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OUR NEIGHBORHOOD

Physical
T
oday the North Frog Hollow neighborhood is a primarily residential neighborhood with a significant, ethnically based commercial corridor along Park Street.  I-84 and the offices of state government and judicial departments frame the neighborhood on the north, east and west.  The southern boundary abuts residential develop that transitions into the Trinity College Campus and the Learning Corridor.  Pope Park and two megablocks of redeveloped commercial – office – residential uses abut I-84 on the neighborhood’s western edge.  The map on page 13 depicts existing land use patterns.  

Park Street is the physical and service core of the neighborhood.  It is the main retail area and the location for services such as the library, churches, the fire station and social service providers.  Its vitality is enhanced by a variety of street vendors.  The “Bradlees” site, located at the neighborhood’s westerly Park Street gateway and therefore at an anchor location for the commercial corridor, is deteriorated and underutilized due to vacancies.

The scale of the redeveloped areas at this western gateway, which is predominantly high-rise structures, contrasts with the older development that predominates in the neighborhood.  Mature trees on the neighborhood side, topographic changes and green space provided by a section of Pope Park buffer the visual impact of this newer development.  Urban design challenges exist elsewhere in the neighborhood as well.  The conversions that have occurred in areas such as Oak and Hungerford Streets have been a double–edged sword.  This has led to restoration and preservation of historic buildings and created a stable and attractive physical environment.  However, inadequate area to provide sufficient parking has resulted in congested streets, completely changing the character of these formerly residential areas. One-way traffic patterns and people with court-related business seeking parking further complicate movement and the former calm of these narrow residential scale streets.  The conversion of the old factory buildings on Capitol Avenue (where neighborhood residents once walked to work) to office buildings has resulted in similar inadequate parking availability.  On-street parking needed by small-scale retailers on Capitol Avenue and residents on side streets are used by workers instead.

Other than Pope Park, public space and green belts in the neighborhood are scarce.  Since the Park River is buried as it traverses North Frog Hollow, the neighborhood no longer benefits from a feature that was once central to neighborhood life.  Flood control and conduit maintenance/repairs concerns have, unfortunately, become the nature of the neighborhood’s relationship to the Park River.  Part of the project to reclaim the south branch of the Park River is in North Frog Hollow and the neighborhood looks forward to this addition of green space.  In general, the areas that fall within the public domain, such as streets and sidewalks (essentially anything with the public right-of-way of a street) convey a gritty image.  Pedestrian linkages between residential areas, Park Street, and other frequented destinations lack the types of improvements that lend “defensibility” to the neighborhood.  The neighborhood, which was built on a flood plain and has a combined sanitary sewer/storm drainage system, periodically experiences flooding and sewer back-ups.

The predominant zoning along Park Street, including the former Bradlees Plaza area, is business zoning for neighborhood shopping development.  Several individual lots within the neighborhood are also zoned for neighborhood shopping; except for the Billing Forge site, these are small lots.  The area north of Capitol Avenue is zoned for commercial development; the south side of Capitol is predominately zoned for residential/office use, with limited, linear businesses and residential areas fronting on Capitol.  The Washington Street corridor is a mixture of business and residential/office zoning.  The residential/office zoning extends eastward into the neighborhood to Hungerford Street, and is also the zoning for the non-parkland area of the megablock between Laurel Street and Park Terrace.  The remainder of the neighborhood, except for Pope Park, is zoned for medium density or 3 family residential uses. (See attached zoning map on page 16.)

During the long downturn in the urban real estate market, North Frog Hollow experienced the city-wide decline in values and was one of the neighborhoods that bore the brunt of loss of jobs and residents.  In the past decade, Frog Hollow has suffered from neighborhood destabilization and deterioration.  Many buildings have been abandoned as a result of this significant population loss.  At present, Frog Hollow has a high number of vacant and boarded-up buildings.

