


Appendix A 

Neighborhood Profile

The Upper Albany neighborhood, comprised of nearly 478 acres, developed in the late 1800s as the original Hartford settlement expanded beyond the downtown area.  Before this time, Upper Albany consisted primarily of outlying farmlands.  Albany Avenue was the primary route linking Hartford to the next economic hub to the west – Albany, NY.

Transportation improvements had a great impact on the development of City neighborhoods.  The railroad lines built in the mid-1800s facilitated connection between Hartford and surrounding towns as well as Springfield and New York.  Horsecar lines developed in the late 19th century along major streets such as Albany Avenue, encouraging the development of communities farther away from the downtown’s older residential sections.


The Upper Albany neighborhood further developed as a residential community in the early 1900s, with a major trolley line that ran along Albany Avenue. Between 1897 –1909 Upper Albany experienced a housing boom; twenty-one streets were created, subdivided and built-up.  By the mid-1920s all the streets in Upper Albany were built and the neighborhood was known as a “streetcar suburb”.  Today, 45% of the neighborhood’s land area is devoted to residential purposes.  Much of this housing stock, primarily low (l-2 family) and medium density (3-6 family) structures, still exists in the neighborhood.  In fact, 23% of the homes in Upper Albany were constructed prior to 1939.  High density housing is found in several elderly facilities such as Mahoney Village, Horace Bushnell Congregate Homes, Faith Manors, First Village 1 and 2.  Other high-density housing can be found primarily along portions of Vine and Woodland Streets.  There are scattered high-density buildings on the many of the streets to the south side of Albany Avenue, some belonging to Hartford Housing Authority.  Over half of the existing homes were built between 1940  - 1970.

The physical development of Upper Albany reflected the key elements of a neighborhood.  It provided places to work, live, shop, learn and play which, in turn, created a mixture of land uses.

Albany Avenue and Homestead Avenue developed as mixed-use areas.  Albany Avenue developed as a commercial center with businesses and shops to serve the resident population.  Homestead Avenue developed primarily as an industrial and manufacturing area and is still an important employment center for the neighborhood.  Some of the manufacturers have been located here for many years.  In fact, Smith Worthington Saddlery Company has been making horse saddles in Hartford since 1794.

Both of the avenues had residential units intermixed with other uses.  The side streets developed primarily as residential.  About 32% of the land is comprised of a combination of uses such as commercial, office, mixed, streets, and open space.  Keney Park provides the largest open space in the neighborhood.  While most of Keney Park is located in the Northeast neighborhood, it is accessible through Greenfield Street, and used by area residents.  There are also playgrounds and open space in the neighborhood schools.  Institutional uses comprise 12% of the land area.  These uses include Fox Middle School, Martin Luther King School, Vine Street School, Quirk Middle School, Horace Bushnell Church, other churches on Albany Avenue, and the Salvation Army on Homestead Avenue.  There are approximately 22 vacant acres in residential zones and 15 acres in business/commercial zones remaining in the neighborhood.  These land uses patterns still exist today and are upheld by current zoning designations.  The following table summarizes the distribution of land uses in Upper Albany.

Most of the residential development in the neighborhood is medium density homes that were constructed as two-to-three family structures.  Originally they were owner-occupied and often housed several generations of the same family in one building.  Today they are mostly renter occupied.  As the following table indicates there is a very low incidence of single family housing in the Upper Albany neighborhood.

	Units In Structure

	

	                                                                                                       Upper Albany

	


          City of Hartford
                         Neighborhood

	


	1 (Detached)
        6,727
12% 
        137         4%

	1 (Attached)
2,114
 4%
          137
 4%

	2
5,789
10%
          440
13%

	3 or 4
12,752
23%
       1,326
39%

	5 to 9
9,457
16%
          661
20%

	10 to 49
13,699
12%
          646
19%

	50 or more 
4,787
  9%
            -
  -

	Mobile home or trailer
4
<1%
            -
  -

	Other
    769
  1%
          46
  1%

	
56,098

             3393


Source: U.S. Bureau of the Census, 1990 User-Defined Areas Program 


The most recent data available on building condition is from the City’s 2000 Vacant Building Survey conducted by the Planning Division of the Department of Housing and Community Development.  The following table summarizes the results of this survey as well as the actions in the neighborhood scheduled for vacant properties by the Capital City Economic Development Authority. 

