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HIGHLAND PARK NEIGHBORHOOD BOUNDARY & PROJECT SITE

1 ELMWOOD ST.

 

 
Final study report April 29, 2022 
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Figure 1: Highland Park Architectural Conservation District proposed boundary 

HPACD BOUNDARY
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ELEVATIONS OF EXISTING BUILDING
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HISTORIC MAPS

1873 Roxbury Hopkins Atlas

1935 Roxbury Bromley Atlas

1884 Roxbury Bromley Atlas

1969 Metro Boston Aerial

1895 Roxbury Bromley Atlas

Ownership Change
Signs of Alteration Ownership Change

Ownership Change
Signs of AlterationOwnership Change

Ownership Change
North Building Demolished
Corner Storefront Addition

New Exterior Siding
Roof Alteration

1971 Boston Campus Site Plan

1906 Roxbury Bromley Atlas

1995 Boston BWSC map

1915 Roxbury Bromley Atlas

2011 Statewide MA Aerial
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BUILDING FOOTPRINT WAS HEAVILY ALTERED IN 1937

1935 Roxbury Bromley Atlas 1969 Metro Boston Aerial

Ownership Change
North Building Demolished
Corner Storefront Addition
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1937 VS 2023 
PHOTO COMPARISON

1937 19372024 2024

Source: 
Ellen F. O'Connor Collection; "Home of the Claus family, corner of Roxbury and Elmwood St. remodeling for 
the Pioneer grocerty store" https://www.digitalcommonwealth.org/search?f%5Bsubject_geographic_
sim%5D%5B%5D=Former+site+of+the+Claus+residence+and+the+Pioneer+grocery+store%2C+Roxbury%2C+Mass.

Elmwood St. Elmwood St.

Roxbury St. Roxbury St.

Roxbury St.

Roxbury St.Roxbury St.
Roxbury St.

Elmwood St.
Elmwood St.

The current building does not resemble the original structure from 
the 1800s—part of the brick wall built in 1937 remains.

The overall shape, cladding material, and windows were all changed.
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1937 2024

Elmwood St.
Elmwood St.

Roxbury St.
Roxbury St.

Source: 
Ellen F. O'Connor Collection; "Home of the Claus family, corner of Roxbury and Elmwood St. remodeling for the Pioneer grocerty store" 
https://www.digitalcommonwealth.org/search?f%5Bsubject_geographic_sim%5D%5B%5D=Former+site+of+the+Claus+residence+and+the+Pioneer+grocery+store%2C+Roxbury%2C+Mass.

1937 VS 2023 
PHOTO COMPARISON

Altered Roofline

Cladding Material Changed

Different Windows

1937 Addition

Trees Removed
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1937 VS 2023 
PHOTO COMPARISON

Elmwood St. Elmwood St.

Altered Fence
Different Material

Different Windows

1937 Addition

Altered RooflineCladding Material Changed

Trees Removed



TRIPLE W 
DEVELOPMENT 
WEST WORK

1 ELMWOOD ST 15
—
49

*Please see the Disclosure Statement at the end of document

1937 2024

Source: 
Ellen F. O'Connor Collection; "Home of the Claus family, corner of Roxbury and Elmwood St. remodeling for the Pioneer grocerty store" 
https://www.digitalcommonwealth.org/search?f%5Bsubject_geographic_sim%5D%5B%5D=Former+site+of+the+Claus+residence+and+the+Pioneer+grocery+store%2C+Roxbury%2C+Mass.

1937 VS 2023 
PHOTO COMPARISON

Roxbury St. Roxbury St.



TRIPLE W 
DEVELOPMENT 
WEST WORK

1 ELMWOOD ST 16
—
49

*Please see the Disclosure Statement at the end of document

1937 2024

Source: 
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Roxbury St. Roxbury St.

Different Windows

1937 Addition

Altered Roofline

Cladding Material Changed

Trees Removed

Altered Fence
Different Material
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OUTDATED CLADDING CONDITION
PHOTOS TAKEN ON 04/11/2022

Outdated Exterior Condition

The building’s exterior conditions 
exhibit failing materials: outdated 
siding, soffits, and trim damages.



