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I. Executive Summary

• In the spring of 1991, a team of graduate students from Tufts
University's Department of Urban and Evironmental Policy
surveyed the 190 commercial buildings in Grove Hall and Codman
Square.

• Data collected include business name, type, standard industrial
classification code (SIC), condition of facade, occupancy status, and
comments pertaining to needs for capital improvements.

• In Grove Hall, 78 commercial and institutional buildings were
surveyed, of which 50 were occupied. The commercial building
vacancy rate is 36 percent.

• Missing goods and services in Grove Hall include: appliances,
banks, clothing, fast food, legal services, hardware, laundromat,
pharmacy, radio and TV, shoe stores, supermarket, video rental.
These represent the most promising areas for new development.

. According to our analysis of local income in Grove Hall, the
following businesses, although present, are under represented: bars
and restaurants, business services, health care, insurance, real estate
and miscellaneous retail. These too should offer opportunities for
expansion.

• In Codman Square 112 commercial and institutional buildings were
surveyed, of which 85 were occupied. The commercial building
vacancy rate is 24 per cent.

• Missing goods and services in Codman Square include: appliances,
ATMs, flowers, pharmaceuticals, supermarkets and miscellaneous
retail.

I By our analysis Codman Square residents also have sufficient
aggregate income to support more automobile-related businesses,
bars and restaurants, furniture stores, health services, insurance
agencies, legal services, real estate agencies & retail foood stores.

o Specific development recommendations are given in Section V.
They include pursuing retailing and concession opportunites around
the Franklin Park Zoo, and marketing to employees of institutions
such as the Court House and health center in Codman Square.
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I. Introduction & Methodology

In the spring of 1991, the City of Boston's Public Facilities Department
(PFD) sponsored a graduate student field project team from Tufts University.
PFD is responsible for low-income housing and community economic
development in Boston. The Neighborhood Enterprise Division of PFD is
charged with the task of working with merchants and residents to revitalize
commercial target areas. Our team worked with staff from the Policy and
Program Development and Neighborhood Enterprise Divisions to develop a
neighborhood business inventory, which was implemented in two of PFD's
targetted neighborhoods, Grove Hall and Codman Square. The business
inventory is an important part of NED's strategy and will be used to:

• Provide a profile of existing businesses.
• Highlight gaps in each area's retail mix.
• Serve as a starting point from which to measure progress.

1 To familiarize ourselves with PFD's past work in Grove Hall and
Codman Square, the team conducted interviews with several PFD staff people,
and compiled relevant PFD studies and reports. These reports have been
summarized in an annotated bibliography.

Data collected in the course of the business inventory include: parcel
number, street address, number of floors, exterior condition (good, fair, poor),
comments on condition, occupied (yes/no), use (commercial and institutional
or residential), business name, business type, commercial specialty, and

0

number off-street parking spaces. A copy of the survey form is included in
Appendix A. For Codman Square, the entire commercial target area was
surveyed. In Grove Hall, the core area of the commercial target area was
covered, omitting the northern strip of Blue Hill Avenue past Devon Street.
Maps of each commercial target area and core area may be found on pages 6-7
and 11-12, below. In all, 190 commercial addresses were surveyed. The

2
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number of functioning commercial and institutional establishments was 146.
After the data were collected, each business was matched to a Standard
Industrial Classification (SIC) code and entered into a computer data base.
The addition of the SIC code will enable the data base to be matched with

other data sources, such as County Business Patterns, and Dun and Bradstreet.

It is important to note that the surveys were conducted entirely by

external observation. We did not enter businesses or interview merchants.

This methodology required us to make some inferences regarding use and

occupancy. In addition, we came up with three standards of building
-

condition: good, fair, and poor. Although these standards are subjective, we

~ feel they will be useful in assessing improvements over time.
The data were then analyzed to determine the current retail mix

(Sections III-a and III-b). A further analysis looks at the number of

establishments in each business category and compares the actual retail mix
* with what might be expected, given statewide business patterns and local

income levels (Section III-c). Finally, the limitations of these analyses are

, discussed (Sections III-d and IV) and recommendations for business

development are given (Section V).
In addition to producing the business inventory, we have attempted to

place NED's work in the neighborhoods in an historical context. We have

analyzed census data from the 19405 onwards and have reviewed past policy
documents concerned with economic development for both areas.

4
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III) Business Inventory

1
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1
a) Grove Hall Core Area

• 78 commercial and institutional addresses were surveyed of
which 50 were occupied. The commercial address vacancy rate
was thus 36 percent.

• There were a total of 59 functioning commercial and institutional
establishments in the Grove Hall core area. (See map of
Occupied and Vacant Commercial Establishments, below.) The
top four business categories were:

Business Type Number Percent
Churches and clubs 9 15
Automobile related 8 14
Retail food 7 12

' Personal Services 6 10

(See chart of Current Establishments, below.)
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1
1 • The automobile related category includes auto repair, auto glass,

and a car wash. The personal services category is dominated by
hair salons, most of which offer African American hair care
services. This concentration reflects the limited availability of
these services in the rest of the Boston area. (See Lists of
Establishments, Appendix B).

• The exterior condition of total commercial establishments was
assessed to be:

1 poor Good & Fair
24 percent 76 percent

• The most notable comments on condition are the need for general

graffiti removal. Of critical importance is the need to replace the
facade improvements including new paint, signage upgrades, and

use of metal security grates on store front windows (which often
remain in place during business hours) with less obtrusive
security measures. Grove Hall has an unacceptably high number
of buildings in poor and unusable condition. Trash, broken
bottles, and unsecured vacant buildings pose safety hazards.

• The list of what is missing from Grove Hall is significant. It
includes:

-Drug store - Shoe store - Supermarket
- Hardware store - Bank/ATM - Clothing
- Laundromat - Fast food - Appliances
- Video rental - Radio & TV
- Legal services

• Another striking feature of Grove Hall is the extent of its vacant
land. The city of Boston owns many vacant parcels in this area.
(See map: Vacant Land in Grove Hall in Appendix C).
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1
g Grove Hall Commercial Target Area

Current Establishments in Core Area
March, 1991

Churches & Clubs 9
Automotive -~ 8
Retail Food 7

Personal Services 6

- Restaurants -~ 5
Schools & Gov't -1~~~~~U~ 4

G i f ts & Discount -~ 3
Human Services -~ 3

F.I.R.E. -

Health Care -~ 2
Furniture Etc. -~ 2

Unknown -~ 2
Business Services -~ 1

Retail Liquor -~ 1

Bars -~ 1

Records -=1

Misc. Services -~ 1

Personal Services includes Hair Care and Laundry
ALR.E. = Finance, Insurance & Real Estate



1 III) Business Inventory, continued

1

1

b) Codman Square

• 112 commercial and institutional addresses were surveyed in
Codman Square of which 85 were occupied. The commercial
address vacancy rate was thus 24 percent

• There were 87 functioning commercial and institutional
establishments, of which 60 were in the core area. (See map of
Occupied and Vacant and Commercial Establishments, below).
The top four business categories were:

Business Type Number Percent
Personal Services 11 13
Finance, Insurance
and Real Estate (FIRE) 10 11

Churches and Clubs 9 10
Retail Food 8 9
(See chart of Current Establishments, below).
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• Personal services and F.I.R.E. combined make up 24 percent of
the total. These include:

F.I.R.E. Personal Services
- Banks (2) - Hair salons (5)
- Money Exchanges (2) - Laundries (4)
- Insurance (3) - Income tax preparation (1)
- Real Estate (3) - Shoe Repair (1)

• The area has a heavy concentration of businesses serving the
Caribbean community, particularly convenience retail food stores
and clothing boutiques.

• Other businesses which serve the Caribbean population include:
a restaurant, a travel agent, a shipping company, and an
international money exchange. (See lists of establishments in
Appendix B).

• The exterior condition of total commercial establishments was
assessed to be:

5 poor Good & Fair
2 percent 98 percent

• The most notable comments on condition were: the presence of
graffiti, the need for new paint, and the need to repair windows
and grates.

• There are many business types not represented in Codman
Square. A list of missing businesses includes:

- Drug store
- Supermarket
- Flower shop
- Automated Teller Machine (ATM)
-Home appliance store

1 10
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Codman Square Commercial Target Area
Current Establishments

March, 1991

1
Personal Services -~ 11

F.I.R.E. 10

. Churches & Clubs -58)jj~ 9
Retail Food -~ 8

Restaurants ~ 7
Clothing & S h o e s -*5?jj~ 7
Gifts & Discount -~ 4

Automotive - 3
Schools & Gov't - 3
Human Services - 3

Hardware Etc. - 3
Manufact uring -~ 3

Legal Services - 3
Travel & Shipping -~ 2

1 Misc. Retail -
Health Care - 2

Furniture Etc. -~ 2
Bars -~ 2

Retail Liquor -I 1
Records -~ 1

Misc. Ser vices 11
Personal Svcs: Hair Care , Laundry , Shoe Repair , Tax prep .
F./.R.E. = Finance, Insurance & Real Estate
Manufacturing: Printing , Sign making , Polishing



1
1 III) Business Inventory, Continued

c) Comparing Expected and Actual Numbers of Establishments

Methodology

What follows is an evaluation of the number of establishments found in

Codman Square and Grove Hall with reference to the income levels of the

surrounding census tracts. The method was to determine the number of, for

example, retail food establishments in Massachusetts as a whole, and to divide

this number by the total income for Massachusetts in 1989. This ratio was

then used to predict the number of retail food establishments that would be
expected in Codman Square or Grove Hall, given the income of the

surrounding areas. Next, this "expected" number of establishments was

compared to the actual number of establishments in the core area of each
business district to determine if the number of establishments was: below
expected levels (labeled "Low" or "None" on the chart that follows); at expected

levels ("Even"); or above expected levels ("High"). For example, in Codman

Square while there were three retail food establishments (small groceries), the
area in theory has sufficient income to support six such establishments.

