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Introduction

The Borough of Etna is undertaking a multi-faceted effort to revitalize its
downtown commercial district. This includes working with Town Center
Associates on Main Street initiatives as well as with Palo Alto Partners on
the recently-completed Upper Floor Re-Use Study that examined strategies

for improving downtown properties with vacant upper floors.

The Borough has recently retained Urban Partners to assist with the current
revitalization planning in the downtown area. Acknowledging the other
ongoing initiatives, this effort focuses on rehabilitating properties with
vacant and underutilized ground-floor commercial spaces along Etna’s
primary downtown corridor — Butler Street. Of particular focus is the 323-

399 block (see Map 1).
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The scope of work for this project involves several components that will
collectively assist the Borough with addressing ground-floor vacancies and
revitalizing key downtown buildings. The first task is this Base Economic
Opportunities report. It includes an evaluation of property characteristics on
the 323-399 block of Butler Street, both physical and economic, as well as
a retail market assessment.

Physical characteristics identified include building ground floor sizes and
current uses. Economic characteristics include any recent sales, current
rents, current market values of the properties, and property ownership,
highlighting specific patterns such as multiple buildings with a single owner.

The retail market assessment has been conducted to understand the
demand and opportunities for commercial ground-floor uses — particularly
retail and restaurants — appropriate for downtown Etna that could occupy
existing vacant and underutilized storefronts on Butler Street and
encourage an active mixed-use environment.

A later phase will involve prioritizing properties identified as critical for
revitalizing downtown Etna, and an action plan for facilitating the
rehabilitation of these properties.
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Physical Property Characteristics

The buildings in downtown Etna constituting the 323-399 block of Butler
Street exist in a variety of sizes and heights, with both commercial and
residential uses occupying the ground floors (see Table 1).

Table 1. Ground Floor Physical Characteristics and Uses — 323-399 block of Butler Street
' e L . _ ~ Ground - 4
: ; . . _ : Floor . #of
Address : -Street = . GroundFloorUse .. .. . Business Classification =~ Size (SF} : Floors

323 | Butler St. | Vacant Lot N/A N/A N/A
327 | Butler St. | Vacant Lot N/A N/A N/A
329 | Butler St. | Vacant Lot N/A (For Sale) N/A N/A
330 | Butler St. | Residential N/A 800 3
332 | Butler St. | Residential N/A 800 K]
Vacant {former Ogrodnik-Hahn Funeral
331-333 | Butler St. | Home) N/A (Under Agreement) 3,500 3
335 | Butler St. | Etna Post Office Post Office 2,200 1
337 | Butler St. | Vacant N/A 1,500 3
338 | Butler St. | Jester's Court Tattoo Studio 900 2
339 | Butler St. | Three in One Clothing Thrift Store 1,000 3
340 | Butler St. | Offices Business Equipment Supply 900 2
341 | Butler St. | Vacant N/A (Recently Sold) 1,000 3
342-344 | Butler St. | Etna Coin Dealer Coin Dealer/Gift Shop 900 2
343 [ Butler St. | GWC Vape Shop Vape/Smoke Store (Recently Sold) 1,000 3
345 | Butler St. | Vacant N/A (Under Agreement) 1,000 3
346 | Butler St. | Winschel Hardware ' ~ | Hardware Store 1,800 3
347 | Butler St. | Vacant (formerly Stumpf's Meats) N/A (Under Agreement) 900 3
350 | Butler St. | Cop Out Pierogies/Charles Catering Limited-Service Restaurant 1,300 1
351 | Butler St. | Residential N/A 1,400 3
352 | Butler St. | Pollak's Candies Candy Store 1,500 2
363 | Butler St. | Best Little Hair House in Pittsburgh Hair Salon 1,000 3
354 | Butler St. | Vestibule N/A 1,500 2
355 | Butler St. | Martin R. Productions Professional Services - Photography 600 2
367 | Butler St. | The Lost and Found Box Antique Store 600 2
358 | Butler St. | Vacant N/A 1,800 3
360 | Butler St. | Vacant N/A 1,000 3
363 | Butler St. | 1.D. Labs Gallery and Recording Studio 1,800 2
364 | Butler St. | Vacant N/A 900 3
366 | Butler St. | Hong Kong Taste Limited-Service Restaurant 900 3
367 | Butler St. | Vacant N/A 1,000 2
368-370 | Butler St. | Matshner, John R., Public Accountant Professional Services - Accounting 1,100 3
369 | Butler St. | Nova Dental Association Professional Services - Dental 1,500 2
372 | Butler St. | Quickhatch Coffee Shop 900 3
374 | Butler St. | Ranalli's Hair Shop Hair Salon 800 2
376 | Butler St. | Amato's Pizza Limited-Service Restaurant 1,500 3
378 | Butler St. | Residential N/A 1,300 3
381 | Butler St. | Vacant (Former PNC Bank) N/A (Recently Sold) 3,700 1
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Table 1, cont. Ground Floor Physical Characteristics and Uses — 323-399 block of Butl