TRIPLE W 
DEVELOPMENT 
WEST WORK

1 ELMWOOD ST 18
—
49

*Please see the Disclosure Statement at the end of document

INTERIOR

Under-sized structural members Under-sized structural members
Poor insulation: 
Outside is visible from roof attic

Interior Stairs
Risers and treads are 
not to current building code Interior water damage
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ELEMENTS TO PRESERVE

Q.  What can we learn?
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1  CONTEXT + HISTORY

2  HPACD RESEARCH FINDINGS

3  PROPOSAL

MEETING AGENDA
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HPACD STUDY REPORT

 

 
 

HIGHLAND PARK 
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Environment Department 

City of Boston 
www.boston.gov/landmarks    
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REFERENCE BUILDINGS

1. 50 - 70 Highland Street
(ACD Historically Significant)

4. 67 - 77 Highland Street
(ACD Historically Significant)

2. 288-300 Roxbury Street
(ACD Historically Significant)

3. 286 Roxbury Street
(Adjacent Building)
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REFERENCE BUILDING 1: 50 - 70 HIGHLAND ST. (1899 - 1900)

NOTE: This building is listed as architecturally significant in the HPNC study report under "3.4.4. Apartment Houses"

1. BASE - MIDDLE - TOP &  CORNICE 2. MATERIAL & COLOR CHANGE + WINDOWS

CORNICE

TOP

MIDDLE

BASE

The entryway is defined 
by the material change 
from white painted 
brick to brown tiles.

The window sizes 
follow a 1:2 ratio,
double hung windows 
with decorative lintels

1

2

The facade is broken down to three 
componants: base, middle, and top

The decorative brick corbelling 
breaks the facade.

The cornice crowns the 
top of the building.
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3. NEUTRAL TONE BRICK

REFERENCE BUILDING 2: 288 - 300 ROXBURY ST. (CA. 1895-1906, BOS.12658)

NOTE: This building is directly across the Roxbury Street, and listed as architecturally significant in the HPNC study report.

The window sizes 
follow a 1:2 ratio, double 
hung windows with lintels

A subtle brick pattern 
change breaks the monolith-
ic pattern of the flat facade. 

1

2

4. BRICK PATTERN CHANGE

5. SIDEWALK PAVEMENT MATERIAL

Concrete pavements are used to 
enhance accessibility, and brick 
pavers are used for coherence.
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REFERENCE BUILDING 3: 286 ROXBURY ST.

NOTE: This building is directly across the Roxbury Street from the project site.

6. CORNER FACADE MATERIAL CHANGE + HORIZONTAL DIVIDERS

The material chang-
es from brick to rubble 
stone on the corner. 
The rubble stone covers 
the full height of the first 
floor. 

Base, Middle, and Top defined by 
the Horizontal Masonry element 
and decorative brick corbels.
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REFERENCE BUILDING 4: 67 - 77 HIGHLAND ST. (1897, BOS.12035)

7. CORNER BRICKWORK + WINDOWS

The window sizes 
follow a 1:2 ratio, double 
hung windows with lintels

Material Accent

1

2

NOTE: This building is listed as architecturally significant in the HPNC study report under "3.4.4. Apartment Houses"
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ELEMENTS TO PRESERVE

A.  What did we learn?

>  Importance of Preserving the Active Streets

>  Bring Back the Trees

>  Strong Reading of the Base Middle and Top

>  Material Characteristic

>  Preserving the Window Characteristics
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1  CONTEXT + HISTORY

2  HPACD RESEARCH FINDINGS

3  PROPOSAL

MEETING AGENDA
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A LOCAL BASED TEAM WITH 
STRONG ROOTS WITHIN THE COMMUNITY
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46

05

PROJECT VISION

Program

> 46 Rental Units 
(+1 owner-occupied)

> Compact Living Pilot Program
(micro studios & 2br units)

> Corner Commercial / Retail Space

> Additional Tenant Amenities
(Bike storage, co-working, roof deck, 
gym, flex rooms)

Community Benefits

> Increased Affordability  
(Required 6 units @ 90% AMI — 
Provided 7 units @ 80% AMI)

> Increased Public Space  
(new trees, landscape, bike parking, 
street furniture, safer layout &more 
accessible)

> Minority-led Development
of an underutilized prime corner lot by 
a longstanding community member 
and his family, who intend to own and 
manage the building for generations.

PREVIOUS PROPOSAL

Additional Tenant Amenities

Compact Living + Standard Size

7 Stories + Basement

35,000 SF

Corner Retail Space

Additional Tenant Amenities
(Bike storage, co-working, gym, 
flex rooms, roof deck)

Increased Affordability

Public Realm Improvement

Sustainability Commitment

(Proposed: 7 IDP units (18%) @ 70-100% AMI   
 Required: 5 IDP units (13%) @ 70% AMI)

(Sidewalk expansion, 4 new trees, 
landscape, bike parking, street furniture, 
improved accessibility)

(Designed to Passive-House standards, 
using low carbon materials such as 
Cross Laminated Timber (CLT))

Bluebikes Bike Share Contribution
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REVISED PROPOSAL
RESPONDING TO HPACD COMMENTS

46

05

PROJECT VISION

Program

> 46 Rental Units 
(+1 owner-occupied)

> Compact Living Pilot Program
(micro studios & 2br units)

> Corner Commercial / Retail Space

> Additional Tenant Amenities
(Bike storage, co-working, roof deck, 
gym, flex rooms)

Community Benefits

> Increased Affordability  
(Required 6 units @ 90% AMI — 
Provided 7 units @ 80% AMI)

> Increased Public Space  
(new trees, landscape, bike parking, 
street furniture, safer layout &more 
accessible)

> Minority-led Development
of an underutilized prime corner lot by 
a longstanding community member 
and his family, who intend to own and 
manage the building for generations.

