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CMSC teamed with developer CIL, Crosskey 

Architects and engineering firm Fuss & O’Neill 

to conduct this planning study.  

The image on the cover is a rendering of a 

revitalized Arrowhead complex of buildings 

designed by Crosskey Architects based on the 

recommendations made in this report.  

 



 

 

 

Come Home to Downtown Hartford: Final Report  Prepared by Connecticut Main Street Center 

 

 

2 

The Arrowhead: Yesterday, Today, Tomorrow 

Introduction 
 
The Capital Region Development Authority (CRDA) contracted Connecticut Main Street Center (CMSC) in early 
2018 to conduct a redevelopment assessment of a block of thirteen historic buildings, as well as several vacant 
lots fronting Main Street, Ann Uccello Street, and High Street in close proximity to Dunkin Donuts stadium in 
downtown Hartford.  CMSC teamed with developer CIL, Crosskey Architects and engineering firm Fuss & 
O’Neill to conduct this planning study.  All of the buildings are contributing resources within the Downtown 
North National Historic District and were built in the period 1882-1902. The buildings generally consist of 
multi-story, mixed-use structures and each has some level of deferred maintenance. The buildings are 
individually-owned, which makes a coordinated approach to enhancement efforts more difficult, but still 
achievable and essential.   
 
The study area is adjacent to Dunkin Donuts Stadium, Capital Preparatory Magnet School, Keney Memorial 
Clock Tower, Rensselaer at Hartford campus, Hartford’s Public Safety complex, and the Isham-Terry House 
operated by Connecticut Landmarks.  The study area lies immediately north of I-84 for convenient auto access 
and is serviced by bus line. Located within walking distance of the Central Business District, Union Station, 
Bushnell Park and the Riverfront Recapture park system, the area is an attractive location for new housing and 
business enterprises.   
 

Current Efforts to Improve the Area 
The City of Hartford is analyzing a proposal from a private sector developer for the vacant parking lots adjacent 
to the study area for a development known as DoNo. The goal of this assessment is to ensure a redevelopment 
plan for the existing buildings (shaded in green below) that will be complementary to those proposed for the 
DoNo development.     
 

 
Figure 1: The Arrowhead area highlighted above should complement new construction proposed in DoNo. 
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Efforts are already underway to enhance the 
area.  A catalytic project for the Main Street 
block is the rehabilitation of 1283 Main Street. 
Owned by the San Juan Center – the oldest 
Latino organization in the state, having been 
founded in 1971 – the rehabilitation will include 
renovation of the mixed-use property into ten 1-
bedroom units and street-front rental. The mix 
of funding includes the Hartford Community 
Loan Fund, State Historic Tax Credits, CRDA loan 
and owner equity.  The San Juan Center is 
looking at options for the first floor and is 
currently reviewing four leads including a 
restaurant use. CRDA is committing $265,000 to 
this project. Once renovation work begins it will 
signal to neighboring property owners that 
successful building renovations can move 
forward.   
 

Summary of Recommendations 
Our recommendations to CRDA and the City of Hartford include a combination of: land and building 
acquisitions, gut-rehabs of historic properties, façade improvements, infill development on vacant lots, short-
term streetscape improvements, parking improvements, and predevelopment studies such as appraisals and 
environmental reports. It will take a commitment of time and resources, as well as coordination with property 
owners and stakeholders to bring the study recommendations to fruition.       
 

Based on our experience with our Come Home to 
Downtown pilot program in eight communities 
across the state, it takes time to cultivate 
relationships with the property owners and to get 
them comfortable with financing options for 
improvements to their properties.  Ongoing technical 
assistance to the property owners will be needed to 
move building restorations forward.   
 
The recommendations included here are in keeping 

with previous City planning efforts which called for 
rehabilitating the existing historic structures and 

supplementing them with in-fill development on vacant lots. (See Downtown North Redevelopment Plan and 
Downtown North / Downtown West: A Plan for the City of Hartford links in Appendix.) 
 
In the course of its assessment, CMSC gathered information for this report from Tax Assessor online resources, 
interviews with City staff, and interviews with property owners, tenants and other stakeholders.   
 
 
 
 
 

Figure 2: The San Juan Center will soon undergo a major rehabilitation. 

