Bean and Lands’ End. They are comfortable 
shopping by phone or over the Internet. Comfortable with computer technology, they use e-mail to 
communicate with friends and families. Residents enjoy practicing yoga, attending country music 
concerts and auto races, refinishing furniture, reading romance novels, and watching classic movies 
on DVD. 
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Segment Name:  Great Expectations 
LifeMode Group: High Hopes 

 

  
 
Demographic 
Young singles who live alone and married-couple families dominate the Great Expectations market, 
although all household types are represented. The median age is 33.2 years. Some residents are just 
beginning their careers or family lives. This segment has a higher proportion of residents in their 20s 
and a higher proportion of householders younger than 35 years old, compared to the U.S. proportions. 
The ethnic diversity and racial composition of this segment are similar to the U.S. levels. 
 
Socioeconomic 
The median household income of $37,684 and the median net worth of $43,152 are low compared to 
the U.S. values. Approximately 29 percent of residents aged 25 years and older have attended college 
(slightly above the U.S. average), but only 16 percent hold a bachelor’s or graduate degree (somewhat 
below the U.S. average). Seven percent are enrolled in college or graduate school. The higher 
proportion of younger residents improves the 68 percent labor force participation rate. The 
manufacturing, retail, and service industry sectors are the primary employers in this market. 
 
Residential 
Great Expectations neighborhoods are located throughout the country, with higher proportions in the 
Midwest and South. Half of the householders own their homes; the other half rent. More than half of 
the households are single-family dwellings; approximately 40 percent are apartments in low or mid-rise 
buildings. The median home value of $114,837 is approximately three-fifths that of the U.S. median. 
Most of the housing units in these older suburban neighborhoods were built before 1960. 
 
Preferences 
Great Expectations homeowners are not afraid to tackle smaller maintenance and remodeling 
projects, but they also enjoy a young and active lifestyle. They go out to dinner, to the movies, to bars, 
and to nightclubs. They enjoy roller-skating; roller-blading; playing Frisbee, chess, and pool; watching 
foreign films on DVD; and attending auto races. They read music magazines and listen to rock music 
on the radio. Residents watch courtroom dramas, reality shows, sitcoms, news programs, and dramas 
on TV. They occasionally take advantage of the convenience of fast-food restaurants. Little traveling is 
done in this market. Still focused on starting a career, many are not preparing for retirement by 
investing for the future. Residents shop at major discount and department stores, and also order 
frequently from catalogs. 
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Segment Name:  Rustbelt Traditions 
LifeMode Group: Traditional Living 
 

 
 
Demographic 
Rustbelt Traditions neighborhoods are primarily a mix of married-couple families, single-parent 
families, and singles who live alone, similar to the U.S. household type distribution. This segment has 
the sixth largest population of all the Community Tapestry segments, with 8.4 million people. The 
median age is 36.1 years, just below the U.S. median. Most of the residents are white. 
 
Socioeconomic 
The median household income is $49,579, slightly below that of the U.S. median. Half of the employed 
residents work in white-collar jobs. For years, these residents sustained the manufacturing industry 
that drove local economies. Now, the service industry predominates, followed by manufacturing and 
retail trade. The median net worth for this segment is $90,754. Overall, 80 percent of residents aged 
25 years and older have graduated from high school, 12 percent hold a bachelor’s or graduate degree, 
and 29 percent have attended college. 
 
Residential 
Rustbelt Traditions neighborhoods are the backbone of older Industrial cities in states that border the 
Great Lakes. Most residents live in modest, single-family homes. Homeownership is at 76 percent. 
The median home value of $107,222 is approximately three-fifths of the U.S. median. The relatively 
lower median home value is partially due to the age of the homes in these communities; nearly two-
thirds of the housing units were built prior to 1960. 
 
Preferences 
Residents of Rustbelt Traditions are aptly named: They have lived, worked, spent, and played in the 
same area for years. They do not follow fads; they stick with the products and services they know. 
They prefer domestic car manufacturers. Some of their purchases re?ect their attention to the 
maintenance of their homes and yards. For specialized projects, they will contract for roo?ng, ?ooring, 
and carpet installations. 
 
Financially conservative, Rustbelt Traditions residents prefer to use a credit union and invest in 
certificates of deposit. They are likely to have a personal loan that is not a student or vacation loan, 
and hold low-value variable life and homeowner’s insurance policies. Residents watch their pennies, 
using coupons regularly, especially at Sam’s Club. They prefer to see a doctor for diet control and own 
a stationary bike for exercise. 
 
Favorite leisure activities include bowling; fishing; hunting; and attending auto races, country music 
shows, and ice hockey games. Watching television is a common pastime for Rustbelt Traditions 
residents. They subscribe to cable TV and watch it regularly, but their favorite programs are sports 
events. 
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Segment Name:  Prosperous Empty Nesters  
LifeMode Group: Senior Styles 

 
 
Demographic 
Fifty-seven percent of householders in the Prosperous Empty Nesters segment are aged 55 years or 
older. Forty percent of households are composed of married couples with no children living at home. 
Residents are enjoying the lifestage segue from child rearing to retirement. The median age is 48.5 
years. Population growth in this segment is increasing slowly, at 0.6 percent annually, but the pace is 
likely to accelerate as the baby boomers mature. Prosperous Empty Nesters residents are not 
ethnically diverse; 90 percent are white. 
 