Sectors that are completely absent from the district ("None") should
represent the best opportunities for new enterprise development. The list of

these has already been presented above. But sectors for which the number of

establishments was "Low" should also represent opportunities for expanded or
improved commercial activity. Finally, sectors for which the number of

establishments is "Even" or "High" should be those areas where demand is

being met, and new enterprise development is not indicated.
It should be stressed that this is an extremely rough approach to market

analysis. The only factor it takes into account is the income level of the

population within an approximate "trade area" defined by the census tracts
that immediately surround the core area (see Appendix D for discussion of



which census tracts were used, and how income levels were estimated). A

better approach to determining trade areas is outlined below, but it should be
noted that the census tracts used define roughly a half-mile radius, which is a
reasonable estimate of the appropriate trade area size. We feel compelled to

make the disclaimer that this approach is untested, and is no substitute for a
full market analysis of the kind described below (see Suggestions for a Retail

Demand Analysis, Section III-d, below.) In particular, comparing a business

district to the statewide establishment count ignores the unique retail
requirements of small neighborhood commercial areas. Furthermore, it judges

the local district by the standard of Massachusetts' rather unique economic

patterns. It is a sobering thought, for instance, that there are as many health

care establishments in Massachusetts as there are bars and restaurants. This is

surely part of the reason that Codman Square, which boasts a major health
center, is still listed as having only one seventh of the number of health
facilities as would be "expected."

Because the area surveyed for Codman Square was larger than the area
surveyed for Grove Hall, we first defined a core area for Codman square that
corresponds roughly in size to the Grove Hall core area we surveyed. The
Codman core was defined as extending from Rosedale to Torrey Street, along
Washington, slightly smaller than the quarter-mile circle indicated on Codman
Square map.

l
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Results: Grove Hall

• The sectors for which there were no establishments in Grove Hall have
been discussed on page 5, above.

• The sectors for which Grove Hall had far fewer than expected
establishments, for which new enterprise development is suggested,
include:

-Insurance- Bars and Restaurants
- Misc. Retail - Real Estate
- Business Services - Misc. Repair
- Health Services - Amusements

• Grove Hall was at expected levels for:

- Personal Services
- Educational Establishments

• Grove Hall was above expected levels for:

- General Retail
- Retail Food
- Churches and Clubs
- Museums and Zoos (the Franklin Park Zoo was counted)

l



Results: Codman Square Core Area

• The sectors for which there were no establishments in Codman Square
have been discussed above, on page 10.

• The sectors for which Codman Square had far fewer than expected
establishments, for which new enterprise development is suggested,
include:

- Automotive - Misc. Retail
- Retail Food - Real Estate
- Furniture - Insurance
- Bars and Restaurants
- Health, Legal, Educational

• Codman Square was at expected levels for:

- Miscellaneous Manufacturing
- Movies and Videos
- Churches and Clubs

• Codman Square was above expected levels for:

- Hardware and Building Materials
- General Retail
- Clothing and Shoes
- Banks
- Personal Services

1
l
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Comparison of Actual and Expected Numbers of Establishments
Based on Local Income Estimates

Massachusetts Grove Hall Core Codman Square Core
Industry SIC Establishments Expected Actual Result Expected Actual Result
Manufacturing

Printing 27 1807 2 None 2 (**) None
Metal 34 1142 1 None 2 1 Low
Misc. 39 520 1 None 1 1 Even

Retail
Hardware Etc. 52 1636 2 None 2 3 High
General 53 785 1 2 High 1 4 High
Food 54 4449 5 7 High 6 3 Low

· Automotive 55/75 8643 9 8 Low 12 1 Low
Clothes 56 3947 4 None 5 7 High
Furniture ' 57 2643 3 2 Low 4 2 Low
Bars & Rest/s 58 10338 11 6 Low 14 4 Low
Misc. Retail 59 9551 10 3 Low 13 2 Low

F. I.R.E.(*)
Banks 60 1941 2 None 3 4 High
NonDepository 61 885 1 None 1 None
Securities 62 560 1 None 1 None
Insurance 63/64 3150 3 1 Low 4 2 Low
Real Estate 65 4951 5 2 Low 7 3 Low
Other Invest. 67 760 1 None 1 None

Servtes
Hotels 70 1011 1 None 1 None
Personal Svcs. 72 5264 6 6 Even 7 8 High
Business Svcs. 73 7247 8 1 Low 10 (") None
Misc. Repair 76 1450 2 1 Low 2 None
Movies & Video 78 769 1 None 1 1 Even

, Amusement 79 1847 2 1 Low 3 None
Health Svcs. 80 10593 12 2 Low 15 2 Low
Legal Svcs. 81 3964 4 None 5 2 Low
Educational 82 1105 1 1 Even 2 1 Low
Social Svcs. 83 3721 4 3 Low 5 1 Low
Museums, Zoos 84 132 0 1 High 0 None
Churches & Clubs 86 4502 5 8 High 6 6 Even
Engineering 87 6252 7 None 9 None

(*) F. I.R.E. stands for Finance, Insurance, and Real Estate
(* *) Codman Square has a print shop that also provides business svcs., but is not in core area.
Source: US Dept. of Commerce, Bureau of the Census, County Business Patterns 1988,
Massachusetts, CBP-88-23, and survey of establishments, 3/91.

1989 Total Personal Income Estimates
Massachusetts $ 85 Billion
Grove Hall 92 Million
Codman Square 116 Million

See "Estimating Neighborhood Population and Income" for income estimation methodology.



I
III) d) Suggestions for a Retail Demand Analvsis

A more thorough assessment of local retail potential would require the

following steps:
1) Determine trade area

The trade area is the region from which a given business district or store

will draw its customers. As a rule of thumb, trade areas for convenience

goods such as groceries are on the order of one half mile, while the trade area
for more major purchases may extend to two or three miles. To determine a

trade area, a survey of shoppers asking where they live may be performed, or,
if time is short, a survey of merchants asking where their customers live will
provide useful information.

Note that this approach assumes that trade areas will not be radically

altered or expanded by the introduction of the proposed store, and that the
new store is expected to draw from existing customers who already shop for at
least some goods in the region.

2) Estimate Population and Income for Trade Area

Population may be estimated from the decennial census, on a tract by tract,

or even block by block basis. A quick way to estimate the population between

census years is to divide the population for the trade area in the census year
into the city wide population for that same year, and then apply this ratio to
the best available estimate of current city wide population.

Income is harder to estimate. One may either inflate past income figures

by the consumer price index for the city, or one may attempt more
sophisticated approximations that are sensitive to racial and regional
disparities in income growth rates. For a fuller discussion of these techniques

see "Estimating Neighborhood Population and Income" in Appendix D below

or refer to "Analyzing Neighborhood Retail Opportunities."

1 19



3) Estimate Consumer Expenditure Levels

From the Bureau of Labor Statistics' Consumer Expenditure Surveys it is

possible to estimate the percentage of income that is spent on each category of
goods. These percentages depend on the absolute income levels of the

households involved, so it is best to calculate a separate estimate for each

income group. This is especially important in low income communities, where

discretionary spending rates may be much lower than the average for the city

or region.

4) Estimate Capture Ratio

The percentage of the total demand that a given store or district may hope

to capture is the final, and crucial, variable. For a detailed discussion of the

various techniques, see "Analyzing Neighborhood Retail Opportunities". This

depends on understanding the local competition. Varying assumptions as to

capture ratio can produce extremely different outcomes. An example of an

analysis that attempts to make some such assumptions is "Commercial Vitality

in Codman Square."

1
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IV. Limitations of Demand Analyses

When crafting a redevelopment strategy for a commercial target area it is
important to note that there is no such thing as an "ideal" retail mix. For low

income neighborhoods, and minority communities in particular, the above
models have significant limitations.

• Low income areas are often misrepresented by conventional trade area
delineations. For example Grove Hall is able to draw minority
customers for hair services from other parts of the city. This is a very
different dynamic from a similar business in a white community with a
comparable level of income.

• Census data in low income communities are often unreliable.

. Market potential in these areas is frequently under estimated. The
perception that "no market exists" is a dangerous one, often fueling
further retail disinvestment.

The delineation of trade area boundaries for various goods and services

must take into account the racial and ethnic differences in consumption
patterns for the residents in Grove Hall and Codman Square, as well as racial
barriers that prevent some shoppers from shopping in minority neighborhoods.
Moreover, the shape and size of trade areas for these communities will be
influenced by public transportation routes, physical barriers such as busy
roads that limit pedestrian access to the commercial district, the residents'
perception of crime in the business center, and the countervailing power of
other retail districts to attract local residents.