-Address . Street . . GroundFloorUse  _Business Classification . Size (SF) :Floors

382 | Butler St. | Residential N/A 1,700 3

" 384 | Butler St. | City Gourmet Catering Service 800 3

388 | Butler St. | Reneski Replications Art Production 4,900 1

392 | Butler St. | Residential N/A 2,300 2

394-396 | Butler St. | Big Mike's Tavem Bar 1,600 3

399 | Butler St. | Storage/Miscellaneous & Parking Lot N/A (Under Agreement) 1,200 1
Building Sizes

Ground floor building sizes range from approximately 4,900 SF at 388
Butler Street - home of Reneski Replications - to just 600 SF at 355 and
357 Butler Street, occupied by Martin R. Productions and the Lost and
Found Box, respectively. The second and third largest ground floor spaces
are currently vacant. Those are the former PNC bank of approximately
3,700 SF and the former Ogrodnik-Hahn Funeral Home of approximately
3,500 SF. The largest ground floor space occupied by a retailer is the 1,800
SF Winschel Hardware store at 346 Butler Street. Though some of these
larger spaces exist, more than half (58%) of buildings in the 323-399 block
of Butler Street have ground floors in the range of 1,000 to 1,800 SF.
Another 29% are under 1,000 SF.

Building Heights

Table 1 identifies the building heights on the 323-399 block of Butler Street,
which range from one to three stories. The majority of buildings — 55% -
contain three stories, while another 32% have two stories. The two largest
buildings on the block — Reneski Replications and the former PNC bank -
are both single-story and located across the street from one another. There
is a total of five single-story buildings on the 323-399 block.

Ground Floor Uses & Vacancies

Uses occupying the ground floors of these buildings are varied as well, as
shown in Table 1. Twelve of the storefronts are vacant, including the
vestibule at 354 Butler Street, as well as the former gas station, which is
only occasionally used and currently under agreement. These vacancies
comprise approximately 19,000 SF of space, or 33% of the ground floor
square footage on the block. In addition, there are three vacant lots.

Another six buildings, comprising 15% of the space, have residential uses
on the ground floor. The one institutional use on the block is the Etna post
office. The remaining 48% is occupied by commercial uses. Of these 23
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commercial spaces, 14 are retailers. Retailers include three restaurants (all
limited-service, an antique store, a bar, candy store, coffee shop, gift shop,
two hair salons, a hardware store, thrift store, and tobacco/vape shop.

Three new food-related businesses are anticipated to join the block in the
future. The former funeral home, currently under agreement, is slated to
become a new coffee shop, while the three vacant parcels next door are
expected to become a new microbrewery housed in a new-construction
building. Negotiations have also been taking place for a restaurant to
occupy the former PNC bank building, also under agreement. If these two
existing spaces indeed become occupied by new restaurants, the amount
of vacant storefront square footage will be reduced to approximately 12,000
SF, or 21% of the space on the 323-399 block of Butler Street.

The remaining nine businesses are service-oriented, including an art
production business, auto repair shop, business equipment supply
business, caterer, gallery and recording studio, accountant, dentist,
photography studio, and tattoo parlor.

