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Purpose 

The purpose of this report is to serve as a planning resource to neighborhood and business groups in North Frog Hollow in the on-going efforts to support and enhance business development. Specifically, the following areas were covered:

· To provide a basic understanding of the demographic and economic forces affecting the North Frog Hollow neighborhood which would impact strategies for business development.

· To provide general recommendations and options to consider in support of business development. 

The report begins with analysis of selected demographic, economic and market information regarding North Frog Hollow in general and the Park Street/Capitol Avenue business district in particular in order to provide a framework for evaluating business development options for the district. In part this information is important not only in identifying economic development strategies but serves as a benchmark for measuring success in the implementation of such strategies. The area already supports a mix of uses and is likely to continue doing so for the indefinite future.  

Following our analysis of the demographic-economic profile of the community, we provide results of our analysis of Park Street including inventory of businesses, distressed properties, parking issues, as well as vacant buildings and redevelopment sites. 

Finally, we provide recommendations that could be considered in support of business development goals. We have focused on recommendations and ideas designed to both complement and re-invigorate existing conditions and add to the local economic base within the context of current and future economic realities. Given the present planning stage of the North Frog Hollow community, many of these ideas are conceptual in nature and would need consensus and support before developing them in further detail.

A map of the Study Area follows on the next page.
Introduction

Park Street has long served as the commercial center for Hartford’s Frog Hollow neighborhood, serving many generations of new arrivals. Over the past forty years, the ethnic composition of the neighborhood has evolved into one dominated by Latino cultures, a process that continues today. While predominantly Puerto Rican, the area also attracts residents from the Dominican Republic, Central and South America. 
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   Typical Park Street mixed use building, with offices or apartments above stores

Largely supporting the goods and services needs of Frog Hollow in the past, Park Street businesses increasingly support the needs and preferences of Latinos throughout Hartford and central Connecticut. Two forces are at work shaping this process. The first is the decreasing population of urban neighborhoods, which is typical of cities throughout the Northeast where housing density and age often slow the process of neighborhood revitalization. The second is the increase in Latino population in central Connecticut suburbs combined with growing or stable Latino populations in smaller cities near Hartford such as New Britain and Meriden. These two forces, plus the competitive nature of the overall retail environment for every consumer dollar, underline the need to positioning Park Street as a Latino shopping destination.

Frog Hollow Housing 

Hartford endured a long downturn in real estate values due to the national recession and local economic conditions which saw both jobs and residents leave the city. Frog Hollow was among several neighborhoods which bore the brunt of this, including blight and abandonment. While these conditions still exist, substantial headway has been made in creating housing which serves current residential preferences. 

In particular, the work of Broad Park Development Corporation, (BPDC) a community development corporation, over the past 20 years has resulted in the creation of more than 340 units of housing. Their strategy has been to renovate existing apartment buildings for larger family rental units, often combining small units into larger ones. BPDC has also promoted homeownership through the construction of new homes on infill sites. This has served to both upgrade choices for those already living in the neighborhood and to serve new migrating families, primarily Latino. 

The housing strategy has also dovetailed with retail renovation where mixed use buildings exist along Park Street. BPDC and the Spanish American Merchants Association (SAMA) have worked together on several initiatives, with a representative building shown below.
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 755 Park Street

The housing initiatives of BPDC and others in the area will continue the neighborhood’s stabilization process but will not rebuild population to the levels experienced when Hartford’s economy included more manufacturing and tobacco industry jobs. The neighborhood’s demand for goods and services will be driven less by numbers of residents and more by the greater buying power and diversified consumer needs of contemporary family households throughout central Connecticut. It has been consistently 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.

The Regional Market

That Park Street is a regional draw for central Connecticut and beyond is well documented. One of Park Street’s regional anchors is the Mercado with its many choices of Latino cuisine and other goods and services. Communities in several Connecticut cities would love to recreate the Mercado in their own neighborhoods. 
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El Mercado

Hartford’s Latino population as of 2000 was 49,260 according to the census. In addition, there were nearly 42,000 other Latino residents living within ten miles of Hartford. The population breakdown is shown in the table which follows, with a notable concentration in New Britain.

Greater Hartford Latino Population 

Ten miles or less

City or Town
2000 Latino Population

Hartford
49,260




East Hartford
7,552

New Britain
19,138

Newington
1,079

Wethersfield
1,101

Rocky Hill
575

Cromwell
410

Berlin
267

Glastonbury
799

Manchester
3,579

South Windsor
554

Windsor
1,405

Bloomfield 
718

West Hartford
3,990

Avon
249

Farmington
517

Subtotal near suburbs 
41,933

Total Hartford and near suburbs
91,193

Source: 2000 US Census
Not much farther away live nearly 25,000 more Latinos, including a significant group in Meriden. This brings the Hartford and Greater Hartford Latino population within 20 miles to nearly 116,000. 