A survey of current shoppers, the usual first step in a retail demand
analysis, has a major limitation. It cannot measure the number of people who

do not shop in the district but would if a wider range of goods were available.
In other words, it can determine current trade areas but cannot predict how far
these trade areas could be expanded by the addition of a major new
establishment. While more sophisticated market studies than those presented

here are possible, and should be performed on a case by case basis as new

21



enterprises are contemplated, no analysis can eliminate the element of
uncertainty that characterizes efforts at new business development.

In low income communities the fragile position of the existing merchants

creates another uncertainty. For example, while the opening of a supermarket

might provide a much needed anchor, attracting shoppers and benefitting
many local merchants, it might also force some of the small grocers out of
business, or have a detrimental effect on the merchants in a neighboring
business district. Grove Hall and Codman Square are only about one mile

apart. A comprehensive market study should consider the relationship

between the two districts, rather than treating them separately.

22



V. Recommendations

PFD must continue to encourage community involvement in developing a
vision for each community that is based upon local resources and is sensitive
to the historical experiences of these neighborhoods. From our research of past

programs, our work in Grove Hall and Codman Square, and our analysis of

the data, we recommend the following:

• NED must continue to seek a large employer, a city agency or a light
industrial firm, that could bring jobs to Grove Hall and Codman Square.
Local employment is essential for the revitalization of the business
districts.

• New business recruitment should focus on the sectors highlighted by
the data from the Business Inventory. Further market analyses should
be performed as described above.

• NED should work with the governing body of the Franklin Park Zoo to
develop joint retailing/concession opportunities. Tours could be routed
to special parking and vending areas in Grove Hall, including those
currently under development. Link concession opportunities to Boston
and Metro school programs.

• The Advertising Club of Boston could offer some marketing/PR services
to the merchant associations on a pro bono basis.

• In Grove Hall, PFD needs quickly to demonstrate its effectiveness by
completing a highly visible project in a successful manner, comparable
to the Lithgow Building in Codman Square.

• The auto repair strip along Geneva Avenue could use an auto service
center franchise or tire store to offer brand name quality goods.

• NED should work with merchants to finance security options and
systems that minimize the use of permanent metal grates and bars,
which adds to the perception of a crime problem in these districts.

• In Codman Square, NED should work with the Health Center and
merchants to offer products to expectant and new mothers at a discount
or bulk rate. These promotional events can increase visibility and build
community rapport, as well as provide a public health service.

23



• NED should determine who the long term players are in order to
celebrate landmark businesses that have 5, 10, and 15 or more years in
the community. NED could set up a recognition program to honor this
longevity.

• In Codman Square the large public parking lot could be made safer and
more appealing if the adjacent stores had doors and windows that
opened directly onto the lot.

• Local groceries should consider cooperative advertising and purchasing
arrangements. This would lower retail food costs, combat exorbitant
markups by distributors and improve the quality of goods available in
the small independent convenience stores.

• In Codman Square, merchants could be encouraged to offer occasional
discounts or other promotions to employees of the Court House, the
Health Center, and other large employers.

• Merchants associations could sponsor athletic teams for local high
school youth. This could be done in conjunction with employment and
training activities.

• PFD must continue to seek out new sources of capital to help overcome
the lack of traditional funding sources for minority business people. For
example, Venture Capital Network in Durham, New Hampshire, should
be contacted. Franchise opportunities should also be explored.

• NED should work with Board of Trade and other community
institutions to help the local high school develop an oral history project
on Grove Hall. The project could help foster a sense of community
pride by recording the stories of long-time residents. It could be
sponsored by arts or humanities grants and could be linked to urban
design and marketing initiatives in Grove Hall.

• Criteria for program evaluation need to be developed and articulated.
How will bench marks be set? What is the time frame for
improvement? What are the best and worst case scenarios?

24
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VI. History and Prospects

Grove Hall

Since the late 19405, there has been a broad erosion in the number of retail
stores in Grove Hall. Between 1947 and 1961, Grove Hall lost 106 businesses
net. The abandoned buildings and the vacant lots in the area are a visible

legacy of the movement of population and capital out of Grove Hall.
Despite the efforts of many agencies, Grove Hall remains a depressed area.

Nearly a quarter of its commercial properties are in poor physical condition;
there is a high level of unemployment in the area; the business district is
unable to generate many jobs for local residents; crime, and perhaps, more
importantly, the perception of crime has deterred potential customers from
patronizing Grove Hall's merchants and has made it more difficult to attract
businesses to the area; the retail mix in the business district does not
particularly well serve the needs of Grove Hall residents and is unlikely to
draw customers from outside the community; there is no pharmacy in Grove
Hall, no hardware store and no medical clinic. Grove Hall used to have four
banks; now there are none.

Current strategies to revitalize Grove Hall bear some similarities to past
programs. For more than a decade there have been a number of city-
sponsored initiatives to help develop the business district in Grove Hall. A
progress report prepared under the White Administration in 1979, stated that
Grove Hall was a "distressed commercial crossroads" and that "as much as half
of the existing commercial space is vacant or marginal, and the ring of housing
and industrial uses which supported and balanced the commercial activities
when Grove Hall was a prosperous center has broken down, particularly on
the east side of (Blue Hill) Avenue." (The Blue Hill Avenue Corridor, p. 42,
1979) These observations apply equally well to Grove Hall today.

The study suggested a number of projects that could help turn Grove Hall
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1
around as a viable commercial center. Most of these projects have yet to be
realized:

• The rehabilitation of three anchor buildings in Grove Hall--the Silva
building, the "Mansard" building, and 460 Blue Hill Avenue.

The Silva and the "Mansard" buildings remain vacant and have
deteriorated further since 1979, while 460 Blue Hill Avenue houses a day care

center and a hairdresser, but has a large upper floor that is not occupied.

• The development of an industrial zone along Geneva Ave, "presently
occupied by marginal industries providing few jobs". (The Blue Hill
Avenue Corridor, p.48, 1979)

Geneva Avenue is currently occupied by a number of auto repair shops,

some of which are alleged to be illegal chop shops. The Geneva Avenue area
has been considered a possible location for light industry. In October of 1990,
PFD hired a consultant to study the possibility of job creation stemming from
potential industrial development along Geneva Avenue. The consultants used
Massachusetts Department of Employment Training (DET) data to see what

industries were expanding in the Commonwealth and then assessed the
likelihood of these growth industries locating or developing in Grove Hall.

The report targeted construction and warehousing/storage, printing, auto
repair shops, instruments and related products, building/ garden supplies, and
office computing equipment as sectors that were expected to grow in this
decade.

The report was cautious, however, about the impact these growth sectors
would have on Grove Hall, due in large part to access problems. Truck access
to Grove Hall from I-93 is difficult and indirect, there is no cargo rail line
nearby, the area lacks a commuter rail station or a subway station and the
traffic congestion on Blue Hill Avenue would pose problems for employees.

In addition the report sees crime as an obstacle that could impose additional

business costs for potential industries.
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A theme reiterated in many of these planning documents was the need for

comprehensive development. The benefits of affordable housing, greater

public amenities, and storefront renovation would help attract more business.
The reports sought to recreate in Grove Hall the land use patterns that existed

when the neighborhood enjoyed greater prosperity in the first half of this
century.

One strategy put forward then, as well as in the current program to

revitalize Grove Hall, is to rehabilitate vacant buildings which could house

retail businesses on the ground floor with residential units above. More

people living and working in the immediate vicinity could support an
expanded commercial sector.

Since 1940, Grove Hall has lost nearly fifty per cent of its population. In In

1940 Grove Hall was the home of 22,121 people, of whom more than 98 per

cent were white, mainly Jewish immigrants from Eastern Europe and their first

generation American families. In 1990, the population of Grove Hall had

dwindled to 12,797 with African Americans accounting for 83 percent of the

residents in Grove Hall (see Appendix D).

Appendix D compares median income for Grove Hall families versus

median family income for Boston from 1949 to 1989. The graph shows that in

1949 Grove Hall family income was comparable to the city-wide figures. Since
then, however, Grove Hall median family income has lagged further and

further behind Boston median family income levels. In 1979 median family

income in Grove Hall was just 63 per cent of the Boston figure. Our estimates

of 1989 income levels suggest that this gap has widened in the last decade.
These figures are discouraging. For, if Grove Hall was bypassed by the

economic boom of the 19805, how can it successfully be developed now,
amidst a recession? The problem can be framed in a wider context. During

the past decade the residents of Grove Hall, like other minority groups in the

inner cities, have been adversely affected by the restructuring of the American

economy. In the face of more acute international competition, American
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companies have transferred large numbers of low-skilled jobs overseas, and for
low skilled workers wages have been declining, in real terms, for the past two
decades (See Appendix D). At the same time there has been a sustained
challenge to affirmative action programs by successive Republican

administrations in Washington. The liberal ideology that provided a

framework for civil and economic rights in the past, and which helped to
devise programs that could redistribute tax dollars to inner city
neighborhoods, has been countered by a conservative political agenda that, in
its most brutal form, sees urban decay as the product of people who live there.