Socioeconomic 
With a median net worth of $228,809, Prosperous Empty Nesters invest prudently for the future. The 
median household income is $69,834. Although 71 percent of households derive income from wages 
and salaries, 59 percent receive income from investments, 38 percent collect Social Security benefits, 
and 28 percent receive retirement income. Approximately 40 percent of residents aged 25 years and 
older hold a bachelor’s or graduate degree; another 29 percent have attended college. Many 
Prosperous Empty Nesters residents are still working in well-established careers holding professional 
and management positions, especially in the education and health care industry sectors. 
 
Residential 
Prosperous Empty Nesters residents live in well-established neighborhoods located throughout the 
United States; approximately one-third of these households are found on the eastern seaboard. These 
neighborhoods experience little turnover, with nominal change from year to year. Most housing units 
(77 percent) were built before 1980. Most housing is single-family structures, with a median home 
value of $230,594. 
 
Preferences 
Prosperous Empty Nesters residents place a high value on their physical and financial well-being. 
Their investments include annuities, certificates of deposit held longer than six months, mutual funds, 
money market funds, tax-exempt  unds, and common stock. They have insurance to cover loss of 
income due to medical causes. Residents exercise regularly and take a multitude of vitamins. Leisure 
activities include refinishing furniture, playing golf and attending golf tournaments, going power 
boating, attending sports events (college basketball, college football, soccer, and ice hockey games), 
and going to the horse races. Shopping habits include ordering from catalogs by phone and using 
coupons. The clothing store of choice is Eddie Bauer. Households are likely to own or lease a luxury 
car. 
 
Prosperous Empty Nesters residents take an active interest in their homes and communities. Home 
remodeling, home improvements, and lawn care are priorities. Their civic participation includes being a 
member of a civic club or charitable organization, engaging in fund-raising, writing to a radio station or 
newspaper editor, and working as a volunteer. Residents travel extensively, both at home and abroad, 
and are partial to staying at a Super 8, Holiday Inn, or Comfort Inn. Reading preferences include 
mystery books, two or more daily newspapers, and business or finance magazines. Residents enjoy 
listening to news-talk, public, and sports radio and watching Home & Garden Television. 



Carlisle PA Study Area   
  

2000 Total Population 133,884 2000 Median HH Income $45,115

2010 Total Population 150,726 2010 Median HH Income $57,699

2015 Total Population 158,423 2015 Median HH Income $64,806

2010-2015 Annual Rate 1.00% 2010-2015 Annual Rate 2.35%

Housing Units by Occupancy Status and Tenure

Number Percent Number Percent Number Percent
Total Housing Units 53,999 100.0% 62,340 100.0% 66,489 100.0%

Occupied 51,229 94.9% 59,044 94.7% 62,519 94.0%
   Owner 37,890 70.2% 43,339 69.5% 45,928 69.1%

   Renter 13,339 24.7% 15,705 25.2% 16,591 25.0%
Vacant 2,770 5.1% 3,296 5.3% 3,970 6.0%

Owner Occupied Housing Units by Value

Number Percent Number Percent Number Percent

Total 37,886 100.0% 43,339 100.0% 45,928 100.0%

< $10,000 1,005 2.7% 716 1.7% 615 1.3%
$10,000 - $14,999 611 1.6% 277 0.6% 269 0.6%
$15,000 - $19,999 543 1.4% 552 1.3% 299 0.7%
$20,000 - $24,999 356 0.9% 351 0.8% 481 1.0%
$25,000 - $29,999 253 0.7% 452 1.0% 295 0.6%
$30,000 - $34,999 341 0.9% 238 0.5% 327 0.7%
$35,000 - $39,999 287 0.8% 341 0.8% 300 0.7%
$40,000 - $49,999 883 2.3% 420 1.0% 524 1.1%
$50,000 - $59,999 1,065 2.8% 493 1.1% 384 0.8%
$60,000 - $69,999 1,294 3.4% 553 1.3% 364 0.8%
$70,000 - $79,999 2,192 5.8% 817 1.9% 451 1.0%
$80,000 - $89,999 3,214 8.5% 673 1.6% 546 1.2%
$90,000 - $99,999 3,458 9.1% 1,165 2.7% 722 1.6%
$100,000 - $124,999 7,082 18.7% 3,303 7.6% 1,976 4.3%
$125,000 - $149,999 5,657 14.9% 6,046 14.0% 3,035 6.6%
$150,000 - $174,999 3,435 9.1% 5,234 12.1% 4,149 9.0%
$175,000 - $199,999 2,184 5.8% 5,079 11.7% 5,130 11.2%
$200,000 - $249,999 1,953 5.2% 6,900 15.9% 9,265 20.2%
$250,000 - $299,999 763 2.0% 3,900 9.0% 6,478 14.1%
$300,000 - $399,999 737 1.9% 3,504 8.1% 5,360 11.7%
$400,000 - $499,999 294 0.8% 835 1.9% 2,311 5.0%
$500,000 - $749,999 156 0.4% 1,099 2.5% 1,551 3.4%

$750,000 - $999,999 100 0.3% 203 0.5% 703 1.5%

$1,000,000 + 23 0.1% 188 0.4% 393 0.9%

Median Value $112,147 $175,190 $216,713

Average Value $126,775 $200,768 $248,283

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.