Ninety-nine of the properties in the survey are residential (including 12 apartment structures), three are apartment structures with commercial uses, two are warehousing uses, one is a mixed use building and one is owned by a non-profit.  Five of the properties are city-owned; a sixth city-owned residential property was recently sold and will be rehabilitated.  

The largest concentration of boarded/mothballed buildings is on Edgewood Street.  Four of the twelve Edgewood Street properties listed in the survey are city-owned.  A comprehensive housing rehabilitation project known as the Edgewood Street Improvement Program has been proposed to stabilize the section of Edgewood Street south of Albany Avenue.  Seven of the boarded/mothballed buildings listed in the survey have been identified as part of this project area, including three city-owed properties.  In addition, one of the mothballed properties is included in the Sigourney Corners Redevelopment Project.  A number of these boarded properties are located in high visibility locations on the neighborhood’s main thoroughfares: 5 on Albany Avenue, 5 on Homestead Avenue and 2 on Woodland Street.  The remainder of the properties are scattered along the residential streets off of Albany Avenue.  Of the 46 Upper Albany properties in the survey, only seven were under consideration for demolition.  One was ready for demolition, two were pending demolition, one demolition was under appeal, one was on hold and two had been removed from the demolition list as of the date of the survey.


Population data* from the 1990 Census indicated that Upper Albany experienced a 6% increase in population over the 1980 Census to a total of 9,665 persons. The population remained predominantly Black (not Hispanic), with only 1.12% of the population reported as White (not Hispanic).  Hispanics, of any race, represented 15% of all persons in Upper Albany in both 1990 and 1980.  In 1990, Hartford’s population city-wide was 31% White (non-Hispanic), 36% Black (non-Hispanic) and 31% Hispanic.

In 1990 Upper Albany had a slightly larger proportion of its population in the 19 years and under age group categories than the City as a whole (38% versus 32%).  The median age of the Upper Albany population in 1990 was 25.1 years, lower than the city-wide median age of 28.6 years.  Census Tract 5035 (bounded by Sterling Street, Albany Avenue, Irving Street and Homestead Avenue) had the neighborhood’s highest incidence of persons age 19 years and under, with a 1990 median age of 23.8 years.  Children under age 18 living in Upper Albany in 1990 had a higher incidence of living in a family with a female head of household, no husband present (42.8% versus 31.7% city-wide). 

An indicator of the neighborhood’s economic distress is the incidence of poverty in 1990. The number of families with incomes below the poverty level city-wide was 25.7%.  In the Upper Albany neighborhood as a whole, the incidence was 29.3% but in Census Tracts 5014 (bounded by Woodland Street, Albany Avenue, Irving Street and Greenfield Street) and 5035, the rates of 39% and 33.2% respectively were significantly higher than the city-wide levels.  80% of the neighborhood’s families living in poverty were headed by female heads of household, no husband present.

In 1990, 70% of all households in Upper Albany reported themselves as households with earnings for work performed as an employee (72.5% city-wide).   27% of households received public assistance income (28.1% city-wide), 19% reported earnings derived from Social Security (22.3% city-wide). 

The 1990 Census indicated changes in educational attainment in Upper Albany since 1980.  At 54.7%, the neighborhood remains below the city-wide level of 59.4% for persons having graduated from high school. 

On the other hand a higher percentage of Upper Albany residents, 25 years and over, had not received a high school diploma or high school equivalency (27%) than was the case city-wide (23%).  Rates for persons having less than a ninth grade education were comparable; however, the neighborhood lagged badly on the number of persons holding Bachelor’s degrees or better at 4% versus 14.4% for the city as a whole.  There is much to be accomplished in the educational attainment of residents and it is hoped that the 2000 Census will reveal progress in this regard.

*Source: U.S. Census, UDAP Program, Hartford Planning Department

Crime statistics provided by the Police Department indicate that crime in the neighborhood may be on the rise again after three years of decline.
Economic revitalization of the neighborhood will help to overcome the issues of blight and crime that are reflected in many people’s image of the Upper Albany neighborhood.  The City of Hartford, which owns a significant number of properties, some in key locations, will be a major player in moving forward the neighborhood’s goals for enhancing livability in the neighborhood.  The following table summarizes city-owned property in Upper Albany.