This is the broad political context within which NED must operate. The

challenge, then, is to devise innovative, cost effective interventions that make
the most of available resources and local strengths.

1
1
1

1
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1
Codman Square

Codman Square, located in Dorchester, is five miles from downtown
Boston. The commercial target area runs along Washington Street, from Park
Street to Rockwell Street. The major intersection at Washington Street and
Talbot Avenue is dominated by several major structures including: the Second

Church in Dorchester, the Lithgow building, and the Codman Square Health

Center.
The square was once a more vibrant neighborhood business district,

offering a healthy retail mix to much of western Dorchester. People

frequented the square to buy groceries, pick up a newspaper, or have an ice
cream cone at Brighams.

Since the 1940s, however, the Codman Square business district has
experienced a drop in both population and income. Total population for the

area has gone from 17,510 in 1940 to 12,797 in 1990, a 27 percent decline. (See
graph in Appendix D). The 1969 median family income (in constant 1989
dollars),was $31,936, very close to the Boston median of $31,683. In 1989,
Codman Square's median family income was approximately $25,000, whereas
Boston's was an estimated $30,591. (See Appendix D).

Significant changes in racial composition have also taken place in Codman
Square. Over the last 50 years, middle class whites left the area, while a less
affluent African American, Latino, and Caribbean population moved in.
Between 1940 and 1990, the Codman Square area has gone from being nearly
all white, to being approximately 27 percent white. (See Appendix D).

In 1982, the Codman Square Community Development Corporation (CDC)
prepared a research and planning report outlining strategies for redeveloping
the square. The CDC recommended that any development strategy be based
on the existence of a competitive edge in several areas including: convenience
goods and services, specialty and do-it-yourself goods, and recreation and
entertainment (CDC report). It also suggested that the first phase of
investment be targeted to the Lithgow building and to the former Boston Latin



1
Academy. Nine years later, the Lithgow building is being renovated for
commercial use and the Latin Academy has been turned into housing.

In 1986, the Neighborhood Development and Employment Agency

(NDEA) developed a Commercial Area Revitalization District (CARD) plan for

Codman Square. The creation of the CARD authorizes "the use of tax-exempt
industrial revenue bond financing for 'commercial enterprises'..." operating
within the boundaries of the CARD. Unfortunately, the financial mechanisim

that were the basis of this program has been eliminated.
Both of these reports emphasized the development potential in Codman

Square. Presently, the City of Boston is working to capitalize upon the area's

many strengths. An expanded Codman Square branch of the Bank of Boston

I will be moving in to the first floor of the Lithgow building, a two-story

commercial structure is going up beside it, and 31 apartments will be built on
the rest of the site. In addition, the Mayofs Office of Capital planning is
contributing to the revitalization of the area through several planned and
completed redevelopment projects. At Robert's Playground, two new play

lots, a walkway, a jogging path, and an exercise station have been constructed.
The Dorchester Court House has recently had its roof and brickwork repaired.
The Codman Square Branch Library has had systems upgrades installed and
additional improvements are on the way. And finally, there is a $1.1 million
physical revitalization planned for the commercial target area.1

1
1
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1979.

An attempt to resolve development issues facing the Blue Hill Avenue
Corridor, which extends from Crosstown Street north of Dudley to
Franklin Park. The following opportunities are discussed: designation of
Grove Hall and Dudley as CARD districts---a program that helps
businessman in these areas, or CDCs, gain financing from tax free
mortgage bonds; a fixed rail trolley service from Dudley Station through
Grove Hall to a revitalized Franklin Zoo; single family home construction
with assistance from HUD's Section 235 program; and city and state
incentives such as UDAGs, and 121A tax agreements that could be used to
rehabilitate major buildings. For Grove Hall, the report stressed the
importance of having more people living and working in the immediate
vicinity of the business district.

Toward a New Codman Square Commercial District: A Research and Planning
Report. Boston: Codman Square CDC, 1982.

This report was prepared in 1982 by the Codman Square Community
Development Corporation, for the City of Boston Neighborhood
Development and Employment Agency. The purpose of the report was to
describe and analyze the historical context of business dynamics in
Codman Square to be used in directing current redevelopment efforts. A
model of shopping behavior is developed, and used to compare Codman
Square in 1950 to Codman Square in 1980. In addition, a consumers' and a
retailers' survey are implemented, and recommendations are made for the
redevelopment of the square.

Themes and Ideas from The Grove Hall Survey. Boston: PFD, 1990.
In an informal community meeting residents broke into small groups and
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talked about their visions of Grove Hall and what about the area they
thought could be improved. They said Grove Hall is "a place to hang out", -
"have block parties", and "is not safe". In contrast, their vision for Grove
Hall is to have a shopping mall with a glass canopy, wide streets, and a
safe neighborhood. The group alluded to the desire for "cultural
excitement", "affordable recreational activities for youths", and "diverse
shopping". A series of recommendation were made:

Use churches for focused discussion on issues/opportunities.
Hire an organizer to coordinate all CBOs to support Grove Hall.
Design retail stores so goods are delivered (safely) to the rear of
stores improving traffic along Blue Hill Ave.
Design concepts utilizing African/Caribbean motifs for public spaces.
.Businesses should cater to the community and build off extended
ethnic ties.
Explore the history of the area, promote history and people from
Grove Hall past.
Improve public transportation connections.
Demand increased police visibility, reliability and work for better
local rapport.
Utilize proximity of Franklin Park Zoo for retail opportunities.
Capitalize on existing Kite and West Indian events for new business
ventures.
Transparent canopies may improve store fronts and offer quality
signage to merchants.
Brick is the building material of "choice" for facades.
The area looks "desolate" at night and the grates detract from the
renovations to store fronts.
Street furniture: public benches, outdoor cafes, trash bins.
Change negative coverage by print & electronic media.

35



1

1

1
1

Appendix A: Business District Inventory Form
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Business District Building Inventory Form

Date: Surveyor:

~Parcei Number:

I Street Address:

Number of Floors: (Not counting basements and attics)
Basement? (y/n)

|Attic? (y/n)
Ext. Condition (g/f/p) Comments On Condition:

Occupied Size Use SIC Business Type and Specialty
Floor (y/n) Percent (c/r) Business Name (If Commercial) Code (If Commercial)

Basement

1

2
3

4

5

1 6
1

Attic
Other Comments:

If vacant, secured? What is needed?

Any Hazards? Describe:

Offstreet parking (y/n) Number of Spaces:

For Sale (y/n)

For Rent(y/n)



1
1
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Appendix B: Lists of Establishments
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Commercial and Institutional Establishments in Grove Hall Commercial Target Area, Core Area Only
By Establishment Name

As of March, 1991

Condi-
Name of Establishment Type of Establishment Street Address Floor tion

24 SEVEN CONVENIENCE STORE 655 WARREN 1G
??? ??? 8 CHENEY ST 1F
A&M TIRE SHOP/V&L AUTO BODY AUTO REPAIR 66 70 GENEVA 1P
A.C. HANDWASH CAR WASH/ BY HAND 35? GENEVA 1F
ADORABLE HAIR WEAVING HAIRDRESSER 4238 BLUE HILL AVE BF
ALFREDOIS AUTO REPAIR AUTO REPAIR 58 GENEVA 1P
ALLEN'S AUTO BODY AUTO BODY/REPAIR 40 GENEVA 1G
ANGELO'S PIZZA PIZZA PARLOR 468 BLUE HILL AVE 1P
BETHLEHEM HEALING TEMPLE CHURCH 424 428 BLUE HILL AVE 1G
BEULAH PILGRIM HOLINESS CHURCH CHURCH 453 457A BLUE HILL AVE 16
BLACK COMMUNITY INFORMATION COMMUNITY GROUP 466 BLUE HILL AVE 2 F'
BONITA MANAGEMENT COMPANY REAL ESTATE 36 WILDER / 67 GENEVA BF
BOSTON FIRE DEPARTMENT FIRE DEPARTMENT 36 WASHINGTON 1 G
BROTHERS SUPERMARKET SPANISH-AMERICAN FOOD 46 56 WASHINGTON 1F
CARPET CITY RETAIL RUG/CARPET 417 BLUE HILL AVE 1F
CAVALIER CRICKET CLUB SOCIAL CLUB 10 GENEVA AVE 1G
CENTURY LIQUORS ALCOHOL/RETAIL 489 BLUE HILL AVE 1G
CHUCK'S HAIR STYLING SALON RETAIL HAIR SALON 4388 BLUE HILL AVE 1G
CLINTON'S MARKET SMALL GROCERY 4668 BLUE HILL AVE 1P
CMC COMMUNITY GROUP 466 BLUE HILL AVE 2F
CROWN HALL SOCIAL AND RECREATION HALL 48 GENEVA 1F
DEL MAR CLEANER DRY CLEANERS 491 BLUE HILL AVE 1G
DENTIST OFFICE DENTIST 638 WARREN 1P
DEPENDABLE TRANSPORT ??? 466 BLUE HILL AVE 2F
DERRICKS RECORDS RETAIL RECORDS 4368 BLUE HILL AVE 16
DOUBLE J'S TOWING AND REPAIR AUTO REPAIR 54 GENEVA 1P
ERNEST SCOTT INSURANCE INSURANCE AGENT 483 487 BLUE HILL AVE 1G
FAX, COPY CENTER, TRANSLATION OFFICE SUPPORT/TRANSLATION 3 WASHINGTON 1G
FIRST INC. INFO. & OUTREACH CENTER 3A WASHINGTON 1F
GROVE HALL AUTO GLASS CAR WINDSHIELDS 15 GENEVA 1F
GROVE HALL BAKERY BAKERY/ETHNIC 42 WASHINGTON 1P
GROVE HALL CONVENIENT MARKET VARIETY STORE 477 481 BLUE HILL AVE 1G
GROVE HALL DAY CARE DAY CARE 460 BLUE HILL AVE 1P
HARVEY & CHARLENE'S STOP N GO CONVENIENCE STORE 408? 410? BLUE HILL AVE 1P
INTERNATIONAL ROOTS RETAIL CULTURAL GOODS/ETHNIC 438A BLUE HILL AVE 1G
JACOB BROS. LOCKSMITHS LOCKS/SECURITY 4408 BLUE HILL AVE 1G
JEREMIAH BURKE HIGH SCHOOL SCHOOL 60 WASHINGTON / 63 GENEVA 1 G
JUSTICE OF THE PEACE 3  WASHINGTON 2 G
LA NEWTON SCHOOL OF BEAUTY HAIR SALON 636 WARREN 1G
LITTLE REAL ESTATE REAL ESTATE 466 BLUE HILL AVE 2F
M & M TAVERN BAR/FOOD 454 BLUE HILL AVE 1G
MA DIXON'S DINER EATING PLACE 478 480 BLUE HILL AVE 1P
METRO NEWS VARIETY STORE 448 BLUE HILL AVE 1G
MOSES' GARAGE & SERVICE CENTER CAR MECHANIC 58 GENEVA 1P
MUHAMMADIS MOSQUE #11 MUSLIM MOSQUE 10 WASHINGTON 1G