In addition, there are three vacant lots on the 323-399 block — 323, 327,
and 329 Butler Street, which are all contiguous. The former funeral home
owns 329, which was part of its parking lot and driveway. The Etna
Economic Development Corporation owns the vacant lot at 327 Butler
Street.

Downtown Etna Commercial Revitalization - Base Economic Opportunities 5




Economic Property Characteristics

We have also examined the buildings on the 323-399 block of Butler Street
for their economic characteristics, including sales data, current market
values, and rents, as well as ownership patterns (see Table 2).

Sales Data

Table 2 indicates that the purchasing of properties on the 323-399 block of
Butler Street by current owners has occurred over the past seven decades.
The building purchased the earliest by an existing owner is 337 Butler
Street, currently a vacant storefront, which was last sold in 1955. No record
of a sales price exists for this property. A decade later, the former PNC bank
property was sold, also with no record of a sales price. Since then, the
number of properties last sold by decade are as follows:

o 1970s: 4
e 1980s:9
o 1990s: 2
e 2000s:8

e 2010s: 9 (as of November 2017)

The most recent sales occurred in August of 2013. Three properties sold
that year, including 358-360 Butler Street and 364-366 Butler Street on the
same day, both purchased by Archie and Janet Isherwood. The other
property sold in 2013 is home to Cop Out Pierogies. Prior to those sales,
two occurred in 2012 on the same day — 363 (1.D. Labs) and 367 Butler
Street to Eric Dan. In 2011, two sales occurred as well - 341-343 to Archie
and Janet Isherwood, and the building housing Quickhatch coffee shop
(372 Butler Street). As of November 2017, 341-343 just resold to Robert
and Megan Tunon. Several other properties are for sale or currently under
agreement (see below).

Properties for Sale/Under Agreement

As indicated above, several properties on the 323-399 block of Butler Street
are currently for sale or under agreement, most of which are vacant on the
ground floor. These properties offer new uses, new businesses, and new
opportunities for downtown Etna. Current properties for sale include:

) 3}¢333 Butler Street (former Ogrodnik-Hahn Funeral Home) — Vacant
(under agreement) w5 i\ iy Bean
345-347 Butler Street — Vacant (under agreement; 11/27/17 closing)
381 Butler Street ~ Former PNC Bank (recently sold)
388 Butler Street — Currently Reneski Replications v "’ftﬂ nil Aﬂ:”
399 Butler Street — Storage, former auto repair shop (under agreement;
11/19/17 closing)
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Ownership Patterns

Several individuals own multiple properties on the 323-399 block of Butler
Street. Archie and Janet Isherwood had owned the most properties at three,
including 341-343, 358-360, and 364-366 Butler Street. The property at
341-343 just recently sold to new owners. The remaining owners with
multiple properties on the block also own two properties each. They include:

* Brian Reneski: 388 and 392 Butler Street,

e  Eric Dan: 363 and 367 Butler Street,

» Jodie Fine Sheriff: 330 and 332 Butler Street, and

o John Winschel: 342-344 and 346 Butler Street

Market Values

Market values provide an apples-to-apples comparison of what each
property is currently worth. Factors influencing market values include
building size, condition, and location. Table 2 shows that the buildings on
the 323-399 block of Butler Street have varying ranges of value. Current
market values on the block range from $498,800 for the former PNC Bank
building to $29,900 for the currently vacant 367 Butler Street property
connected to |.D. Labs. The median market value among all properties on
the 323-399 block is $76,000.

Current Rents

Although rents on the 323-399 block are generally not available for most
properties (and therefore not listed in Table 2), we have been able to gather
information on rents through discussions with property owners and
commercial realtors. For ground floor retail space, rents in downtown Etna
typically range from about $10 to $15 per SF. For example, according to a
realtor, the asking rent for 345 Butler Street is $12 per SF. However, rents
outside this range exist as well, mostly below. The former home of Stumpf's
Meats - 347 Butler Street - is asking $7 per SF, while the rent for 343 Butler
Street is just $6 per SF.