Figure 3: The study area is located near City assets like Capital 
Preparatory Magnet School. 
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An Opportunity to Connect . . . 
 
The study area lies on the edge of downtown, with many opportunities for work, transportation and 
play within steps of the historic enclave. Because of its prime location, the historic DoNo area has the 
potential to be transformative, not only for the City, but for the many residents who reside there 
currently and in the future.  
 
Area visitors and residents benefit from varied transportation options, which are highly rated for their 
mobility: 
 
 

 
 
 
 
 
 
 
 

 
 

 
 
  

 

Walk a mile in our shoes. . . 
Many of Hartford’s natural and culural assets are within a mile, 
making them more accessible to residents, while providing 
beneficial foot traffic for local businesses.  
 
Bushnell Park –  .7m, approximately a 16 minute walk 
Hartford Stage – .4m, an 8 minute walk 
Union Station – .4m, a 12 minute walk 

 

Figure 4: The view from 180 Pleasant Street shows just how close the many work and play 
opportunites are from the study area. 

Walk Score 83: Very Walkable  

Most errands can be accomp-
lished by foot 

Transit Score 81: Excellent Transit  
Transit is convenient for most trips 

Bike Score 63: Bikeable 
There is some bike 

infrastructure available 
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Revitalization Plan 
CMSC is recommending the following action items to revitalize the study area. A summary of each item and 
the expected cost to CRDA and/or the City is listed, followed by a detailed description of each action.  
 

Proposed Revitalization Plan 
 

Action Item           Magnitude  
 
1) Acquisition of 180 Pleasant Street for site control and adaptive reuse analysis  $375,000 
 
2) Acquisition of Arrowhead building, assemblage of lots, and financing   $1,683,800 
 
3) Rehabilitation of 1293 Main Street        $560,000* 

 
4) Rehabilitation of 529 Ann Uccello Street (Flatiron Building)    $318,000 

 
5) Façade improvements to 9 buildings       $1,513,750 

 
6) Parking and Streetscape improvements along Ann Uccello Street   $631,800 

 
7) Short-term streetscape improvements along Main Street    $63,000 

 
* Current owner is not ready to commit to rehabilitation into smaller units 

 

Acquisition of 180 Pleasant Street for site control and adaptive 

reuse analysis 
 
180 Pleasant Street has been utilized as a boxing training facility for a couple of decades.  Hartford has a rich 
boxing history and the likes of Marlon Starling and John Scully have trained in this facility. The boxing program 
is run by the nonprofit organization Bright Futures, and the gym’s manager and long-term trainer, George Cruz, 
is nearing retirement.  The number of participants at the gym has slowed recently as a newer facility, the 
Charter Oak Amateur Boxing Academy (COBA) at 81 Pope Park Highway, has been established in the 
community.  Attorney and boxing promoter, Jeffrey Dressler, holds the mortgage on the property.  Mr. Cruz 
and Mr. Dressler are open to disposing it if an acceptable sales price can be agreed to.   
 

The property is a range of brick and cinder block 
buildings in an irregular cross shape located behind 
several Main Street and Ann Uccello Street properties.  
It consists of a warehouse-style building constructed 
circa 1900.  It includes a two-story appendage that 
currently houses the offices for the training facility on 
the first floor and has a vacant second floor.  One 
portion of the building is located on City-owned 
property and is currently used by a church.  Primary 
access to the building runs through City-owned property 
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on the corner of Pleasant Street and Main Street.  There is also a right-of-way from Main Street commencing 
north of 1333 Main that extends back to the building.     
 
The building is a contributing structure within the Downtown North Historic District.  As such, the building 
should be preserved and adaptively reused.  The State Historic Preservation Office has expressed interest in 
the building being preserved.  The building is currently utilized and there is no indication that the building is 
functionally obsolete.   
 
It is recommended that this property be acquired by the City for site control.  This is important for several 
reasons:  1) it is the property in the Arrowhead that has the most direct effect on any DoNo-related 
development; 2) to ensure that a future use is complementary to DoNo, as well as the baseball stadium; and 3) 
the right-of-way from Main Street will be useful in developing a cohesive parking and access plan to the rear of 
the Arrowhead properties.   
 