The NRZ Committee continues to work with public agencies and both private and non-profit developers to identify blighted buildings and target them for redevelopment.  Part of the revitalization effort will include selective demolition of buildings that are no longer viable for re-use, and the reconfiguration of structurally sound structures into lower density residences or non-residential uses.  Development projects and redevelopment plans for those structures should accommodate required open space and parking.  In this manner, the NRZ Committee will be closely involved in revitalizing our neighborhood building-by-building and block-by-block.

While blight and abandonment can still be found in the neighborhood, much has been done to turn physical decay around.  Working through non-profit housing developers, a strategy to renovate existing buildings to create rental units that match current housing needs and preferences and homeownership opportunities has been pursued.  This strategy is on-going and being actively pursued so that the neighborhood’s stabilization process will continue.

Social and Demographics

A wide variety of immigrants to Hartford have lived in North Frog Hollow, and they have contributed to North Frog Hollow’s legacy as a diverse and unique neighborhood among all of Hartford’s neighborhoods.  Swedish, Danish, German, Irish, French Canadian, Greek, and Portuguese have all called North Frog Hollow home in the past, while today, the largest ethnic group in North Frog Hollow is the Puerto Ricans.

Puerto Ricans came to North Frog Hollow from Puerto Rico as well as from the Clay Arsenal and South Green neighborhoods in Hartford.  They arrived in the 1960s and 1970s, accompanied by the appearance of large numbers of Hispanic businesses.  These businesses, run mostly by Cubans, took over after a downturn in the neighborhood’s commercial districts, particularly along Park Street, began in the 1950s.  This downturn was spurred by the loss of industry in the neighborhood as well as by a general trend of suburbanization, but today Park Street represents the largest aggregation of Hispanic businesses in Hartford.

Preliminary data from the 2000 U.S. Census indicate that while the minority groups have become a larger proportion of the Frog Hollow neighborhood population, the Frog Hollow neighborhood as a whole has suffered a decline in population since 1990 (see Table 1).  Hispanics have grown from 68% of the Frog Hollow population to nearly 72%, and African-Americans have grown from just under 10% to just over 13%.  Meanwhile, the white population has shrunk from 18.5% of the population to just under 11%.

These percentages, however, belie the decline in population in the neighborhood:  every group measured by the Census except African-Americans has shrunk over the course of the last 10 years, while the entire neighborhood has lost 16% of its population since 1990.  The Hispanic population declined in size by nearly 12%, while the white population declined by just over 50%.  African-Americans grew by just over 10% during the same time period, but that growth represents only 1.2% of Frog Hollow’s 2000 population.



TABLE 1:

RACIAL COMPOSITION OF FROG HOLLOW NEIGHBORHOOD POPULATION


1990
2000
Change

White, not Hispanic
2,056
18.5%
1,016
10.9%
-50.58%

Black, not Hispanic
1,108
9.9%
1,222
13.1%
+10.28%

American Indian and Alaska Native, not Hispanic
62
0.6%
17
0.2%
-72.58%

Asian, Native Hawaiian, and Other 
183
1.6%
138
1.5%
-24.59%

Pacific Islander, not Hispanic






Hispanic, all races
7,575
68%
6,669
71.5%
-11.96%

Two or more races, not Hispanic
NR

39
0.4%
NA








TOTAL
11,110
100%
9,323
100%
-16.08%

Source: U.S. Bureau of the Census



Thus, the strong Hispanic presence in the neighborhood continues to make North Frog Hollow a focal point for Hispanic-owned businesses.  However, population trends indicate that the businesses could face another economic downturn similar to the one of the 1950s if downward trends are not reversed and more people are not brought back into the neighborhood.  It is also extremely important to determine the reasons behind the flight of so many people of such diverse backgrounds out of the neighborhood.