Greater Hartford Latino Population 

Ten to Twenty miles 

City or Town
2000 Latino Population




Middletown
2,287

Meriden
12,296

Middlefield
56

Portland
171

East Hampton
226

Marlborough, Hebron, Andover
155

Coventry
198

Tolland
151

Elllington
181

East Windsor
207

Enfield
1,691

Somers
844

Suffield
576

Windsor Locks
267

East Granby
72

Granby
134

Simsbury
358

Canton
113

New Hartford
82

Burlington
110

Bristol
3,166

Plymouth
147

Wolcott
273

Southington
801

Total
24,562






Source: 2000 US Census

Consumer Spending

Local Market

North Frog Hollow, composed of census tracts 5028, 5029 and 5030 totaled 9,324 residents in 2000, of which 6,669 (71.5%) are Latino. This compares to 11,110 residents in 1990, of which 7,575 (68.2%) were Hispanic. While the neighborhood remains predominantly Latino, it has lost 12% of its Latino population, about 900 people over the 10 year period. Another roughly 900 non-Latino residents are gone as well. This resulted in part from a conscious effort to reduce density, creating family size housing units from small single unit housing. While citywide the Latino population has increased, the decrease in population in the immediate walk-to shopping area has implications for the retail supported on Park Street. This will be discussed more fully later in this section.

We have reviewed data gathered by the U S Department of Labor in its Consumer Expenditure Survey and reported by Claritas, Inc. to identify sources of retail spending strength in the primary trade area of North Frog Hollow and the City of Hartford. Marketers typically use this information to evaluate and compare trade areas under consideration for retail goods and services. Data are presented by category of purchase and the area is also compared to the national profile (U.S. Index) as a measure of strength or weakness for a wide range of consumer goods. The U.S. average is 100%, so index figures above 100% are considered to be stronger categories in the local market, and those under 100% weaker than average. Comparative data is found on the next page.

Consumer spending patterns of Frog Hollow residents generally trail or equals the city overall in most product categories suggesting a lower spending threshold for the neighborhood. The one exception is children’s apparel, in which Frog Hollow consumption exceeds the U.S. index on a per capita basis. Other consumption areas of relative strength in the Frog Hollow community compared to the city include domestic services, food at home, and footwear. However, both the neighborhood and the city fall below the US index averages in spending per capita for most selected products with the gap typically ranging between 20 to 30 points. 

Based on the above, it would appear that the neighborhood-supported retail market in Frog Hollow is somewhat modest for all except convenience goods such as food and children’s apparel. However, while the actual consumer spending patterns of Frog Hollow are modest in comparison to US indexes, its purchasing power is nevertheless sizable relative to the Park Street business district. Based on the 2000 census neighborhood population count of 9,324 and average per capita retail spending of $6,705 by Hartford residents, we estimate North Frog Hollow residents are spending $62.5 million on goods and services. Latinos living in Hartford but outside North Frog Hollow total 42,591 and are estimated to spend another $285.6 million.
 The presence of essential retail goods and services (two banks, new pharmacy, small and midsize grocery to name a few key components) on the corridor allows for capturing of portion of these dollars. 

Leakage of retail dollars from the neighborhood has occurred with the ongoing development of retail in the surrounding area, particularly in West Hartford and Manchester, and the closing of the Bradlees. 

 

















    

                                   --------------------------- 

Food at Home                           $15253  91     87

Food Away From Home                     $9086  61
 65

Alcoholic Beverages at Home             $1994  83     81

Alcoholic Beverages Away From Home      $1289  50     57

Personal Care Products                  $1612  89     91

Personal Care Services                  $ 600  58     80

Nonprescription Drugs                    $464  78     85

Women's Apparel                         $3225  75     81

Men's Apparel                           $1867  72     76
Girls' Apparel                          $1078 115     96

Boys' Apparel                            $873 117     96

Infants' Apparel                         $555 125    104

Footwear (Excl. Infants)                $1357  89     85
Housekeeping Supplies                    $774  73     76