Downtown Etna Commercial Revitalization - Base Economic Opportunities 8




Retail Market Assessment

Urban Partners conducted a retail market analysis to characterize the
performance of existing retailers in and around downtown Etna, as well as
to identify gaps and opportunities for the potential development of new
retailing along the 323-399 block of Butler Street. To examine the entire
range of potentially feasible retailers for this part of downtown Etna, we
have defined three retail trade areas centered on the intersection of Butler
Street and Freeport Street: a 1-mile radius, a 1.5-mile radius, and a 2-mile

radius (see Map 2).

Map 2. Downtown Etna ReE_aiI Trade Area Encompassing 1-, 1.5-, and 2-Mile Radii
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Source: Environics Analytics

The one-mile radius covers the Borough of Etna in its entirety, as well as
the western portion of Sharpsburg Borough, northern part of the
Lawrenceville neighborhood, and small portions of Shaler and O’Hara
Townships. Residents of the 1-mile trade area are likely to travel outside
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this area for many purchases in most categories of goods and services. The
exception would be for the most routine daily purchases (convenience
stores; dry cleaners, etc.), where customers will tend to remain very close
to their residences. This 1-mile area includes mainly locally-owned retailers
as well as a limited number of chain stores.

As a comparative measure, we also examined the 1.5- and 2-mile radii. The
1.5-mile radius covers almost all of Sharpsburg Borough, a much larger
portion of the Lawrenceville neighborhood and its boutique shops (as well
as a portion of Highland Park, including the Pittsburgh Zoo), and larger
portions of Shaler and O'Hara Townships. More chain stores are found in
this area as well, such as the Kmart and Shop ‘n Save on Route 8.

The 2-mile radius includes all of Millvale’s downtown as well as all of
Sharpsburg and the western portion of Aspinwall Borough, but not the
Waterworks Mall. It also extends farther into Pittsburgh — almost to 40t
Street and Children’s Hospital in Lawrenceville - as well as halfway into
Shaler Township. Most of the western half of O'Hara Township is included
as the two-mile radius extends into a small portion of Fox Chapel Borough.

Retail Supply

For this retail market analysis, we are focused chiefly on retail stores
engaged in seling merchandise for personal and/or household
consumption and on establishments that render services incidental to the
sale of these goods. All retail establishments in the area were classified by
type of business according to the principal lines of merchandise sold and
the usual trade designation. In general, this classification follows the
numeric system established for both government and industry practice -
the NAICS.

The term ‘retail store sales” in this analysis includes sales by
establishments that are normally found in pedestrian-oriented retail
shopping areas. This definition excludes the sales of automobile
dealerships and repair facilities, service stations, fuel oil dealers, and non-
store retailing. Banks and other financial establishments are also excluded
from this assessment because banking activities — deposits, loans, efc. -
cannot be added to sales volume data for other types of retail
establishments.

Retail Demand

Consumer shopping patterns vary depending on the types of goods being
purchased. For convenience goods purchased frequently, such as
groceries, drugs, and prepared foods, shoppers typically make purchases
at stores close to their home or place of work. For larger-ticket, rarely

Downtown Etna Commercial Revitalization - Base Economic Opportunities 10




purchased items — such as automobiles, electronics and large appliances
~ shoppers may travel anywhere within the metropolitan area or beyond to
obtain the right item at the right price. For apparel, household furnishings,
and other shopping goods, consumers generally establish shopping
patterns between these two extremes, trading at a number of shopping
areas within a 30-minute commute of their homes.

In analyzing the retail market demand within a portion of a larger
metropolitan area, these behavioral observations translate into a series of
analytical rules-of-thumb:

o Shopping for community-serving goods and services is generally
confined to the immediate trade area.

o Expenditures made at full-service restaurants will occur chiefly within
the immediate trade area, but some restaurant expenditures made by
the trade area population will be lost to established restaurants located
outside the immediate trade area. Similarly, some restaurant sales
occurring in the immediate trade area will be attracted from residents
who live elsewhere in the region.

o Expenditures made by immediate trade area residents for shopping
good items (department stores, apparel, and most specialty goods) will
more likely occur within the area, but a substantial proportion of these
sales will occur outside the area. Similarly, significant sales will be
attracted from residents outside the immediate trade area to any large,
well-known stores located within the trade area.

o Specific high-quality stores within the inmediate trade area may attract
significant clientele from well beyond the trade area for highly-targeted,
single destination trips for specialized purchases.