According to the Assessor’s Records the 2017 Fair Market Value (FMV) is $241,000.  The most recent sale is 
from 2006 at $295,000.   The mortgage holder has stated that he has invested a total of $500,000 into the 
property.  George Cruz has also stated that significant investment has been made in the facility by Bright 
Futures.  It is recommended that an independent appraisal be secured to identify current FMV. 
 

For purposes of budgeting, we are using a 
preliminary figure assigned for acquisition 
of $325,000, which includes cost of 
appraisal and legal (title work and closing).  
A title study would be helpful to 
understand the access rights contained 
within the right-of-way that leads from 
Main Street.   
 
It is also recommended that an Adaptive 
Reuse study be conducted for the building 
that would address structural, mechanical, 
environmental and zoning issues.  A cost 
figure of $50,000 is assigned to complete 
this work.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

  

Figure 5: Image from the Hartford Tax Assessor's Records 
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Imagine the Possibilities. . .  
 
The building at 180 Pleasant Street has enjoyed a storied past as a notable boxing gym. However, with attendance 
declining, a boxing gym isn’t the most productive use for the space. However, the building’s location at the center of 
the Arrowhead development and near the hugely popular new Dunk Donuts baseball stadium means the building 
has the potential to be a catalytic beacon for the area.  
 
One idea that capitalizes on the area’s tradition as a sports-oriented haven is drawn from downtown Denver, where 
a outdoor-center restaurant takes advantage of its location in close proximity to the Colorado Rockies stadium. 
CRDA and the City can use this as inspiration to similarly celebrate Hartford’s love of the Yard Goats and upcoming 
professional soccer team.  
 

Today: The Current Bright Futures Boxing Gym 

   

 
 
This picture from 
Downtown Denver shows 
one possible way to 
reinvigorate the key 
building at 180 Pleasant 
Street. 
 

The Viewhouse Eatery, 

Bar & Rooftop 

 
From their website:  
THE ORIGINAL 

VIEWHOUSE WAS FIRST 

CONCEPTUALIZED IN 2010 

AND INSPIRED BY 

COLORADAN’S FONDNESS 

OF SPORTS, LOVE FOR THE 

OUTDOORS AND LIVING A 

HEALTHY LIFESTYLE REVOLVED AROUND FOOD, ACTIVITIES AND ALL THINGS LOCAL. VIEWHOUSE BALLPARK 

OPENED ITS’ DOORS MARCH 2013 IN THE THRIVING BALLPARK NEIGHBORHOOD OF DENVER, CO. ACROSS 

FROM COORS FIELD AND QUICKLY BECAME ONE OF “AMERICA’S MOST POPULAR BARS 2014” VIA 

FOURSQUARE.   

Tomorrow? 
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Acquisition of Arrowhead building through tax foreclosure and 

assemblage with adjoining vacant lots 
 

The City of Hartford is currently pursuing the acquisition of 
1355 Main Street through a tax foreclosure action against 
the owner.  Taxes have gone unpaid on the building since 
2009.  The building has been vacant for several years.  The 
Arrowhead Café operated out of this building in the past 
and the Assessor’s records show it included six residential 
units.  The structural integrity of the building is unknown.  A 
complete reuse study is warranted to include structural and 
mechanical analysis, pre-rehabilitation survey for hazardous 
substances, a Phase I environmental and an after-rehab 
appraisal.   
 
It is recommended that the City package the Arrowhead 
building along with adjoining vacant lots (1339 Main Street, 
1359 Main Street, 522 Ann Uccello Street and 532 Ann 
Uccello Street) into a request for proposal (RFP) for a new 
mixed-use development.   
 

1339 Main Street is owned by Jose Dejuan.  It is a vacant lot 
with .098 acre.  The Assessor’s Record shows its fair market 
value at $85,000.  Mr. Dejuan and architect, Hermann 
Cortes-Berrios, have expressed interest in responding to a 
City-published RFP for this area.   
 
The City owns the corner lot at 1359 Main Street.  
Previously, a four-story mixed-use flatiron building was 

located on this lot but it was destroyed by fire.  The City secured the property through foreclosure of 
demolition and tax liens.  The lot is .067 acre and the Assessor’s Record shows the fair market value at 
$58,000. 
 