Table 2 provides a snapshot of all Frog Hollow residents in 1990 and, for comparison where data are currently available from the 2000 Census, in 2000.  Table 3 gives a breakdown of 2000 data by the Census Tracts that comprise the neighborhood.  The data reveal that the neighborhood population continues to be young and living in a household headed by a female at higher rates than occur citywide.  In 1990 a high percentage of people in Frog Hollow lived below the poverty line.  Residents continue to overwhelmingly live in rental units and, in 1990, the proportion of overcrowded housing units was significantly higher than citywide.  Moreover, the occurrence of substandard housing, defined as a place of residence lacking plumbing and a kitchen and suffering from overcrowding, was higher in Frog Hollow than in Hartford in 1990.  Housing data for 2000 indicate a loss of 743 housing units since 1990.  This is a higher rate (17%) than the citywide figure (10%).  In 2000, the overall occupancy rate was higher (88.6%) than in 1990 (86.6%) but the number of units occupied by homeowners dropped by 26.5% while the number of units occupied by renters dropped by 13.9%.  



TABLE 2:

1990 SOCIAL AND HOUSING CHARACTERISTICS IN FROG HOLLOW NEIGHBORHOOD, COMPARED TO HARTFORD CITYWIDE
 
Frog Hollow
Hartford

Median Age in years
25.0
28.6

 
 
 

Family Households
2,433
31,515

     Female Householder, no husband present
1,389
14,505

          with children
1,029
9,994

          percent
42.29%
31.71%

 
 
 

Families Living Below Poverty Level
1,116
8,086

     percent
46%
26%

     female householder, no husband
937
6,583

          with children
874
6,086

Average Number of Persons per family
3.56
3.25

 
 
 

Total Number of Housing Units
4,418
56,098

Total Number of Occupied Housing Units
3,827
51,464

     percent
86.60%
91.70%

Owner Occupied Housing Units
321
12,148

     percent
8.39%
23.60%

Renter Occupied Housing Units
3,506
39,316

     percent
91.61%
76.40%

Median Rent
$528 
$504 

Mean Number of Rooms in Residence
4.0
4.3

Housing Units Lacking Plumbing
148
799

     percent
3.30%
1.40%

Housing Units Lacking Kitchen
143
899

     percent
3.20%
1.60%

Housing Units with > 1 Person Per Room
696
4,286

     percent
18.19%
8.33%

 
 
 