Lawn/Garden Supplies (Incl. Plants)      $194  37     53

Domestic Services                        $519  86     45

Household Textiles                       $975  51     64

Furniture                               $1416  60     70

Major Appliances                         $791  65     76

Housewares                               $976  46     55

Household Repair                        $1113  36     53

TV, Radio & Sound Equipment             $3627  68     77

Transportation                         $11166  57     66

2000 Expenditures by Selected Store          U.S.           

Type (in thousands of dollars):     ($000s) Index  

                                   ---------- --- 

Building Materials & Supply Stores       $478  43     57

Hardware Stores                          $199  45     58

Retail Nursery/Lawn/Garden Supply        $208  46     57

Auto Supply Stores                      $1004  46     60

Gasoline/Service Stations               $1862  60     69

Grocery Stores                         $16154  83     83

Drug and Proprietary Stores             $2913  67     75

Eating Places                           $9208  60     64

Drinking Places                          $642  52     59

Department Stores (Excl. Leased)        $7313  67     73

Apparel Stores                          $3414  79     81

Shoe Stores                              $815  89     85

Furniture                               $1246  59     70

Home Furnishing Stores                   $499  52     64

Household Appliance Stores               $368  62     73

Radio/TV/Computer/Music Stores          $1424  57     66

Source: U. S. Department of Labor Consumer Expenditure Survey, Claritas, Inc.
Nevertheless, the concentration of Latino-oriented businesses on Park Street represents a vibrant niche retail segment with strong drawing power from a relatively widespread and growing Greater Hartford Latino community. The importance of retaining and expanding the regional marketplace, especially in view of a flat population trend in the immediate North Frog Hollow area, will be discussed in more detail below.

Regional Market

The regional market is growing both in numbers and buying power. As shown previously, the Latino population communities within a 20 mile radius aggregated 66,500 in 2000 according to census data. Unfortunately census 2000 data for household income is not yet available, but retail per capita spending data calculations indicate that the 66,500 Latinos living within the 20 mile radius beyond Hartford spend $700 million on goods and services each year.
 When added to the North Frog Hollow estimated spending of $62.5 million and the remainder of City of Hartford Latino retail spending of $285.6 million, Park Street falls in the midst of a $1.048 billion retail spending marketplace. 

Park Street Retail Mix

On Park Street between Main Street and I-84, we identified more than 130 businesses and support organizations in operation. A listing is presented in the appendix, sorted into three categories - by type of business, name and address. Not included in the summary are the numerous street merchants also active on Park Street. For purposes of this study, it is most useful to review the merchant data by type of business. We found a wide range of goods and services offered, as documented by the summary table on the following page. Some observations are as follows:

· Restaurants are the most prevalent type of business, serving a wide variety of Latino cuisines and in a broad range of formats, from food court type service in the Mercado to formal dining in full service restaurants. 

· Along the same lines, there are a variety of bodegas, currently numbering nine. A limited service supermarket, Save-A-Lot, operates in the plaza formerly anchored by Bradlees, offering primarily canned goods and staples. While there is no full service “superstore” format in Frog Hollow, there is a Stop & Shop on Park Avenue in neighboring Parkville.

· Again benefiting from the high traffic of Latino shoppers, there are currently six stores selling records, tapes and CDs and a driving school service.

· Park Street also supports eight jewelry stores, some of which also sell other goods such as electronics. Many of these core businesses are longstanding, having been sold to new proprietors, often from different parts of the Spanish-speaking world. Over the years, there has been a turnover from Cuban and Puerto Rican proprietors to more owners from Central and South America, although the majority of the Latino shoppers are still of Puerto Rican origin.  

· In line with spending pattern trends as previously discussed, there are five clothing stores on Park Street, including a bridal/formal wear shop. Personal service establishments including barbershops, hair and nail salons total 17. 

· Discount merchandise is well represented along Park Street, with four such establishments.  

· In addition to the typical storefront scale businesses found on Park Street, there are several merchants of larger goods typically found in downtown department stores or in suburban shopping centers, including furniture and appliances. There is also one used car dealer with a small lot on the eastern end of the street. With the notable exception of Luis of Hartford, a major Park Street retailer and anchor business, the other merchants in this category are in very cramped spaces. 

· A good indication of Park Street’s commercial viability is the number of banks and financial services operating in the area. In addition to two full service branch banks, there are two other lending services and three international money-wiring services. Many less well-established urban commercial districts have very limited access to the variety of financial services available here, which are critical to building and maintaining the retail community.

· There are relatively few business and professional (for profit) services on Park Street and large amounts of vacancy persists on second and third floor levels, despite far greater absorption on the street level of most buildings.

· One of the newest members of the retail community is the Walgreen’s Pharmacy at Washington and Park. Optician services are also now available on the eastern end of the street. 