The House of Bread owns two lots on Ann 
Uccello Street adjacent to the Arrowhead and 
City-owned corner lot.  522 Ann Uccello 
Street is .037 acre and 
its fair market value 
according to the 
Assessor’s Record is 
$24,400.   532 Ann 
Uccello Street is .031 
with a fair market value 
of $20,400.  The House 
of Bread has expressed 
a willingness to work 
with the City on the 
disposition of this land.   
 
 

Figure 6: Image from the Hartford Tax Assessor's Records 

Figure 7: New infill development on both sides of the Arrowhead 
building will re-establish the continuous streetfront that previously 
existed. 
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Redevelopment Pro Forma 
 

  Assumptions Arrowhead + Lots 

Units  21 

SF 1st Fl  6,075 

SF Upper Fls   18,225 

SF Total  24,300 

   

   
Sources     

Owner Equity  $196,183  

Loan  $1,083,762  

Come Home to Downtown  $250,000  

State Historic Tax Credits  $243,355  

CRDA $70k/unit $1,470,000  

Total  $3,243,300  

   

   
Uses     

Acquisition  $210,000  

Construction   
  new construction/sf $200  $3,645,600  

  rehab/sf $150  $910,800  

  site work (parking)  $60,000  

Architect + MEP (of const) 5% $227,820  

Civil Engineering  $35,000  

Environmental Reports  $35,000  

Financing  $90,000  

Carrying Costs (Taxes and insurance)  $40,000  

Other Soft Costs (Hist Tax Credit Fees, Legal, etc.)  $40,000  

Developer Fee 10% $529,422  

Reserves   $75,000  

Total Development Costs  $5,898,642  

   
Gap  $2,655,342  

   
$/SF  $243  

$/Unit  $280,888  
 
 
A substantial gap remains to be filled and therefore state affordable housing programs will need to be 
explored.   
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Action Item      Cost 
Acquire 1339 Main Street    $85,000 
Acquire 522 Ann Uccello Street    $24,400  
Acquire 532 Ann Uccello Street    $20,400 
Appraisals for vacant lots    $10,000 
Phase I environmental studies for vacant lots  $9,000 
Legal       $15,000 
Arrowhead building analysis    $50,000 
CRDA Gap Financing     $1,470,000 
TOTAL       $1,683,800 
 
 

Rehabilitation of 1293 Main Street 
 

Margarita Toro owns 1293 Main Street and operates a liquor store, 
Bashner’s Package Store, on the first floor.  She has owned the property 
for four years, but it has been in the family for 20 years. She leased 
space to Metro PCS for the last year and a half, which was previously 
vacant for 10 years. The building currently has four 4-bedroom units, 
two on each of the 2nd and 3rd floors, which are all vacant. The roof was 
completed in 2017.  She utilized a home equity loan of $24,000 that has 
4.5% interest for 10 years.  She would like to upgrade the HVAC, replace 
windows and fix up the residential units on the top two floors.   It was 
suggested to her that she develop eight 2-bedroom units (proforma 
below) but she has not committed to this approach. As the units are 
currently vacant, this is an ideal time to move forward with renovation. 
She is not certain she wants to be a landlord for that many units.  
However, she is definitely interested in the façade program.   
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    Redevelopment Pro Forma 

  Assumptions Toro 1293-1297  

Units  8 

SF 1st Fl  3,600 

SF Upper Fls   7,200 

SF Total  10,800 

   

   
Sources     

Owner Equity  $57,747  

Loan  $320,761  

Come Home to Downtown  $242,415  

State Historic Tax Credits  $259,227  

CRDA $70k/unit $560,000  

Total  $1,440,150  

   

   
Uses     

Acquisition  $0  

Construction   
  new construction/sf (2nd & 3rd flrs) $200  $1,130,000  

  rehab/sf $150  $20,000  

  site work (parking)  $56,500  

Architect + MEP (of const) 5% $5,000  

Civil Engineering  $5,000  

Environmental Reports  $30,000  

Financing  $20,000  

Carrying Costs (Taxes and insurance)  $20,000  

Other Soft Costs (Hist Tax Credit Fees, Legal, etc.)  $20,000  

Developer Fee 10% $128,650  

Reserves   $25,000  

Total Development Costs  $1,440,150  

   
Gap  $0  

   
$/SF  $133  

$/Unit  $180,019  
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Rehabilitation of 529 Ann Uccello Street (Flatiron Building) 
 