Comercial and Institutional Establishments in Grove Hall Commercial Target Area, Core Area Only
By Establishment Name

As of March, 1991

1
Condi-

Name of Establishment Type of Establishment Street Address Floor tion

NAME??? ??? 10 GENEVA AVE B G
NATIONAL AUTO SERVICE CAR REPAIR/TRANSMISSIONS 41 47 GENEVA 1 P
NDC OF GROVE HALL COMM. DEVEL. CORP. 466 BLUE HILL AVE 1 F
NEGRIL RESTAURANT ETHNIC RESTAURANT 442 BLUE HILL AVE 1 G
NU LIFE NATURAL FOODS ETHNIC FOODS/"NATION" 415 BLUE HILL AVE 1 F
PAUL'S NEW & USED FURNITURE RETAIL/MOSTLY USED FURNITURE 434 436A BLUE HILL AVE 1 G
PRINCE HALL MASONIC TEMPLE SOCIAL HALL 24 28 WASHINGTON 1 F
RED ISLAND CHINESE RESTAURANT TAKE OUT RESTAURANT 657 WARREN 1G
REGGIE'S HAIR WORLD MEN & WOMENS HAIR SALON 493 BLUE HILL AVE 1G
TAPE CONNECTION ETHNIC JEWLERY, CLOTHES, 653 WARREN 1G
TOUCH OF CLASS HAIR SALON 460 BLUE HILL AVE 1P
TRANSITION OF BOSTON HUMAN SERVICES 466 BLUE HILL AVE AF
US POST OFFICE POST OFFICE 645 WARREN 1 G
WALAIKUM BURGER TAKE OUT 451 BLUE HILL AVE 1P

Total Establishments = 59

1
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1 Commercial and Institutional Establishments in Grove Hall Commercial Target Area, Core Area Only
By Street Address
As of March, 1991

Street Address Name of Establishment Type of Establishment SIC Code Form

408? 410? BLUE HILL AVE HARVEY & CHARLENE'S STOP N GO CONVENIENCE STORE 541 H58
415 BLUE HILL AVE NU LIFE NATURAL FOODS ETHNIC FOODS/"NATION" 541105 H61
417 BLUE HILL AVE CARPET CITY RETAIL RUG/CARPET 571305 H62
4238 BLUE HILL AVE ADORABLE HAIR WEAVING HAIRDRESSER 723106 H65
424 428 BLUE HILL AVE BETHLEHEM HEALING TEMPLE CHURCH 866107 H66
434 436A BLUE HILL AVE PAUL'S NEW & USED FURNITURE RETAIL/MOSTLY USED FURNITURE 593217 H69
4368 BLUE HILL AVE DERRICKS RECORDS RETAIL RECORDS 573501 H73
4388 BLUE HILL AVE CHUCK'S HAIR STYLING SALON RETAIL HAIR SALON 723106 H74
438A BLUE HILL AVE INTERNATIONAL ROOTS RETAIL OULTURAL GOODS/ETHNIC 5947 H75
4408 BLUE HILL AVE JACOB BROS. LOCKSMITHS LOCKS/SECURITY 769962 H77
442 BLUE HILL AVE NEGRIL RESTAURANT ETHNIC RESTAURANT 5812 H78
448 BLUE HILL AVE METRO NEWS VARIETY STORE 533 H81
451 BLUE HILL AVE WALAIKUM BURGER TAKE OUT 5812 H84
453 457A BLUE HILL AVE BEULAH PILGRIM HOLINESS CHURCH CHURCH 866107 H86
454 BLUE HILL AVE M & M TAVERN BAR/FOOD 5813 H87
460 BLUE HILL AVE GROVE HALL DAY CARE DAY CARE 835101 H88
460 BLUE HILL AVE TOUCH OF CLASS HAIR SALON 723106 H91
4668 BLUE HILL AVE CLINTON'S MARKET SMALL GROCERY 541 H89
466 BLUE HILL AVE NDC OF GROVE HALL COMM. DEVEL. CORP. 864110 H90
466 BLUE HILL AVE DEPENDABLE TRANSPORT ??? ??? H90
466 BLUE HILL AVE CMC COMMUNITY GROUP 864110 H90
466 BLUE HILL AVE BLACK COMMUNITY INFORMATION COMMUNITY GROUP 864110 H90
466 BLUE HILL AVE LITTLE REAL ESTATE REAL ESTATE 653118 H90
466 BLUE HILL AVE TRANSITION OF BOSTON HUMAN SERVICES 83 H90
468 BLUE HILL AVE ANGELO'S PIZZA PIZZA PARLOR 5812 H40
477 481 BLUE HILL AVE GROVE HALL CONVENIENT MARKET VARIETY STORE 541 H46
478 480 BLUE HILL AVE MA DIXON'S DINER EATING PLACE 5812 H47
483 487 BLUE HILL AVE ERNEST SCOTT INSURANCE INSURANCE AGENT 6411 H49
489 BLUE HILL AVE CENTURY LIQUORS ALCOHOL/RETAIL 5921 H50
491 BLUE HILL AVE DEL MAR CLEANER DRY CLEANERS 721201 H52
493 BLUE HILL AVE REGGIE'S HAIR WORLD MEN & WOMENS HAIR SALON 723106 H53
8 CHENEY'ST ??? ??? ??? H55
10 GENEVA NAME??? ??? ??? H57
10 GENEVA CAVALIER CRICKET CLUB SOCIAL CLUB 864101 H57
15 GENEVA GROVE HALL AUTO GLASS CAR WINDSHIELDS 7536 H20
35? GENEVA A.C. HANDWASH CAR WASH/ BY HAND 7542 H18
40 GENEVA ALLEN'S AUTO BODY AUTO BODY/REPAIR 7532 H21
41 47 GENEVA NATIONAL AUTO SERVICE CAR REPAIR/TRANSMISSIONS 7537 H22
48 GENEVA CROWN HALL SOCIAL AND RECREATION HALL 79 H23
54 GENEVA DOUBLE J'S TOWING AND REPAIR AUTO REPAIR 7538 H24
58 GENEVA MOSES' GARAGE & SERVICE CENTER CAR MECHANIC 7538 H25
58 GENEVA ALFREDO'S AUTO REPAIR AUTO REPAIR 7538 H26

GENEVA A&M TIRE SHOP/V&L AUTO BODY AUTO REPAIR 7538 H29
636 WARREN LA NEWTON SCHOOL OF BEAUTY HAIR SALON 7231 H31
638 WARREN DENTIST OFFICE DENTIST 802101 H32
645 WARREN US POST OFFICE POST OFFICE 431101 H33

1
1



1
I

Commercial and Institutional Establishments in Grove Hall Commercial Target Area, Core Area Only
Sy Street Address
As of March, 1991