That Park Street is serving the region in addition to its immediate neighborhood is demonstrated by the depth and variety of goods and services available. However, given that much of Park Street store space was originally built to suit primarily neighborhood convenience goods and services, there is some mismatching of goods offered to space available. The most obvious indication of this are the underutilized upper floors and big ticket items such as furniture and appliances being sold out of cramped quarters.   

Park Street Retail Mix

Type of business
Number of Operations




Appliances-new & used
3

Auto repairs
1

Auto parts
1

Used cars
1

Bail Bonds
1

Bakery
2

Banks & financial services
4

Barber shops
3

Beauty supplies
1

Bodegas
9

Books
3

Bridal/formal wear
1

Business/community services
8

Business machines/electronics
3

Building supplies/hardware
2

Check cashing/money wiring 
5

Clothing & shoes
5

Convenience
2

Discount stores
4

Driving school
1

Drugstore/pharmacy
1

Home entertainment
1

Florist/gifts
3

Furniture
4

Glass replacement
1

Hair salons
9

Jewelry
8

Laundromat
2

Latino merchandise
2

Legal Services
1

Moving services
1

Nail salons
4

Vision
1

Package stores
3

Party goods
2

Printing services
1

Records/tapes/CDs
6

Restaurants
18

Security supplies
1

Social services
4

Supermarket
1

Tattoo shop
1

Telecom/wireless
3

Trade schools
1

Travel agents/insurance
2

TV repair
1

Distressed Properties
The municipal tax burden weighs heavily on several Park Street area real estate owners. Most of the properties with delinquent taxes are located east of Washington Street, where there has been less in the way of redevelopment other than the SAMA building and a few businesses across the street. This end of Park Street lacks the vitality of the blocks west of Washington due to a higher concentration of residential, office, and automotive uses as well as vacant lots and underutilized buildings. 

One other notable concentration of tax delinquent properties is in the Broad Street block south of Park. This area is mainly residential, but some are boarded such as 881 and 900 Broad Street and are not contributing positively to this key intersection. Below is a table of owners with substantial taxes owed from 1998 or earlier.

Properties with Significant Back Taxes 

Park and Broad Streets 

Address
Owner
Back Taxes Owed
From
Businesses on Site

9 Park St.
Janet Cohn et al
$9,788
1985
None on Park St.

146-148 Park St
Gerard Dion
$31,349
1995
None

174-176 Park St
FEC Mortgage
$5,083
1998
None

204-208 Park St
206 Park St.
$22,250
1997
Los Cubanitos Market

234-242 Park St
Fiesta Centre Assoc.
$5,797
1998
None

250-252 Park St.
Fiesta Centre Assoc.
$10,497
1998
None

262-266 Park St.
Fiesta Centre Assoc.
$6,276
1998
None

268-272 Park St.
Tho Properties
$29,008
1997
None

287 Park St.
Metcalfe Glass
$11,214
1998
Metcalfe Glass

426-432 Park St.
25 New Park Ave.
$20,669
1998
Carlton Supply Co.

881-885 Broad St.
Golden Realty Co.
$86,350
1992
None (vacant)

900-904 Broad St.
La Communidad Inc
$59,385
1994
None

901 Broad St.
Palmetto Investment Properties
$7,061
1996
Vacant lot

931-945 Broad St.
Frog Hollow Mini-Center
$14,553
1997
El Sarape Restaurant, Law offices, sportswear, laundromat, gift shop, convenience store

Source: Tax Collectors Office, City of Hartford

None of these properties is on the tax delinquent sale list for June 2001. However, the list does include five residential buildings on John Street north of Park will be auctioned as well as the Trout Brook Brewery building on Bartholomew Avenue, just west of the study area. 

Parking

As in many urban shopping areas, the availability of adequate parking, especially off street parking, is an ongoing constraint to sustaining commercial viability. Park Street shares this issue with many other urban retail districts in older cities. Below are examples of parking conditions along Park Street, including limited off street parking in front of buildings, on street parking and off street parking for specific destinations such as the Mercado. 
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Off street parking for shoppers convenience restricts

other shoppers ability to see window displays

At present, the greatest opportunity for increasing parking is between Main and Washington due to the number of vacant lots – however, very few of the businesses which could benefit are located on the eastern side of Washington Street. The greater need is for parking west of Washington, where commercial activity is more concentrated. 
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On street parking conditions

At the critical juncture of Park and Broad, there are some possibilities for adding to off street parking. These include 786-790 Broad Street, owned by the City of Hartford since 1999, an 8,700 square foot lot just north of Park Street. It is contiguous to a second lot at 794 Broad owned by Southside Institutions-Neighborhood Alliance of roughly 5,200 square feet. Together, these would aggregate 13,900 square feet or nearly a third of an acre and could accommodate roughly 60 cars.