Persons 25 Years and Older
5,545
80,523

     High School Grad., GED, or higher
2,593
47,861

          percent
46.76%
59.43%

     Bachelor's Degree or higher
806
11,628

          percent
14.53%
14.44%

Source:  1990 U. S. Census 





TABLE 3:
DEMOGRAPHIC SUMMARY 2000 CENSUS BY CENSUS TRACT 
COMPARED TO HARTFORD CITYWIDE

Population

CENSUS TRACT


5028
5029
5030
Citywide

TOTAL POPULATION 
3065
3077
3181
121,578

Under 5 years
319
328
292
10,116

5 to 9 years
337
312
345
10,746

10 to 14 years
357
245
334
9,959

15 to 19 years
352
247
335
10,341

20 to 24 years
267
346
203
10,689

25 to 34 years
497
585
468
18,801

35 to 44 years 
388
403
445
17,398

45 to 54 years
245
240
299
13,342

55 to 59 years
89
92
97
4,723

60 to 64 years
57
79
88
3,875

65 to 74 years
96
107
147
5,935

75 to 84 years
46
64
90
4,015

85 years and over
15
29
38
1,638







Total Male
1,557
1,504
1,549
58,071

18 years and over
859
966
951
39,317







Total Female
1,508
1,573
1,632
63,507

18 years and over
961
1,070
1,061
45,693

HOUSEHOLDS BY TYPE
5028
5029
5030
Citywide

Total households 
904
1227
1,124
44,986

Family households (families)
672
617
649
27,189

With own children under 18 years
426
388
426
15,481

Married-couple family
216
244
209
11,355

With own children under 18 years
124
129
108
5,259

Female householder, no husband present
379
315
383
13,332

With own children under 18 years
268
233
290
9,048

Nonfamily households 
232
610
475
17,797

Householder living alone
183
489
413
14,950

Householder 65 years and over
38
106
153
4,305







Households with individuals under 18 years
501
443
493
17,979

Households with individuals 65 years and over
128
177
240
8,913

Average household size
3.33
2.51
2.72
2.58

Average family size
3.74
3.58
3.67
3.33

TABLE 3 (continued)
Housing

CENSUS TRACT


5028
5027
5030
Citywide

Occupancy Status











Total housing units
1087
1352
1236
50,644

Occupied housing units
904
1227
1124
44,986

Vacant housing units
183
125
112
5,658

TENURE
5028
5027
5030
Citywide







Occupied housing units
904
1227
1124
44,986

Owner-occupied housing units
98
62
76
11,064

Renter-occupied housing units
806
1165
1048
33,922

AGE OF HOUSEHOLDER
5028
5027
5030
Citywide







Occupied housing units
904
1227
1124
44,986

15 to 24 years
99
170
89
3,845

25 to 34 years
226
354
245
9,699

35 to 44 years
227
261
255
9,950

45 to 54 years
158
165
177
8,107

55 to 64 years
90
123
142
5,553

65 years and over
104
154
216
7,832

65 to 74 years
60
73
114
4,108

75 to 84 years
31
56
74
2,782

85 years and over
13
25
28
942

Source: U.S. Census Bureau



In 1990, the average residence in Frog Hollow was smaller than city-wide, but the mean rent paid by Frog Hollow tenants was higher.  Additionally, 27% of residences in Frog Hollow had no telephone, which was nearly twice the citywide rate, and 55% of Frog Hollow residents did not have access to a vehicle as compared to 39% citywide.  

Educational attainment in Frog Hollow was well below the citywide rate in 1990.  Far fewer proportion of people had a high school degree, equivalent, or higher in Frog Hollow than in all of Hartford, although Frog Hollow had a slightly higher proportion of residents with a bachelor’s degree or higher than the rest of the city.  

37% of the 2000 population is reported as below the age of 18, and thus the condition of the schools in North Frog Hollow is critical.  There are two elementary schools (pre-kindergarten through grade 6) in the neighborhood, but there are no other schools beyond grade 6.  Enrollment data from those two schools, the Dominick F. Burns School and the Maria Colon Sanchez School, as shown in Table 4, provide a picture of the public school student population for the 1999-2000 school year.  These figures mimic the general population in that Hispanics continue to form a large population group in the City.  Hispanics make up a far larger percentage of the student population at the two neighborhood elementary schools than they do of the entire Frog Hollow population.  African-Americans continue as the second largest group in both the student population and the general population, and in fact the percentage of African-Americans in both populations is very similar.  Very significantly, however, whites make up a substantially 



TABLE 4:  

SELECTED CHARACTERISTICS OF STUDENT POPULATION IN PUBLIC SCHOOLS LOCATED IN NORTH FROG HOLLOW, 1999-2000


Burns
Sanchez
Citywide

White, not Hispanic
16
2.4%
4
0.8%
1,053
4.7%

Black, not Hispanic
81
12.3%
14
2.9%
9,335
41.4%

American Indian
0
0.0%
0
0.0%
14
0.1%

Asian American, not Hispanic
1
0.1%
1
0.2%
176
0.8%

Hispanic
570
85.3%
466
96.1%
11,960
53.1%

TOTAL ENROLLMENT
668
100%
485
100%
22,538
100%









Students with Home Language other than English
NA
94.4%
NA
103.6%
NA
57.3%

Students in bilingual education and ESOL services
197
32.4%
252
52%
4,553
20.2%

Students eligible for free or reduced-price meals
NA
78.3%
NA
86%
NA
65.3%

NA: Not Available; data reported as percentages only

Source: 
Strategic School Profiles, Connecticut Department of Education Division of Evaluation and Research 1999-2000



smaller percentage of the public school student population than they do of the general population of the neighborhood.  These data may indicate that the white population in North Frog Hollow presents challenges for the neighborhood that are quite different and separate from the issues that confront the two schools in North Frog Hollow.