1 Street Address Name of Establishment Type of Establishment SIC Code Form

653 WARREN TAPE CONNECTION ETHNIC JEWLERY, CLOTHES, 533 H37
655 WARREN 24 SEVEN CONVENIENCE STORE 541 H38
657 WARREN RED ISLAND CHINESE RESTAURANT TAKE OUT RESTAURANT 5812 H39
3 WASHINGTON FAX, COPY CENTER, TRANSLATION OFFICE SUPPORT/TRANSLATION 7334 H 16 ·
3A WASHINGTON FIRST INC. INFO. & OUTREACH CENTER 832 H 17
3 WASHINGTON JUSTICE OF THE PEACE 921103 H16
10 WASHINGTON MUHAMMAD'S MOSQUE #11 MUSLIM MOSQUE 8661 HS
24 28 WASHINGTON PRINCE HALL MASONIC TEMPLE SOCIAL HALL 86 H 12
36 WASHINGTON BOSTON FIRE DEPARTMENT FIRE DEPARTMENT 922402 H 13
42 WASHINGTON GROVE HALL BAKERY BAKERY/ETHNIC 546102 H 14
46 56 WASHINGTON BROTHERS SUPERMARKET SPANISH-AMERICAN FOOD 5411 H 15
60 WASHINGTON / 63 GENEVA JEREMIAH BURKE HIGH SCHOOL SCHOOL 821103 H27
36 WILDER / 67 GENEVA BONITA MANAGEMENT COMPANY REAL ESTATE 6531 H28

Total Establishrnents = 59

1
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1
Vacant Commercial Establishments: Grove Hall Core Area

As of March, 1991

Former Name Occupied? 1 Address i

(777) N 642 648 WARREN / 447 BLUE HILL
N 475 BLUE HILL AVE

(777) N 482A 482B BLUE HILL AVE
(777) N 435 441 BLUE HILL AVE
(777) N 44OA BLUE HILL AVE

N 449 BLUE HILL AVE
N 2 4 WASHINGTON

(ACCMODATION REAL ESTATE) N 9 WASHINGTON
(AMERICAN FASHION PL) N 7A WASHINGTON
(BK'S BAR-B-Q) N 422 BLUE HILL AVE
(BROWN MOVERS INC) N 41877 42077 BLUE HILL AVE
(CHEEK·' S ) N 414 416 BLUE HILL AVE
(E.SCOTT INSURANCE) N 473 BLUE HILL AVE
(EL COT MERCADO) N 4127 BLUE HILL AVE
(FASHION GALLERY) N 450 BLUE HILL AVE
(FISHER'S LADIES SHOES) N 446 BLUE HILL AVE
(GROVE HALL LOUNGE) N 470 BLUE HILL AVE / 8 GENEVA
(HERE'S TO YOUR HEALTH) N 434B BLUE HILL AVE
(JUICE & JAZZ) N 434A BLUE HILL AVE
(LAUNDRY WORLD) N 653 WARREN
(LITTLE RICHIES) N 7 WASHINGTON
(MAILBOX RENTALS) 7 653 WARREN
(MEN'S & WOMEN'S FASHION) N 452 BLUE HILL AVE
(MORTON BROTHERS AUTO BODY) N 8 GENEVA
(OPTICIAN) N 476 BLUE HILL AVE / 8 GENEVA
(PARADISE FISH MARKET) N 11 WASHINGTON
(SALAAM SANDWICH SHOP) N 471 BLUE HILL AVE
(YOURS 40 ICE CREAM) N 444 BLUE HILL AVE

1
1
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l
1 Commercial and Institutional Establishments in Codman Square Corrmercial Target Area

By Establishment Name
As of March, 1991

Condit-
Name of Establishment Type of Establishment Street Address Floor tion

2ND CHURCH IN DORCHESTER CHURCH WASHINGTON & TALBOT 1G
A&A COMMUNITY LAUNDROMAT LAUNDROMAT 15 17 NORFOLK 1F
ABC PRINTING AND TYPEWRITER COPIES/PRINTING/FAX/NOTARY 483 487 WASHINGTON 1F
ALEX HEADMASTER'S-1 BARBERING/FADES/FLATTOPS 668 WASHINGTON 1F
ALFRED L. MITCHELL INSURANCE & REAL ESTATE 27 29 NORFOLK 1F
ALLAN SIGNS SIGNS FOR STORES, TRUCKS, ETC 671A WASHINGTON 1F
AMICAL RECORDS RECORDS 23 25 NORFOLK 1F
BANK OF BOSTON BANK 588 592 WASHINGTON 1F
BARTHOLEMEW FAMILY DAY CARE DAY CARE 533 WASHINGTON 2G
BETHEL CHURCH OF GOD CHURCH/7TH DAY ADVENTIST 759 WASHINGTON 1F
BOSTON FIVE BANK 569 571A WASHINGTON 1G
BOSTON GLASS & BOARDING SERV. AUTO & HOME GLASS 551 553 WASHINGTON 1F
BOSTON SLICE SUBS/PIZZA 540 WASHINGTON 1G
C & G AUTO CENTER GAS STATION/REPAIR/TOWING 528 WASHINGTON 1F

CARIBBEAN INTERNATIONAL MOVING/OVERSEAS SHIPPING 481 WASHINGTON 1F
CAJUN JOES FAST FOOD/CHICKEN 505 WASHINGTON 1F

CARL'S SHOE· SERVICE SHOE REPAIR 660 662 WASHINGTON 1G
CARLISLE'S BOUTIQUE CUSTOM MADE CLOTHES/ALTRTNS. 641 641A WASHINGTON 1G
CARROLL CUT RATE PERFUME VARIETY/GIFTS 593 WASHINGTON 1F
CENTURY 21/PETER B. JOHN REAL ESTATE/NOTARY 656 658 WASHINGTON 1F
CHURCH OF GOD OF PROSHECY, INC CHURCH 493 WASHINGTON 1F
CODMAN SQ. REDEMPTION CENTER BOTTLE/CAN RETURN 8 EUCLID 1F
CODMAN SQUARE BAKERY & LIMBO W. INDIAN/AMERICAN RESTAURANT 521 527 WASHINGTON 1F
CODMAN SQUARE CLEANERS DRY CLEANERS/ALTERATIONS 563 WASHINGTON 1F
CODMAN SQUARE HEALTH CENTER HEALTH CLINIC 6 NORFOLK 1 G
COOMAN SQUARE LAUNDRY SELF SERVE LAUNDROMAT 586 WASHINGTON 1F
CODMAN SQUARE LIBRARY PUBLIC LIBRARY 690 WASHINGTON 1F
CODMAN SQUARE MARKET GROCERY/CONVENIENCE 573 WASHINGTON 1F
COURT HOUSE BAKERY BAKERY/PIZZA/SUBS 4998 WASHINGTON 1F
DELVALLE'S GROCERY SMALL GROCERY 710 WASHINGTON 1F
DENISION HOUSE/H.E.L.P., INC. COMMUNITY ORG./HEALTH ED. 533 WASHINGTON 1G
DILORETO & DILORETTO ATTORNEY 582 WASHINGTON 1F
DONALD L. BROWN ATTORNEY ATTORNEY/SPANISH 5018 WASHINGTON 1F
DONUT CHEF SIT DOWN RESTAURANT/DELI/PIZZA 607 WASHINGTON 1F
DORCHESTER HARDWARE HARDWARE/PAINT/LOCKS/ELEC. 583 585 WASHINGTON 1F
DORCHESTER MUNICIPAL COURT COURT 508 512 WASHINGTON 1F
DORCHESTER TEMPLE BAPTIST CHRC CHURCH 10 WELLES 1G
DORCHESTER YMCA YMCA T76 WASHINGTON 1G
FIRE GLAZE OF MASS., INC POLISH FOR CARS/GLASS/JEWELERY 587 WASHINGTON 1F
GLADTIDINGS PENTACOSTAL ASSBLY CHURCH 640 642 WASHINGTON 1G
GREATER BOSTON LEGAL SERVICES LEGAL SERVICES 641 641A WASHINGTON 2 G
H & R BLOCK INCOME TAX PREPARATION 480 WASHINGTON 1F
HEADQUARTERS SALON/CAREFREE CURLS 599 WASHINGTON 1 G
HOME BUILDERS' INSTITUTE CARPENTRY TRAINING PROGRAM 31 33 NORFOLK 1F
HUGHES GLASS CO MIRRORS, TUB ENCLOSURES, PLEXI 19 21 NORFOLK 1F



Commercial and Institutional Establishments in Cocknan Square Commercial Target Area
By Establishment Name
As of March, 1991

Condit-
Name of Establishment Type of Establishment Street Address Floor tion

IBIS INTERNATIONAL TRAVEL CARRIBBEAN TRAVEL AGENT 549 WASHINGTON 1F
IGLESIA DE DIOS PENTACOSTAL CHURCH 675 WASHINGTON 1 P
JORDY'S MENS-BOYS WEAR CLOTHING MENS/BOYS 605 WASHINGTON 1F
JOSEPH JEWELERS WATCHES/JEWELERY REPAIR 666A WASHINGTON 1F
KENTUCKY FRIED CHICKEN FAST FOOD / CHICKEN 465 467 WASHINGTON 1G
KING FURNITURE & GIFTS FURNITURE/FRENCH STYLE 572 578 WASHINGTON 1G
KIT CLARK SENIOR HOUSE/CENTER SENIOR SERVICES/TRANSPORTATION 643 649 WASHINGTON 1G
LA BELLE ANTILLAISE FASHION 587 WASHINGTON 1F
LA PETITE BOUTIQUE CLOTHES 559 561 WASHINGTON 1F
LAWSON BROS. UNISEX HAIR SALON HAIR SALON 482 484 WASHINGTON 1F
LEBRUN TRANSFER CO. INT'L MONEY EXCHANGE / HAITI 663 WASHINGTON 1F
M&M SHEAR ELEGANCE HAIR SALON 501 WASHINGTON 1F
M.A.M. TROPICAL FOODS CONVENIENCE GROCERY/TROPICAL 534 WASHINGTON 1F
MAGGIE'S BOUTIQUE CLOTHING 540 WASHINGTON 1F
MANAGEMENT REALTY CO. REAL ESTATE AGENT 681 683 WASHINGTON 1G
MANNY'S PLACE BAR 316 320 TALBOT 1F
MIKE'S FURNITURE FURNITURE 777 781 WASHINGTON 1P
MOD LIQUORS LIQUOR STORE 571C WASHINGTON 1F