Already in use for parking is the gravel lot at 811-817 Park on the corner of Putnam Street, purchased last year by Saint Ann’s church on the opposite side of Park. This lot appears to be available for general parking during the week as well as for church services. The space could be improved by modest landscaping along the two street corners and upgrading the fencing. A good example to emulate would be the landscaping and low fencing fronting the lot at the southeast corner of Lawrence and Park Streets, or the off street lot adjacent to the Mercado, shown below.
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Another vacant space with parking potential is the vacant lot at 901 Broad Street, which is about half way down the block on the southwestern side of Park Street. It is roughly 6,600 square feet and might accommodate 20 cars. However, this block has a fairly high concentration of boarded up buildings, some with tax arrearages as noted previously. A comprehensive approach should be taken to this important Park Street access point, which would address a range of conditions which negatively affect the area. These will be addressed in the analysis of vacancy which follows.

Vacant Buildings and Redevelopment Sites

22-70 Park Street

At the eastern gateway to Park Street is a redevelopment site which will be coming on the horizon for proposals later this year. While this site is in the South Green neighborhood and will be addressed in a different plan, it presents an opportunity for sparking redevelopment westward along Park Street and into the Frog Hollow neighborhood. At present, demolition and site clearing are taking place at 22-34 and 38-70 Park, which will create nearly an acre running from John Street to Main. The city’s Economic Development Department anticipates proposals will encompass retail on the first floor and either offices or residential units on the upper stories, with a maximum of five stories in total. 
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Redevelopment parcel prior to demolition of building at left

While this represents a positive step away from the vacant structures which previously occupied the site, it will bring more retail and possibly office space into a market where there is softness at present as witnessed by storefront and office vacancies running north along Main Street. This corner redevelopment piece is an important transition from city center-downtown Hartford to the neighborhoods of South Green and Frog Hollow and will have to be carefully though out to augment both constituencies. Furthermore, the Frog Hollow NRZ should stay in touch with plans for this site so that the effectiveness of other initiatives proposed for Park Street is not compromised. The data collection and vacancy analysis being undertaken under the guidance of SAMA will provide a good baseline for gauging the impact of such a potentially large new block of commercial space coming back to the market. 

150 Washington Street

At the northeastern corner of Park and Washington is a 67,000 square foot two story office building which was formerly leased by the State of Connecticut but is now vacant. It is linked by common private ownership with 122 Washington to the north. The building is most readily usable by one to two tenants at present. Base rent for as is condition, triple net is quoted at $8.00 per square foot. If again leased up, the workers in this building would represent a good source of demand for goods and services on Park Street, especially restaurants. 

582-586 Park Street

This building currently operates as the Park Multi-Center Mall, with a few small tenants but substantial vacancy. The building is poorly configured for retail, with just 42 feet of frontage and a depth of 140 feet. This does not permit much window space or visibility for merchants, making it less desirable than buildings with a better frontage to depth ratio. The mini-mall concept for older buildings like this is fairly common but rarely works very well. The second floor is an open floor plan according to the city assessor’s records, aggregating 5,600 square feet. This might serve well as a dance or exercise studio. The building totals 16,000 square feet including the first floor and basement. The first floor will never be easy to rent but could benefit from some common theme of use rather than a mix of varied goods and services. A mix of personal care service providers might work if the floor above could sustain a dance or exercise operation. Current tenants include a nail salon and a religious bookstore.
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582-586 Park Street

590-596 Park Street

Right next to the Multi-Center to the west is the Solomon Building, which duplicates its neighbor with narrow frontage of 43 feet and deep interior space. However, it has two stories of office over the storefront level, making it a bigger building – 18,000 square feet, not including basement - and even more of a challenge. It has been owned for the past three years by Southside Institutions Neighborhood Alliance (SINA) which also owns a sliver lot in back with frontage at 794 Broad Street. This lot accesses the rear of both the Solomon Building and the Multi-Center.

The building although vacant is attractive and the exterior has been well maintained, contributing positively to the character of this vital block at the juncture of Park and Broad Streets. The first and second floors are challenged by a lack of light other than from the front and back of the building. However, the third floor may have potential for art space as there are windows along the long sides of the building. A long-term strategy which ties these two buildings together, maximizing the frontage and visibility, should be considered.
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The Solomon Building

Broad Street south of Park

Broad Street between Ward and Park Streets is dominated on the eastern side by the State of Connecticut Juvenile Court, which is unfortunately cut off from both streets by its parking lots. Two other newer initiatives have a positive and more visible impact on this block. The first is the refurbished Bristol Apartments, a BPDC property with 15 affordable efficiency apartments at 865 Broad Street. The second is the Frog Hollow Mini-Shopping Center at 931 Broad, with a combination of convenience shopping, services and a Mexican restaurant. The mini-center has off street parking on both sides. 