HOUSING PROFILE TABLE

Data Note:  Detail may not sum to totals due to rounding.

Census 2000 2010 2015

Census 2000 2010 2015
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Number Percent

Total 2,770 100.0%

For Rent 843 30.4%

For Sale Only 614 22.2%

Rented/Sold, Unoccupied 246 8.9%

Seasonal/Recreational/Occasional Use 383 13.8%

For Migrant Workers 23 0.8%

Other Vacant 661 23.9%

Census 2000 Occupied Housing Units by Age of Householder and Home Ownership

Occupied Units

Number % of Occupied

Total 51,229 37,890 74.0%

15 - 24 2,596 450 17.3%

25 - 34 7,841 4,381 55.9%

35 - 44 11,424 8,539 74.7%

45 - 54 11,002 9,177 83.4%

55 - 64 7,239 6,276 86.7%

65 - 74 6,090 5,274 86.6%

75 - 84 4,062 3,125 76.9%

85+ 975 668 68.5%

Census 2000 Occupied Housing Units by Race/Ethnicity of Householder and Home Ownership

Occupied Units

Number % of Occupied
Total 51,229 37,890 74.0%

White Alone 49,547 37,151 75.0%

Black Alone 887 307 34.6%

American Indian Alone 59 34 57.6%

Asian Alone 351 220 62.7%

Pacific Islander Alone 9 5 55.6%

Some Other Race Alone 147 53 36.1%

Two or More Races 229 120 52.4%

Hispanic Origin 403 155 38.5%

Census 2000 Housing Units by Units in Structure and Occupancy

Number Percent Number Percent
Total 53,959 100.0% 51,230 100.0%

1, Detached 33,261 61.6% 32,310 63.1%

1, Attached 6,051 11.2% 5,696 11.1%

2 2,062 3.8% 1,834 3.6%

3 to 4 2,293 4.2% 2,021 3.9%

5 to 9 2,290 4.2% 2,038 4.0%

10 to 19 1,247 2.3% 983 1.9%

20 to 49 593 1.1% 585 1.1%

50 or More 417 0.8% 412 0.8%

Mobile Home 5,717 10.6% 5,336 10.4%

Other 28 0.1% 15 0.0%
Data Note:  Persons of Hispanic Origin may be of any race.
Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.

Housing Units Occupied Units

Owner Occupied Units

Owner Occupied Units
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Number Percent

Total 29,751 100.0%

With Mortgage 19,946 67.0%

   < $200 17 0.1%

   $200 - $299 41 0.1%

   $300 - $399 161 0.5%

   $400 - $499 406 1.4%

   $500 - $599 802 2.7%

   $600 - $699 1,168 3.9%

   $700 - $799 1,776 6.0%

   $800 - $899 2,208 7.4%

   $900 - $999 2,437 8.2%

   $1000 - $1249 4,609 15.5%
   $1250 - $1499 2,959 9.9%

   $1500 - $1999 2,492 8.4%
   $2000 - $2499 512 1.7%

   $2500 - $2999 206 0.7%

   $3000+ 152 0.5%

With No Mortgage 9,805 33.0%

Median Monthly Owner Costs for Units with Mortgage $1,052

Average Monthly Owner Costs for Units with Mortgage $1,142

Census 2000 Specified Renter Occupied Housing Units by Contract Rent  

Number Percent

Total 13,038 100.0%

Paying Cash Rent 12,124 93.0%

   < $100 330 2.5%

   $100 - $149 255 2.0%

   $150 - $199 420 3.2%

   $200 - $249 534 4.1%

   $250 - $299 562 4.3%

   $300 - $349 1,100 8.4%

   $350 - $399 1,352 10.4%

   $400 - $449 1,395 10.7%

   $450 - $499 1,678 12.9%

   $500 - $549 1,385 10.6%

   $550 - $599 920 7.1%

   $600 - $649 764 5.9%

   $650 - $699 441 3.4%

   $700 - $749 319 2.4%

   $750 - $799 137 1.1%

   $800 - $899 232 1.8%

   $900 - $999 157 1.2%

   $1000 - $1249 95 0.7%

   $1250 - $1499 35 0.3%

   $1500 - $1999 6 0.0%

   $2000 + 7 0.1%

No Cash Rent 914 7.0%

Median Rent $453

Average Rent $448

Average Gross Rent  (with Utilities) $548

Source:  U.S. Bureau of the Census, 2000 Census of Population and Housing.

Data Note: Specified Owner Occupied Housing Units exclude houses on 10+ acres, mobile homes, units in multiunit
buildings, and houses with a business or medical office.
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