The data displayed in Table 4 indicate other characteristics of the school-age population and their home situations.  For example, a significantly higher percentage of the North Frog Hollow students are eligible for free or reduced-price meals than is the case citywide.  The total number of students attending both the Burns and the Sanchez Schools in 1999-2000 is equal to 12.4% of the 2000 Frog Hollow neighborhood population; though overwhelmingly Hispanic, students attending those schools who were in bilingual education or ESOL programs only constituted 5% of the total 2000 population of North Frog Hollow.  

The school profiles show that both schools are consistently seeking to introduce programs and techniques to address educational needs, raise academic standards, provide for professional staff development, and to improve both parent and community involvement.  One measure of the success of these efforts is Connecticut Mastery Test performance, which has been improving each year.  In the Fall of 1999, the average Mastery Test Index (which reflects overall student performance, not just for those students achieving mastery) in all categories for Grades 4 and 6 was 43.7 for Sanchez, 53.6 for Burns, 52.4 district-wide, and 74.2 statewide out of a possible 100.  This indicator is significantly improved over the 1995 scores, which were 18.1 at Sanchez and 23.7 at Burns.

School administrators, teachers, parents, and the community are committed to continuing these positive trends.

Economic
It has consistently been shown that the growth curve of a revitalized urban neighborhood is first sustained by appropriate housing, followed closely by readily accessible and varied retail goods and services.  

In the last ten years the neighborhood lost nearly 1,800 residents, about evenly split between Latinos and non-Latinos.  This resulted in part from abandonment and in part from a conscious effort to reduce density as a means of stabilizing the neighborhood.  The latter allowed units to be reconfigured to better suit today’s housing needs, address affordable rental housing and promote homeownership.  These are all factors that will make the neighborhood stronger and create demand for retail goods and services.  Non-profit housing developers have capitalized on these opportunities and there are a number of housing rehabilitation projects underway that will bring people back to the neighborhood and act as a catalyst for similar housing rehabilitation projects.

Demographic and market information for the neighborhood provide the framework for evaluating economic opportunities.  For example, both the neighborhood and the City fall below the U.S. index (the profile of national retail spending) averages in spending per capita for most categories of purchases of products including food, personal care products and services, apparel, household goods and supplies.  In addition, consumer spending patterns of Frog Hollow residents generally trail or equal the City in most product categories suggesting a lower spending threshold for the neighborhood.  Consumption areas of relative strength in Frog Hollow and which therefore comprise the neighborhood-supported segment of the retail market include children’s apparel (which exceeds the U.S. index), domestic services, food at home and footwear.

Though the neighborhood-supported retail market is somewhat modest in comparison to U.S. indexes, its purchasing power is nevertheless sizable relative to the neighborhood business areas.  North Frog Hollow residents are estimated to be spending $62.5 million on goods and services; Latinos living in Hartford outside North Frog Hollow are estimated to spend another $285.6 million.  The presence of essential retail goods and services such as two banks, a new pharmacy, and small and midsize grocery stores allow Park Street to capture a portion of these dollars.  Leakage of retail dollars from the neighborhood has occurred with the ongoing development of retail in surrounding areas (particularly West Hartford) and the closing of Bradlees.

The neighborhood has three corridors where commercial activities in the neighborhood are concentrated.  They are each different in character, economic function and vitality but share the urban challenges of dense development and inadequate parking.

Park Street has long served as the commercial center for the neighborhood, changing as the ethnic make-up evolved.  It now not only supports the goods and services needed by the neighborhood but the needs and preferences of Latinos throughout Hartford (a citywide population of 49,260 in 2000).  An additional 42,000 Latino residents live within ten miles of Hartford; 25,000 more live in the area ten to twenty miles from Hartford.  El Mercado, with its many choices of Latino cuisine and other goods and services, is an example of a Park Street business with regional draw for central Connecticut and beyond.  Growing Latino populations in central Connecticut suburbs and smaller cities near Hartford, and the overall competitive nature of the retail environment for consumer dollars, underline the need to position Park Street as a Latino shopping destination.