The subject is sometimes known as the Comstock 
Building, after Frederick R. Comstock, its architect.  It 
is also known as the Flatiron Building.  Standing four 
stories high, it was constructed in 1896 in a Neo-
Classical Revival style.  It was damaged by fire circa 
2004.  It is currently owned by the Zaaco Group, but 
the mortgagor, Jose DelCastillo, is foreclosing on the 
Zaaco Group for delinquent payments.  Law Day is 
scheduled for August 6, 2018. Mr. DelCastillo has a 
purchase and sale agreement with Michael Reiner 
(Jacsar Partners) pending the foreclosure action. 
They hope to go to closing on the property by 
August 31st.  Jacsar Partners received conditional 
approval from the Historic Preservation Commission 
for restoration of the building. Mike Reiner is contemplating a total of 12 units; architectural plans are being 
developed. CMSC has provided Mr. Reiner with various funding options including CRDA, LISC, CMSC, the 
Hartford Community Loan Fund (HCLF), State Historic Tax Credits, Greenworks Lending, and Department of 
Housing programs.  For purposes of this study, we assume Mr. Reiner will approach CRDA for gap financing.  
Utilizing the same per unit financing from the San Juan Center of $26,500, this results in an amount of 
$318,000. 

 

Façade improvements to 9 buildings 
 
Façade improvements are recommended for 9 buildings on Main Street and Ann Uccello Street.  The City of 
Hartford has the framework for a façade program but it is not currently funded. The façades would be 
structured as forgivable loans.  Five percent of the loan will be forgiven over the course of ten years as long as 
the property owner remains current on their taxes and are maintaining the improvements. Eligible 
improvements would include: improved storefronts (including the removal of roll-down gates), window 
replacements, lighting, signage, repointing brick and improving porch systems.   
 

 
 

 
 
   
 
 
    

Figure 10: 1293 Main Street Figure 9: 1301 Main Street Figure 8: 1301 Main Street 
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1293 Main Street – Short of a full gut rehab to the residential units on the 2nd and 3rd floor, Margarita Toro is 
interested in façade improvements. 
 
1301 Main Street – Ett Papa owns the building that houses Salvin Shoes.  He is hesitant to invest in the 
property if it does not increase the property’s value.  He cites parking as a significant problem.   Currently he 
has two tenants on the 2nd floor.  The two 3rd floor units are vacant but he is seeking tenants.   
 
1313 Main Street – La Iglesia de Dios has been holding services in this building for four decades.  A first-floor 
commercial addition hides an historic Queen Anne structure.  Church leadership has determined that they 
would like to remain in this location.  In addition to the façade, they are interested in improving the kitchen, as 
well as third floor residential.     
 
1325-27 Main Street – The owner is Fabio Nunez and outreach efforts have been unsuccessful.  Exclusive 
Linez, a graphics apparel company, is a tenant on the first floor.   
 
1333 Main Street – Owner is Juan Cortez.  Building has newer roof, HVAC (upgraded 3 years ago), and 
windows replaced on the rear of the building.  Owner has done some spot brick repointing but needs to do 
windows and façade on the front.  Tenants include Daily Variety shop, Dooneys Barber and American Nail 
salon.  There is a mutual driveway that is falling apart.   

Figure 13: 1325-127 Main Street Figure 12: 1333 Main Street Figure 11: 506 Ann Uccello Street 

Figure 14: 500 Ann Uccello Street Figure 16: 490 Ann Uccello Street Figure 15: 480 Ann Uccello Street 
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506 Ann Uccello Street – Owned by Ann Street Cooperative.   The building has a total of six residential units. 
 
500 Ann Uccello Street – A three-family owned by Steve Robinson.  He plans to hold on to the property.   
 
490 Ann Uccello Street – Owner is Danial Baba of Ali Baba Bail Bonds.  Mr. Baba is interested in reconstructing 
the porch and other façade improvements.  He would like to have garbage storage and pick-up moved to the 
back of the building as leaving the cans out front is unsightly.   
 