~ NO NAME BEAUTY SALON -WOMEN'S HAIR 664 WASHINGTON 1 F
NORTHSIDE FAMILY SPORTSWEAR CLOTHING, SHOES, SPORTS/CASUAL 601 WASHINGTON 1G
OAKHURST ASSOC. REAL ESTATE REAL ESTATE 661C WASHINGTON 1F
P & R FAMILY STORE LAMB,CONCHMEAT,COWFEET 758 WASHINGTON 1F
PAUL'S IN THE SQUARE BAR W/MUSIC 5718 WASHINGTON 1F
PENNY VIDEOS VIDEO RENTAL 580 WASHINGTON 1F
PETITE CAILLE MARKET MISC./VARIETY/GIFTS/PERFUMES 591 WASHINGTON 1F
PHYSICAL THERAPY & REHAB PHYSICAL THERAPY 348 TALBOT 1F
ROSEDALE GROCERY GROCERY 547 WASHINGTON 1F
ROUSSEL THEODAT INSURANCE INSURANCE/TAX/NOTARY 666 WASHINGTON 1F

SAN CRISTUBAL MARKET MARKET/VARIETY/SPANISH 503A WASHINGTON 1F
RUSTY'S AUTO SCHOOL DRIVING SCHL./HARD TO TEACH 659 WASHINGTON 1F

SELECTION BOUTIQUE CLOTHING 565 WASHINGTON 1F
SEOUL WIGS VARIETY/CLOTHING/ELECTRONICS 597 WASHINGTON 1F
SHIN SHIN DISCOUNT STORE RADIO/TOYS/GAMES/JEWELERY/WIGS 584 WASHINGTON 1F
SPECIALTY CLEANERS DRY CLEANERS 650 654 WASHINGTON 1G
TALBOT MARKET GROCERY/SPANISH/WEST INDIAN 322 TALBOT 1F
TED & TERRY'S MART GROCERY/CONVENIENCE/SUBS 472 WASHINGTON 1F
THE SCOOP ICE CREAM SHOPPE ICE CREAM 499 WASHINGTON 1F
THOMAS J. BENNETT INSURANCE 480 1/2 WASHINGTON 1F
TONY'S AUTO REPAIR CAR SERVICE/INSPECTION 646 648 WASHINGTON 1F
WASHINGTON CAR CARE CENTER AUTO REPAIR/SALES/LEASE 739 745 WASHINGTON 1F
WESTERN UNION CHECKS CASHED/MONEY ORDERS 595 WASHINGTON 1F
WINDSOR CRICKET & SOCIAL CLUB SOCIAL CLUB 327 TALBOT 1F

Total Establishments = 87

1



Commercial and Institutional Establishments in Codman Square Commercial Target Area
By Street Address
As of March, 1991

Street Address Name of Establishment Type of Establishment SIC Code Form

8 EUCLID CODMAN SQ. REDEMPTION CENTER BOTTLE/CAN RETURN 509312 C95
6 NORFOLK CODMAN SGUARE HEALTH CENTER HEALTH CLINIC 801 C88
15 17 NORFOLK A&A COMMUNITY LAUNDROMAT LAUNDROMAT 721501 C102
19 21 NORFOLK HUGHES GLASS CO MIRRORS, TUB ENCLOSURES, PLEXI 523 cloo
23 25 NORFOLK AMICAL RECORDS RECORDS 573501 clol
27 29 NORFOLK ALFRED L. MITCHELL INSURANCE & REAL ESTATE 641112 C99
31 33 NORFOLK HOME BUILDERS' INSTITUTE CARPENTRY TRAINING PROGRAM 833 C98
316 320 TALBOT MANNY'S PLACE BAR 581301 C117
322 TALBOT TALBOT MARKET GROCERY/SPANISH/WEST INDIAN 541105 C118
327 TALBOT WINDSOR CRICKET & SOCIAL CLUB SOCIAL CLUB 861408 C 112
348 TALBOT PHYSICAL THERAPY & REHAB PHYSICAL THERAPY 804918 C120
465 467 WASHINGTON KENTUCKY FRIED CHICKEN FAST FOOD / CHICKEN 581208 C141
472 WASHINGTON TED & TERRY'S MART GROCERY/CONVENIENCE/SUBS 541105 C 167
480 WASHINGTON H & R BLOCK INCOME TAX PREPARATION 729101 C150
480 1/2 WASHINGTON THOMAS J. BENNETT INSURANCE 641112 C151
481 WASHINGTON CARIBBEAN INTERNATIONAL MOVING/OVERSEAS SHIPPING 421401 C 166
482 484 WASHINGTON LAWSON BROS. UNISEX HAIR SALON HAIR SALON 723106 C152
483 487 WASHINGTON ABC PRINTING AND TYPEWRITER COPIES/PRINTING/FAX/NOTARY 275202 C165
493 WASHINGTON CHURCH OF GOD OF PROSHECY, INC CHURCH 866107 C164
4998 WASHINGTON COURT HOUSE BAKERY BAKERY/PIZZA/SUBS 581208 C 161
499 WASHINGTON THE SCOOP ICE CREAM SHOPPE ICE CREAM 581203 C162
5018 WASHINGTON DONALD L. BROWN ATTORNEY ATTORNEY/SPANISH 811103 C153
501 WASHINGTON M & M SHEAR ELEGANCE HAIR SALON 723106 C160
503A WASHINGTON SAN CRISTUBAL MARKET MARKET/VARIETY/SPANISH 541105 C155
505 WASHINGTON CAJUN JOES FAST FOOD/CHICKEN 581208 C 156
508 512 WASHINGTON DORCHESTER MUNICIPAL COURT COURT ' 912101 C149
521 527 WASHINGTON CODMAN SQUARE BAKERY & LIMBO W. INDIAN/AMERICAN RESTAURANT 581208 C159
528 WASHINGTON C & G AUTO CENTER GAS STATION/REPAIR/TOWING 554101 C44
533 WASHINGTON DENISION HOUSE/H.E.L.P., INC. COMMUNITY ORG./HEALTH ED. 864110 C32
533 WASHINGTON BARTHOLEMEW FAMILY DAY CARE DAY CARE 835101 C32
534 WASHINGTON M.A.M. TROPICAL FOODS CONVENIENCE GROCERY/TROPICAL 541 C45
540 WASHINGTON MAGGIE'S BOUTIQUE CLOTHING 562 C46
540 WASHINGTON BOSTON SLICE SUBS/PIZZA 5812 C47
547 WASHINGTON ROSEDALE GROCERY GROCERY 541 C49
549 WASHINGTON IBIS INTERNATIONAL TRAVEL CARRIBBEAN TRAVEL AGENT 472402 C50
551 553 WASHINGTON BOSTON GLASS & BOARDING SERV. AUTO & HOME GLASS 523110 C51
559 561 WASHINGTON LA PETITE BOUTIQUE CLOTHES 562 C33
563 WASHINGTON CODMAN SBUARE CLEANERS DRY CLEANERS/ALTERATIONS 721201 C52
565 WASHINGTON SELECTION BOUTIQUE CLOTHING 565101 C 169
569 571A WASHINGTON BOSTON FIVE BANK 602101 C13
571C WASHINGTON MOD LIQUORS LIQUOR STORE 592102 C173
5718 WASHINGTON PAUL'S IN THE SQUARE BAR W/MUSIC 581301 C 174
572 578 WASHINGTON KING FURNITURE & GIFTS FURNITURE/FRENCH STYLE 571216 C171
573 WASHINGTON CODMAN SQUARE MARKET GROCERY/CONVENIENCE 541105 C172
580 WASHINGTON PENNY VIDEOS VIDEO RENTAL 784 C170
582 WASHINGTON DILORETO & DILORETTO ATTORNEY 811103 C6



1 Corrmercial and Institutional Establishments in Codman Square Commercial Target Area
By Street Address
As of March, 1991

Street Address Name of Establishment Type of Establishment SIC Code Form

583 585 WASHINGTON DORCHESTER HARDWARE HARDWARE/PAINT/LOCKS/ELEC. 525104 clo
584 WASHINGTON SHIN SHIN DISCOUNT STORE RADIO/TOYS/GAMES/JEWELERY/WIGS 533 c7
586 WASHINGTON CODMAN SQUARE LAUNDRY SELF SERVE LAUNDROMAT 721501 C8
587 WASHINGTON LA BELLE ANTILLAISE FASHION 562 C25
587 WASHINGTON FIRE GLAZE OF MASS., INC POLISH FOR CARS/GLASS/JEWELERY 347103 C26