More challenging properties include 881-885 Broad, a mixed-use apartment building and 900-904 Broad, an apartment building across the street. Both of these are vacant and boarded. The first building, which dates from 1920, has tax arrearage of $86,350 from 1992 and no off street parking. The second appears to have been refurbished in the 1980’s, but taxes have owed since 1994 in the amount of $59,385. It also has no off street parking. 

Also negatively affecting this block is the large back section of the former theater which fronts at 585 Park Street. This building, owned by the City of Hartford Department of Housing, has three different sections. The front section at 585 Park totals 2900 square feet and is three stories, currently boarded but stabilized and decorated in such a way that the building contributes positively to Park Street, as shown below.
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585-603 Park Street

To the west is the three story section at the corner of Park and Broad which houses the Hispano Market on the ground level, the commercially viable section of the complex. This storefront has excellent visibility and accessibility due to its corner location, although no off street parking. The rear section at 856-868 Broad, the largest of the three at nearly 8,000 square feet per floor, is vacant and does not contribute positively to key intersection. 

Selective demolition of the rear portion should be considered if the theater portion of the complex cannot be restored and sustained. A plaza/open space with seating would support the pedestrian activity on Park Street, as well as the Bristol apartments, the Frog Hollow mini-center and the Juvenile Court building. This important Broad Street block needs one or two catalysts to maintain its upward momentum.

1200-1250 Park Street

Farther west on Park, where Route I-84 passes over the street, another major vacancy exists in the shopping center formerly anchored by Bradlees. This plaza lies just beyond the Frog Hollow border but, as with the redevelopment site at Main and Park, the center’s releasing may have an impact on Frog Hollow’s section of Park Street. The remaining stores at 1200 Park Street, Save-A-Lot (discount limited service supermarket chain) and Value Mart (discount merchandise), serve the same market as many Frog Hollow shops and stores, making the Bradlees vacancy of considerable interest and importance to the wider area. A strong anchor store in the Bradlees location would be a powerful draw for the whole corridor. 
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1200-1250 Park Street

The shopping center totals 7.3 acres with 150,000 square feet of store space. The Bradlees section, by far the largest, is 75,000 square feet, of which 65,800 is retail floor space and 9,200 is mezzanine office space. There are no overt signs that the long term owner of the property is marketing the space. Wal-Mart and Kohls have assumed many Bradlees leases in Connecticut, although usually for stores in suburban areas. Other retailers whose space and most other general requirements would be satisfied by this location and who have indicated that Connecticut is targeted for expansion are identified on the following page:

Retailers Targeting Connecticut

By Square Footage Requirement

Chain
Number of Stores
Categories
Square Feet






Ames Department Stores
446
Discount stores
60,000 – 65,000

Bally Total Fitness Corp.
395
Health Clubs, fitness
15,000-45,000

Bernie’s Audio, Video, TV & Appliance
10
Major appliances, electronics
25,000

Bob’s Discount Furniture
18
Furniture, beds
22,000-30,000

Bob’s Stores
34
Family apparel, shoes
40,000-50,000

Burlington Coat Factory
295
Apparel offprice, outlets
80,000

Levitz Furniture
58
Furniture, beds, home décor
40,000-50,000

Phar-Mor
139
Drug stores
50,000-55,000

Pitkin Bargain
8
Family apparel department stores
22,000-60,000

Wal-Mart
2,756
Discount stores
40,000-125,000

In addition to chain operations, the vacated Bradlees space might be an opportunity for expansion or some form of cooperative use by existing Park Street merchants who deal in large goods such as furniture, bedding and appliances. Space constraints were observed at Dave’s Furniture and Appliance at 75 Park and Pepe’s New Furniture at 201 Affleck St. Also apparently bursting is H & E Appliance at 540 Park. 

To the north of the Bradlees Plaza are the Park Place Towers, with market rate 451 apartments in two towers that are now fully rented. This represents a potential pool of shoppers who did not exist until the complex fully leased up two years ago. A recent outcome of the 33 acre Planned Urban Development which includes the Park Place Towers is the planned return of a two acre site (zoned for office) to the city, as reported by a partner in the project. This represents the potential for development of office space just north of Frog Hollow.