480 Ann Uccello St – Property has 11 residential units and one commercial.  Owner, Victor Vicente, says 
building has been well-maintained.  He has contemplated converting the first-floor commercial unit into a 
residential unit citing parking as a problem for commercial tenants.   
 

Preliminary Façade Improvement Cost Estimate  

Address Scope of Work Description Cost 

480-484 Ann 
Uccello St. 

New storefront, masonry restoration, signage, lighting and 
painting 

$150,000 

490 Ann Uccello St. 
Restore windows, paint trim, restore porch, lighting, masonry 
cleaning & restoration 

$175,000 

500 Ann Uccello St. 
New windows, masonry cleaning and restoration, new porch 
and entry door, lighting and painting 

$125,000 

506-512 Ann 
Uccello St. 

New windows, masonry cleaning and restoration, porch 
restoration, lighting and paint 

$100,000 

1331-1337 Main St. 
Storefront, signage, window replacement, masonry 
restoration, lighting and paint 

$200,000 

1325-1329 Main St. 
Storefront, signage, window replacement, masonry 
restoration, cornice restoration, lighting and paint 

$200,000 

1313-1317 Main St. 
Storefront, signage, window replacement, masonry 
restoration, cornice restoration, lighting and paint 

$200,000 

1301-1307 Main St. 
Storefront, signage, window replacement, masonry 
restoration, cornice restoration, lighting and paint 

$175,000 

1293-1297 Main St. 
Storefront, signage, window replacement, masonry 
restoration, cornice restoration, lighting and paint 

$200,000 

 Total Construction $1,525,000 

 Owner Contributions ($76,250) 

 Design $65,000 

 TOTAL  $1,513,750 
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Parking, sidewalk and 

streetscape improvements 

along Ann Uccello Street 
 
Parking was cited as an issue by property owners, 
as well as tenants, in the area.  With new housing 
units expected to come on-line through 
rehabilitation of existing buildings and infill 
development, the demand for parking will increase.  
The closure of Ann Uccello Street to through traffic 
from Main Street offers an opportunity to 
reimagine the area and utilize the right-of-way to 
incorporate a more efficient parking arrangement.  
Coordination with the DoNo development will be 
essential.  Also, contemplated in this action is to 
clean-up the rear yards of the Main Street and Ann 
Uccello properties by removing chain link fencing, 
providing parking and green space, ensuring 
pedestrian connectivity, and solving garbage 
storage and removal issues.   
 
 

 
 

 
 

 
 
 
 
 
 
Action       Magnitude 
Acquisition or easement for 525 Ann Uccello St  $11,700 
Acquisition or easement for 520 Ann Uccello St  $45,100 
Design       $50,000 
Construction      $525,000 
TOTAL       $631,800 
 
   
  
 
 
   
 

Figure 17: New Parking System proposed for Ann Uccello St. 

Figure 18: This area of Ann Uccello St. would become 
an extended pedestrian plaza. 
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Short-term streetscape improvements along Main Street  
 
The State of Connecticut and City of Hartford are working on traffic management enhancements to the five-
way intersection of Albany Avenue and High, Main and Ely Streets and extending along Main Street south to 
Pleasant Street.   The project will include lane realignments, crosswalk improvements, narrowing or widening 
of lanes as needed, installation of new signal equipment, replacement of deteriorated sidewalk, reconstruction 
and paving of streets, installation of bike lanes and changes to parking.  It is expected that project design will 
continue for the next 18 to 24 months with construction to follow.    
 
As it will be at least three years before this project is completed, we are recommending short-term streetscape 
improvements to enhance the visual quality of the area in the meantime.  These improvements include: 
 
Action         Magnitude 
Replacement of spalling concrete walks    $10,000 
Replace 12 rusting cobra head light poles   $30,000   
Banners and pole attachments (quantity 6)   $3,000 
Knox Bloom Planters (quantity 7 x 2 yrs.)   $5,500     
Install 5 benches      $12,500     
Trash receptacles      $2,000 
TOTAL        $63,000 
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