Supply and Demand Characteristics

In this section, we compare the current supply and demand for all retail
goods and services by residents of these three trade areas. To determine
the supply and demand, we acquired information about the retail spending
behavior of market study area residents from the Environics Analytics
company. Table 3 outlines the supply and demand characteristics of the
three trade areas examined.

According to this information about the retail spending behavior of market
study area residents as compiled by Environics Analytics, stores within the
1-mile trade area sell more than $62.2 million worth of retail goods
annually, while that trade area's population spends approximately $131.3
million on retail goods annually. This retail spending includes:

Downtown Etna Commercial Revitalization - Base Economic Opportunities 11




$29.9 million in Food and Beverage Stores,

$23.0 million in General Merchandise Stores,

$21.1 million in Eating and Drinking Establishments,
$16.2 million in Building Material and Garden Stores,
$11.3 million in Health and Personal Care Stores,

$8.7 million in Clothing and Accessories Stores,

$6.2 million in Miscellaneous Store Retailers,

$4.2 million in Furniture and Home Furnishings Stores,
$3.7 million in Auto Parts Stores,

$3.7 miliion in Sporting Goods, Hobby, and Book Stores, and
$3.4 million in Electronics and Appliance Stores.

By comparison, stores within the 1.5-mile trade area sell more than $132.1
million worth of retail goods annually, while that trade area's population
spends approximately $293.5 million on retail goods annually. This retail
spending includes:

$66.2 million in Food and Beverage Stores,

$51.4 million in General Merchandise Stores,

$46.8 million in Eating and Drinking Establishments,
$36.6 million in Building Material and Garden Stores,
$25.4 million in Health and Personal Care Stores,
$19.8 million in Clothing and Accessories Stores,
$13.5 million in Miscellaneous Store Retailers,

$9.5 million in Furniture and Home Furnishings Stores,
$8.4 million in Sporting Goods, Hobby, and Book Stores,
$8.3 million in Auto Parts Stores, and

$7.7 million in Electronics and Appliance Stores.

Downtown Etna Commercial Revitalization - Base Economic Opportunities 12
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Finally, stores within the 2-mile trade area sell more than $204.5 million
worth of retail goods annually, while that trade area's population spends
approximately $491.4 million on retail goods annually. This retail spending
includes:

$110.6 million in Food and Beverage Stores,

$85.9 million in General Merchandise Stores,

$78.9 million in Eating and Drinking Establishments,
$60.6 million in Building Material and Garden Stores,
$42.1 million in Health and Personal Care Stores,
$33.6 million in Clothing and Accessories Stores,

$22.5 million in Miscellaneous Store Retailers,

$16.0 million in Furniture and Home Furnishings Stores,
$14.4 million in Sporting Goods, Hobby, and Book Stores,
$13.9 million in Auto Parts Stores.

$13.0 million in Electronics and Appliance Stores, and

Retail Market Potential

A comparison of retail supply and demand for the trade areas (shown in
Table 1 above) reveals the retail surplus or gap/potential for additional retail
in each trade area that is currently missing and being met elsewhere in the
region. This analysis shows that there is a $69 million opportunity gap - or
surplus in retail demand — within the one-mile radius that is compounded at
the 1.5- and 2-mile radii, increasing to $132 million and $205 million
respectively. This means that even at the 2-mile radius, substantial retail
spending is leaking to outside this area, occurring for the majority of retail
categories. This indicates significant opportunity for retail expansion in
Etna.