The Park Street retail mix includes a wide range of goods and services as summarized in Table 5. The concentration of Latino-oriented businesses represents a vibrant niche retail segment with strong drawing power.  Since much of the Park Street store space was originally built to suit primarily neighborhood convenience goods and services there is some mismatch of goods offered to space available. Major Park Street retailers and anchor businesses carrying big ticket items such as furniture and appliances are in very cramped spaces.  

In addition, second and third floor levels are underutilized or vacant.  Two pockets of distressed properties (i.e. blighted, vacant, in tax arrears) are located on Park Street east of Washington Street and on Broad Street south of Park (a key intersection).

The availability of parking, especially off-street parking, is an ongoing constraint to sustaining commercial viability.  Dense development, narrow streets, and numerous street merchants limit the possibilities for 



TABLE 5:

PARK STREET RETAIL MIX (BETWEEN MAIN STREET AND I-84)

Type of Business
# of Operations
Type of Business
# of Operations

Appliances – new & used
3
Furniture
4

Auto repairs
1
Glass replacement
1

Auto parts
1
Hair salons
9

Used cars
1
Jewelry
8

Bail Bonds
1
Laundromat
2

Bakery
2
Latino merchandise
2

Banks & financial services
4
Legal services
1

Barber shops
3
Moving services
1

Beauty supplies
1
Nail salons
4

Bodegas
9
Vision
1

Books
3
Package stores
3

Bridal/formal wear
1
Party goods
2

Business/community services
8
Printing services
1

Business machines/electronics
3
Records/tapes/CDs
6

Building supplies/hardware
2
Restaurants
18

Check cashing/money wiring
5
Security supplies
1

Clothing & shoes
5
Social services
4

Convenience
2
Supermarket
1

Discount stores
4
Tattoo shop
1

Driving school
1
Telecom/wireless
3

Drugstore/pharmacy
1
Trade schools
1

Home entertainment
1
Travel agents/insurance
2

Florist/gifts
3
TV repair
1

Source:
North Frog Hollow NRZ Economic Opportunities Study, AMS Advisory Services, LLC  June 2001



increasing parking, especially west of Washington Street where commercial activity is more concentrated.

The Capitol Avenue commercial corridor runs from Oak Street to Park Terrace.  This seven block area of approximately one-half mile, is largely characterized by institutional uses to the north and residential uses or mixed use commercial to the south.  The largest concentration of business uses is near the intersection of Lawrence and Capitol.  The predominant market force, other than neighborhood residential demand, is the daytime population working in the government and other institutional buildings to the north and east.  Barriers to capturing this market for goods and services, especially restaurant and take-out services, include the physical land use constraints along Capitol Avenue.  There is little physical building capacity to accommodate such a market and no obvious assemblage/demolition/ redevelopment opportunities.  There is vacant storefront space, but it is for the most part functionally obsolete.  Where physical upgrading is possible, mixed use commercial can continue to serve the neighborhood with convenience-oriented goods and services.

Broad Street south of Park to Ward Street is experiencing instability due to blight and abandonment.  Three major buildings, including the Frog Hollow Mini-Center, the anchor for the block, are in significant tax arrearage. There are two vacant and blighted apartment complexes at 881-885 and 900-904 that should be physically evaluated for demolition or refurbishment, especially in light of recent, significant drug activity.  Demolition would provide capacity for additional parking for both residential and commercial uses.  Demolition of the rear portion of the theater at 856-868 should also be considered to create parking for the portions of the building which front on Park Street.  Ameliorating these conditions will also have a positive effect on Park Street.  

Broad Street from Park north to Capitol is essentially a residential street with some mixed use and converted residential to commercial space.  Again, the market forces here are mainly residential, with modest bodegas operating in corner locations.  Physical constraints and land use issues rather than a failure to capture a wider market are what will limit development here.  Redevelopment of the residential infrastructure in Frog Hollow must continue to maximize potential for this section of Broad Street. 
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