New Retail Development

In construction now is the Park Squire Project, a joint venture of La Casa de Puerto Rico and BPDC at the corner of Park and Squire Streets. The mixed use development will provide 25 units of housing and 8,000 square feet of retail space in new and renovated space. The retail space will serve four to seven tenants. Two will be rehabbed structures fronting on Park Street, each housing one store. Next to these to the east will be a new construction building which will also accommodate one store. These three structures will total 4,600 square feet of retail. On the corner of Park and Squire will be a 3,400 square foot new construction retail structure which will accommodate one large or three smaller tenants. Leasing will be handled in conjunction with SAMA. 
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Above: Park Squire new construction and housing rehabilitation site

Below: Mixed use rehabilitation buildings
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Capitol Avenue

Capitol Avenue forms the northern border of Frog Hollow and is mainly characterized by government and other institutional uses, especially on its eastern end. To the west of the intersection of Lawrence Street and Capitol, however, to Park Terrace, the character of the street changes to smaller scale mixed use buildings, as can be seen below.
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Capitol Avenue looking east from Park Terrace

As would be expected from the close proximity to government office buildings and courthouses, restaurants and lunch spots predominate here, along with small markets and stores supporting neighborhood residents. One of the anchors is Kenney’s Restaurant, at the intersection of Lawrence and Capitol.
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Lawrence Street and Capitol Avenue 

Retail activity on this section of Capitol Avenue is highly concentrated on the south side at the intersection of Lawrence and Capitol, and although storefronts are also interspersed with residences west to Park Terrace. We observed vacancies on the western end, which is the most remote from office building traffic and the most reliant on residential patronage. 
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Capitol Avenue Vacant Storefronts

 The small size and dated condition of these storefronts will continue to present marketing challenges until ongoing residential refurbishment brings an upswing in residential levels. One opportunity for this end of Capitol Avenue is that the nearby Park Place Towers, with 451 rental apartments, is now fully rented and represents a good source of potential demand for services such as restaurants. Capacity for such new services is limited at present.

General Recommendations

A summary of the factors that influence the North Frog Hollow business environment is provided below and provides the basis for identifying general recommendations and options for commercial development. 

Positive Factors

· Strong neighborhood identification with and reliance on Park Street business district. 

· Continuing immigration and expansion of Latino population in Park Street provides stable customer base for business corridor.

· Latino presence in central Connecticut is substantial, growing and represents growing middle class retail support for Park Street and Frog Hollow from which many moved but still return to for church, friends and family and shopping. 

· Good retail and service mix currently provided on corridor, including anchors such as Luis of Hartford and El Mercado. Commercial and residential redevelopment have started to reverse past blight and abandonment trends as the corridor generally enjoys high occupancy rates. 

· Abundance of restaurants contributes to a longer retail day with activity and foot traffic from early morning to late at night.

· Façade and limited streetscape improvements have been undertaken within the corridor in the past decade.

· Neighborhood stability has been enhanced by lower density residential development which promotes home ownership as well as affordable rental housing. 

· There are several well established and well financed business and neighborhood promotion organizations including SAMA, BPDC and SINA in place to advocate for and implement programs to assist businesses on Park Street.

· Proximity of Capitol Avenue to office working populations in need of goods and services, especially restaurants.

Challenging Factors

· Hartford, and Frog Hollow by extension, suffers from negative image of high crime and potential threat to personal safety. 

· Lack of public off-street parking inhibits business opportunities.

· Sanitation/street cleaning is insufficient to maintain an attractive, welcoming streetscape.

· Land assemblage and demolition for new retail and or off-street parking is limited and will be expensive and will probably require subsidy. 

· Population and household growth is stagnant possibly declining in the neighborhood which has impact on consumer sales within the corridor.

· Retail leakage to outside retail centers, particularly in West Hartford and Manchester, impacts business capacity along the corridor.

Recommendations for Commercial Improvement of Park Street 

I. Parking

· Develop safe and easily accessible public off-street parking that serves businesses on the corridors. Most likely options to evaluate: 786-790 Broad Street, 794 Broad Street and 901 Broad Street. On Park Street, the gravel lot at 811-817 Park would be enhanced by landscaping and fencing.

· Provide appropriate signage, security-proof landscaping buffers and lighting of such parking that enhances the visual character of the corridor.

· Establish joint business/city police program to maintain safety, security and upkeep of parking lots.  

II. Visually Upgrade Streets 

· Create unique signage and expand use of banners identifying the Park Street Business District that can be used along the commercial corridor.  If appropriate, some of the banners can highlight the assets of the community, including its history, Latino heritage, etc.