However, within the context of downtown Etna and specifically the 323-399
block, only certain opportunities are likely to be appropriate for the block
because of the size of its building stock and physical spaces. For example,
at the 1-mile radius, an opportunity exists for a nursery/garden center and
small supermarket, but downtown Etna could not accommodate these
larger uses given its smaller scale. Therefore, considering its physical
constraints, recommended opportunities specific to the 323-399 block of
Butler Street include:

Restaurants

The most significant retail opportunity for downtown Etna is restaurants,
including full-service (those with wait staff) and limited service (those with
only counter service and/or take-out). Depending on their popularity and
success, full-service restaurants can cater to a local population while also
serving a much greater region as well. According to the Environics Analytics

Downtown Etna Commercial Revitalization - Base Economic Opportunities 15




data, the gap in restaurants in the one-mile trade area totals $9.5 million,
including a $6 million gap in full-service restaurants, and a $3.5 million gap
in limited-service restaurants. This excess demand could support more than
17,000 SF of additional sit-down restaurant space - including restaurants
with a bar theme, such as a pub, micro-brewery, and/or distillery - and
almost 10,000 SF of limited-service restaurant space. Assuming a typical
restaurant size of about 3,000 SF, this could translate to 9 new restaurants
for downtown Etna, creating the potential for several new restaurants on
the 323-399 block of Butler Street.

Considering the prospect of three new restaurants in downtown Etna, up to
40 to 50% of the $9.5 million (27,000 SF) in total restaurant opportunity
could be captured once they open for business. However, there will still be
a significant opportunity for additional restaurants, both full- and limited-
service. The new attention being focused on downtown Etna resulting from
these new restaurants could provide momentum for attracting the remaining
unmet demand for additional restaurants. We should note that the gap in
full-service restaurant supply grows to more than $16 million at the 1.5-mile
radius and $28 million at the 2-mile radius.

Gifts & Jewelry Niche

The Environics data suggests that $702,000 in "gift, novelty, and souvenir
stores" expenditures are leaking from the 1-mile trade area annually. At the
1.5-mile radius this doubles to $1.5 million, though slightly more oriented to
gifts. This leakage can support 3,000 SF in gift shops. The 1-mile radius
trade area is also experiencing leakage of $742,000 in jewelry store
expenditures, which could support a 2,000 SF store. A small cluster of such
store types could be a good opportunity for downtown Etna.

Clothing & Shoe Stores

Despite limited opportunities for the expansion of several categories of
clothing at the 1-mile radius trade area level, the supply of family clothing
stores within this trade area is not satisfying the significant demand. The
data suggests a gap of more than $3.5 million, which could support about
12,000 SF of store space. This gap grows to $13.7 million at the 2-mile
radius.

Opportunity exists for additional related stores in the "shoe stores” category
as well. The Environics data identifies $2.1 million in expenditures leaking
from the 1-mile radius trade area, amounting to about 4,000 SF of additional
store space.

Pharmacy/Drug Store

The data suggests a $14.3 million gap in the supply of pharmacies/drug
stores at the 1-mile radius level, sufficient to support a new 12,000 SF store.
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While there is a Rite Aid in Shaler Plaza, about a mile from the 323-399
block of Butler Street, the closest CVS is beyond even the 2-mile radius —
a distance at which the gap in pharmacy/drug store supply grows to $28.2
miflion.

Overall Retail Potential

Combined, the strongest near-term retail opportunities for capturing unmet
needs at the Etna 1-mile radius trade area that are appropriate for the 323-
399 block of Butler Street include:

¢ 17,000 SF in full-service restaurants (including approximately 9,000 SF
in proposed new restaurants);

¢ 10,000 SF in limited-service restaurants;

o A 3,000 SF gift shop and 2,000 SF jewelry store;

o 12,000 SF in family clothing store space and 4,000 SF in shoe stores;
and

e A 12,000 SF drug store.

Together, these opportunities could add about 60,000 SF of retailing to
downtown Etna, including the 323-399 block of Butler Street. Aside from a
new drug store that would likely require a new building, these retail
opportunities are more than sufficient to fill the existing 19,000 SF of vacant
storefront space on the block.
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