Albany Avenue between Sigourney and approximately mid-block east of Woodland Street is included in the Upper Albany Historic District.  The Upper Albany Historic District is a predominantly residential district listed on the National Register of Historic Places that crosses from the Upper Albany neighborhood into the Northeast neighborhood.  The majority of the district’s structures represent the Queen Anne and Colonial Revival architectural styles.  The portion of the district that is along Albany Avenue is commercial in character and includes some redeveloped areas with contemporary facades.  The Fourth Congregational Church (Albany Avenue at Vine Street), a landmark in the Upper Albany neighborhood, is also listed on the National Register of Historic Places.  In addition, the Homestead Avenue Historic District, which adjoins the Upper Albany National Register district on Sterling, Cabot and Edgewood Streets, is listed on the State Register of Historic Places. Many of the Edgewood Street houses located in the State District are blighted and several are currently boarded. 

The only Redevelopment Plan in effect in the neighborhood is for the Sigourney /Homestead Project, part of a major development initiative by the City that includes the Veeder Place Development in Asylum Hill. The Upper Albany portion of the Initiative involves the realignment of Walnut/Garden and Homestead Streets, street widening and bridge repairs on Woodland Street, and the creation of 3 parcels on Homestead Avenue at Sigourney for new commercial development.  The provisions of this plan will be in effect until June 2018.

The long-established Albany Avenue commercial corridor is also a major transportation link connecting outlying areas and adjoining communities to downtown via Homestead Avenue, Woodland and Sigourney Streets. Areas along Albany Avenue and Homestead Avenue have the potential to provide goods and services as well as employment opportunities to populations beyond the neighborhood because of this access.  As the table below indicates, traffic volumes along Albany Avenue have declined in the last ten years. Traffic flow, safety improvements, parking, enhanced image, and a desirable mix of uses that will attract people to the area will be needed to maintain the economic viability of this traditionally commercial area.  Improvements on Route 44 by the Connecticut Department of Transportation and at the Homestead Avenue/Walnut Street junction should move forward as catalysts to revitalizing these major economic corridors.

























Existing Land Use


		Use				Acres		Percentage





	Residential Uses


	1 – 2 Family House	   64.0


	3 – 6 Family House	   56.7


	Over 6 Family House	   13.6


	   Sub-total	134.3	                      44%





	Mixed and Non-Residential Uses


	Residential/Mixed Use	    6.5	     	     3.6%


	Other Mixed Use	    3.1		     1.0%	


	Business/Commercial	  24.1		     7.9%


	Office		    0.8		   0.03%


	Industrial	    9.6		     3.1%


	Institutional/government	  35.9		   11.7%


	Open Space/Parks/Cemeteries	    6.2		     2.0%


	Vacant Land & Buildings	  27.1		     8.8%


	Transportation (Streets)	  59.4		   19.4%


	   Sub-total	172.7		  56.0%


	


	TOTAL		 307		  100%


Source: Hartford Planning Department, 1994 Land use Survey





Building Condition Data





Vacant Building Survey (June 1999)





Boarded					49


Demolished			  		  0


Mothballed					10


Occupied (previously vacant)	  		  1


Partially Boarded		 		  1


Rehabilitation Underway		 	  3





Scheduled Action (Capital City Economic Development Authority)


			


Buildings		Units


Mothballed      	25	91


Demolish	9	61


Project 	2	11








Source:  City of Hartford, Planning and Development Division





Crime Statistics





						


	Crimes Against	Crimes Against           	


	 Persons	  Property	Total


	1997	   -	    -	719


	1998	160	502	662


	1999	174	413	587


	2000 (Jan-April)	51	144	195


	1999 (Jan-April)	  -	  -	157


	% Change 1999 – 2000			24.2%





Source: Hartford Police Department





City-Owned Property: 





	Board of Education	4


	Hartford Housing Authority	7


	Police Department	1


	Street Division	1


		Hartford Public Library	1


		Redevelopment Agency	2


		City of Hartford	13





			Source:  City of Hartford, Planning and Development Division





Average Daily Traffic Counts





			1990	1993	1996	1997


Route 44 (Albany Avenue)


Between Magnolia and Vine	25,200	21,700	16,900	17,600


Between Burton and Sigourney	25,600	23,500	17,900	18,800


Between Woodland and Milford	26,900	21,700	16,700	16,500


Between Milford and Westbourne	13,300	13,700	13,100	12,700


Between Westbourne and Mark


             Twain Drive	19,600	18,800	17,200	15,200


	


Route 187 (Blue Hills Avenue)


North of Route 44	-	-	-	10,000


North of Westbourne	-	-	-	13,000	


	Source: Connecticut Department of Transportation
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