· Seek upgrades and public amenities along the corridor including landscaping, lighting, signage, fencing, and street furniture as appropriate.  Property owners should also be encouraged to upgrade and improve frontage (particularly along parking areas). 

· Support and monitor city program to undertake repairs and maintenance of previous streetscape and façade improvements.

IV. Security & Safety

· Maintain open communication with local police through a business block watch (possibly through SAMA or other similar entity).

· Work with city police department on developing a joint business-city strategy for addressing/responding to public loitering and illicit activities in key areas of the corridor.  Measures could include enhanced lighting, surveillance, increased security patrols (option under special service district).

· Evaluate options for improving traffic flow and safety along Park Street through better signalization and traffic control. Primary concern centers on speed of traffic on Park Street Avenue and difficulty of turning onto the street. Consider option for traffic calming measures. 

V. Marketing, Promotion & Image-Building

· Develop a graphic identity for Park Street Business District that can be used in posters, banners, media alerts, and stationary.

· Look at ways of promoting Park Street as a business district and developing self-pride in the corridor through expansion of special events and activities designed to attract neighborhood residents and visitors alike. Activities could potentially be centered around one of the schools in Frog Hollow, activities and sports in Pope Park, and ethnic heritage linked to a food festival on the corridor. 

· Create a Park Street Business District newsletter in both Spanish and English that communicates the positive activities and events occurring on corridor as well as alerts merchants and businesses of on-going or upcoming issues.  

· Through the auspices of SAMA identify and promote opportunities for positive media. Identify persons or group responsible for alerting media, including The Hartford News/El Reportero and La Voz of positive events through press releases or media alerts. Examples could include grand openings of new businesses, start of a new improvement program, announcement of festivals or news profiles of unique or long-standing businesses on the corridor. 

VI. Business Recruitment

· Conduct a building survey to establish building conditions, including vacancy and utility of vacant space, to determine  “base-line” of Park Street and Capitol Avenue corridors. This base-line can be used to identify and prioritize space for new or expanding businesses as well as marketing space as it becomes available. Priority locations with large blocks of vacant space are 582-586 Park, 590-596 Park and 585-603 Park, all near the important intersection of Park and Broad Streets.

· Conduct a Consumer Demand Survey within the Park Street primary market area targeting consumer characteristics, needs and shopping patterns. Use this survey to better define retail and service gaps and/or needs for upgrading present retail environment on Park Street.

· Use results from Consumer Demand Survey to identify potential business recruitment options for Park Street. Establish program and marketing package to support recruitment efforts. 

· Promote Park Street as a location for professional-based businesses such as legal, accounting, insurance, real estate, non-profit and other professional services. In addition to providing potentially needed services to the community, such businesses help diversify and stabilize the business mix of the corridor. These types of service based businesses would help absorb vacant office space on upper floors. 

VII. Street Clean-up

· Assist the city in establishing a regular clean-up program and schedule for Park Street respective to street and sidewalks. Upgrade of SAMA sidewalk cleaning machinery should be undertaken as well. 

VIII. Retail Expansion and Stabilization Opportunities

· Monitor established redevelopment initiatives, including 22-70 Park, the gateway block to Park Street from Main and the two acre site zoned for office use in the 33 acre Park Towers PUD. 

· Monitor the progress of the former Bradlees re-leasing and become pro-active if necessary. Site represents potential for “big box” tenant and a strong anchor for not only the plaza but Park Street as well. 

·  The 67,000 square foot block of vacant office space at 150 Washington represents the potential for a large influx of office workers if one to two tenants can be located. The property is actively being marketed and should be monitored.

· The Park Multi-Center building at 582-586 Park Street, which is underutilized and the Solomon Building at 590-596 Park Street, which is vacant, should be evaluated in greater depth to a long term strategy which would overcome the deficits inherent in their design (narrow frontage relative to depth). These buildings in close proximity to the buy intersection with Broad Street occupy a key position on Park Street.

· Broad Street between Park and Ward Streets should be evaluated for additional redevelopment initiatives. There appears to be potential for development of parking and new or rehabilitated housing in buildings which are currently boarded.

� City of Hartford per capita spending derived from Sales & Marketing Management 1999 Survey of Buying Power, total retail sales $877.138 million divided by 1990 population of 130.8 thousand


� Greater Hartford per capita spending derived from Sales & Marketing Management 1999 Survey of Buying Power, total retail sales $11.772 billion divided by 1990 population of 1.1157 million population of Hartford, Middlesex and Tolland counties
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