1 
588 592 WASHINGTON BANK OF BOSTON BANK 602101 c9
591 WASHINGTON PETITE CAILLE MARKET MISC./VARIETY/GIFTS/PERFUMES 533 C24
593 WASHINGTON CARROLL CUT RATE PERFUME VARIETY/GIFTS 533 C23
595 WASHINGTON WESTERN UNION CHECKS CASHED/MONEY ORDERS 609903 C22
597 WASHINGTON SEOUL WIGS VARIETY/CLOTHING/ELECTRONICS 533 C21
599 WASHINGTON HEADQUARTERS SALON/CAREFREE CURLS 723106 C20
601 WASHINGTON NORTHSIDE FAMILY SPORTSWEAR CLOTHING, SHOES, SPORTS/CASUAL 565 C19
605 WASHINGTON JORDY'S MENS-BOYS WEAR CLOTHING MENS/BOYS 561 C 18
607 WASHINGTON DONUT CHEF SIT DOWN RESTAURANT/DELI/PIZZA 581208 C17
640 642 WASHINGTON GLADTIDINGS PENTACOSTAL ASSBLY CHURCH 866107 C5
641 641A WASHINGTON CARLISLE'S BOUTIQUE CUSTOM MADE CLOTHES/ALTRTNS. 569919 C41
641 641A WASHINGTON GREATER BOSTON LEGAL SERVICES LEGAL SERVICES 8111 C41
643 649 WASHINGTON KIT CLARK SENIOR HOUSE/CENTER SENIOR SERVICES/TRANSPORTATION 864110 C40
646 648 WASHINGTON TONY'S AUTO REPAIR CAR SERVICE/INSPECTION 7538 C4
650 654 WASHINGTON SPECIALTY CLEANERS DRY CLEANERS 7219 C3
656 658 WASHINGTON CENTURY 21/PETER B. JOHN REAL ESTATE/NOTARY 653 C27
659 WASHINGTON RUSTY'S AUTO SCHOOL DRIVING SCHL./HARD TO TEACH 829902 C36
660 662 WASHINGTON CARL'S SHOE SERVICE SHOE REPAIR 725102 C2
661C WASHINGTON OAKHURST ASSOC. REAL ESTATE REAL ESTATE 653108 C148
663 WASHINGTON LEBRUN TRANSFER CO. INT'L MONEY EXCHANGE / HAITI 609 C87
664 WASHINGTON NO NAME BEAUTY SALON -WOMEN'S HAIR 723106 Cl
666 WASHINGTON ROUSSEL THEODAT INSURANCE INSURANCE/TAX/NOTARY 641112 C14
666A WASHINGTON JOSEPH JEWELERS WATCHES/JEWELERY REPAIR 594409 C15
668 WASHINGTON ALEX HEADMASTER'S-1 BARBERING/FADES/FLATTOPS 723106 C 16
671A WASHINGTON ALLAN SIGNS SIGNS FOR STORES, TRUCKS, ETC 399302 C 146
675 WASHINGTON IGLESIA DE DIOS PENTACOSTAL CHURCH 866107 C144
681 683 WASHINGTON MANAGEMENT REALTY CO. REAL ESTATE AGENT 653108 C142
690 WASHINGTON CODMAN SQUARE LIBRARY PUBLIC LIBRARY 823101 C131
710 WASHINGTON DELVALLE'S GROCERY SMALL GROCERY 541105 C129
739 745 WASHINGTON WASHINGTON CAR CARE CENTER AUTO REPAIR/SALES/LEASE 554101 C68
758 WASHINGTON P & R FAMILY STORE LAMB,CONCHMEAT,COWFEET 541105 C121
759 WASHINGTON BETHEL CHURCH OF GOD CHURCH/7TH DAY ADVENTIST 866107 C71
776 WASHINGTON DORCHESTER YMCA YMCA 832222 C137
777 781 WASHINGTON MIKE'S FURNITURE FURNITURE 571216 C132

WASHINGTON & TALBOT 2ND CHURCH IN DORCHESTER CHURCH 866107 C90
10 WELLES DORCHESTER TEMPLE BAPTIST CHRC CHURCH 866107 C74

Total Establishments = 87



Vacant Commercial Establishments: Codman Square

As of March, 1991

Former Name Occupied? 1 Address t

(777) N 657 WASHINGTON
N 651 WASHINGTON

(777) N 719 WASHINGTON
N 702 WASHINGTON
N 344 346 TALBOT

(BETHLEHEM APOSTOLIC FAITH) 7 746 WASHINGTON
(CARRIBBEAN MARKET) N 558 WASHINGTON
(CODMAN FISH MARKET) N 560A WASHINGTON
(CODMAN SQUARE MINI-MART) N 653 655 WASHINGTON
(CODMAN SQUARE PROF. BLDG) N 340 342 TALBOT
(EL VOLCAN RESTAURANT) N 766 WASHINGTON
(EQUALITY PAPER SUPPLIES) N 286 292 TALBOT
(FASHIONETTE BEAUTY SALON) N 282 284 TALBOT
(GABRIEL'S VARIETY STORE) N 762 764 WASHINGTON
(HEDGEWOOD CONVALESCENT HOME) N 635 639 WASHINGTON
(JESSICA'S BOUTIQUE) N 8 EUCLID
(K & V MECHANICAL) 7 720 WASHINGTON
(MT CALVARY HOLY ASSEMBLY) N 297 TALBOT
(MUSIC STORE RECORDS) N 562 570 WASHINGTON
(NONE YET/NEW DEVELOPMENT) N 624 638 WASHINGTON
(NONE YET/LITHGOW BLDG) N 618A 622 WASHINGTON
(NORFOLK SMOKE SHOP) N SA TALBOT OR WASH
(ORIENTAL HOUSE) N 560 WASHINGTON
(RAMOS SALES) N 554 556 WASHINGTON
(REGIS AUTO BODY) N 305 309 TALBOT
(SUNSHINE QUALITY MEATS) N 503 WASHINGTON
(TNG VARIETY) N 497 WASHINGTON



Appendix C: Vacant Land & Land Use in Grove Hall
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Appendix D: Estimating Neighborhood Population and Income
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Appendix D: Estimating Neighborhood Population and Income

1) Choice of Census Tracts

All of the income and population data are based on census tracts that

surround the two neighborhoods. The tract numbering system changed

between the 1960 and 1970 censuses; the new and old numbers for each are:

Codman Square Grove Hall
Old Tract New Tract Old Tract New Tract
Numbers Numbers Numbers Numbers

t-10 922 u-6a 820
t-8b 923 u-6b 821
x-4a 1005 t-7a 902

t-6 903
For Codman Square the three tracts define a relatively regular square,

about one mile on each side, with the core area of the business district roughly
at the center. For Grove Hall, however, the census tracts are not as neatly
centered around the core area. Future analyses may wish to include tract 901

(old number t-7b) which lies to the southeast of the core of the business
district. The convenient aspect of the four tracts we chose, which are skewed

to the north of the core area, is that they currently have a population almost
exactly the same as that of the Codman Square tracts, making for easier
comparisons.

2) Calculating Population, Race and Ethnicity

Population data were obtained for the years 1940 through 1980 from the

Census of Population for the Boston SMSA for each respective decade. For

1990 advance data were obtained from the Census Bureau library.

It is important to note that on the population trend graphs that follow, race

is defined strictly as white, Black, Asian, and other. People of Hispanic

ethnicity may be of any race. The solid line thus indicates the percentage of

the district that is not white, and may include some but not all people of
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Hispanic origin. In the pie charts for 1990, however, people of Hispanic

ethnicity are listed separately.

3) Calculating Income

The graphs of median family income for 1949 to 1989 contain actual data

as reported for the relevant census tracts for 1959, 1969 and 1979, while the
two endpoints (1949 and 1989) are estimated. For 1949 the census did not

report family income, only the sum of family and unrelated individuals.
Family income was estimated as a constant percentage of the total for families

and unrelated individuals, based on the 1959 data.
For 1956 to 1979, the census reports the median family income for each

tract, but it is impossible exactly to calculate the median for the group of tracts
taken together. The average of the medians is therefore used.

For 1989 it was necessary to estimate the degree to which local incomes

had grown since 1979, as the 1989 data are not yet available. For each tract a

low and a high estimate were calculated. Growth rates were determined by

comparing 1979 data from the census with 1987 data from the Current
Population Reports P-60 series, and then extending these trends for two more

years. Unfortunately the current population reports are not specific to the
Boston, much less to the actual neighborhoods in question. For more details

on the methodology employed, please refer to the paper entitled "Estimating

Local Income and Understanding Business District Composition." The results

were:
Mean

1989 Estimates Median Family Income Household Income
Grove Hall 15,713 - 19,267 18,369 - 21,610
Codman Square 23,694- 26,513 26,117 - 30,725
Boston 30,591 na
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1
Dramatic Decrease in Population and

Change in Racial Composition
Population (Thousands) Percent Black, Asian, Nat. Am.
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Racial and Ethnic Composition in 1990
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Median Family Income in 1989 Dollars
Grove Hall & Codman Square Versus Boston
Thousands
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