Additional Tenant Amenities

Compact Living + Standard Size

6 Stories (1 Floor + Basement Removed)

26,000 SF (Approx. 30% Reduction)

Corner Retail Space

Additional Tenant Amenities
(Bike storage, co-working, roof deck)

Increased Affordability

Public Realm Improvement

Sustainability Commitment

(Proposed: 7 IDP units (18%) @ 70-100% AMI   
 Required: 5 IDP units (13%) @ 70% AMI)

(Sidewalk expansion, 4 new trees, 
landscape, bike parking, street furniture, 
improved accessibility)

(Designed to Passive-House standards, 
using low carbon materials such as 
Cross Laminated Timber (CLT))

Bluebikes Bike Share Contribution
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REVISED PROPOSAL

PREVIOUS PROPOSAL CURRENT PROPOSAL

7 Floors + Basement
35,000 SF

Corner Retail Store
Passive House

Cross Laminated Timber
Public Realm Improvement

Increased Affordability (18%)
Bluebikes Bike Share Contribution

6 Floors (Reduced 1 Floor & Basement)
26,000 SF (Approx. 30% Reduction)

Corner Retail Store
Passive House

Cross Laminated Timber
Public Realm Improvement

Increased Affordability (18%)
Bluebikes Bike Share Contribution
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TREMONT STREET

ISLAMIC SOCIETY OF BOSTON
CULTURAL CENTER

OPEN SPACE
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OPEN SPACE

SITE

ROXBURY CC

FROM ROXBURY COMMUNITY COLLEGE
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FORT HILL ELEVATION

FORT HILL

FORT HILL

SITE

SITE

SITE

MARCUS GARVEY GARDENS

MARCUS GARVEY GARDENS

SITE

65 FT

65 FT

65 FT

65 FT

6 FLR

7 FLR

7 FLR

6 FLR

30 FT

30 FT

36 FT

36 FT

78 FT
69 FT

50 FT
69 FT

HPACD BOUNDARY

HPACD BOUNDARY
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LIMITED VISIBILITY FROM THE HIGHLAND PARK NEIGHBORHOOD

HPACD BOUNDARY
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VIEW FROM MALCOLM X BLVD.

MALCOLM X BLVD.

1 ELMWOOD ST.

SITE

HPACD BOUNDARY
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GARDNER ST.

ELMWOOD ST.

1 ELMWOOD ST.

SITE

HPACD BOUNDARY

VIEW FROM THE HIGHLAND PARK NEIGHBORHOOD
PHOTO TAKEN ON 8/15/2023
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GARDNER ST.

1 ELMWOOD ST.

SITE

HPACD BOUNDARY

VIEW FROM THE HIGHLAND PARK NEIGHBORHOOD
PHOTO TAKEN ON 8/15/2023
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1 ELMWOOD ST.

GARDNER ST.

CENTRE ST.

SITE

HPACD BOUNDARY

VIEW FROM THE HIGHLAND PARK NEIGHBORHOOD
PHOTO TAKEN ON 8/15/2023
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1 ELMWOOD ST.

ROXBURY ST.

SITE

HPACD BOUNDARY

VIEW FROM THE HIGHLAND PARK NEIGHBORHOOD
PHOTO TAKEN ON 8/15/2023
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1 ELMWOOD ST.

SITE

HPACD BOUNDARY

VIEW FROM THE HIGHLAND PARK NEIGHBORHOOD
PHOTO TAKEN ON 8/15/2023

ROXBURY ST.
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1 ELMWOOD ST.

SITE

HPACD BOUNDARY

VIEW FROM THE HIGHLAND PARK NEIGHBORHOOD
PHOTO TAKEN ON 8/15/2023

ROXBURY ST.
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VIEW FROM THE HIGHLAND PARK NEIGHBORHOOD
PHOTO TAKEN ON 8/15/2023

1 ELMWOOD ST.

SITE

HPACD BOUNDARY
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MATERIAL: TERRACOTTA RAINSCREEN

A terracotta rainscreen system is pro-
posed to continue the neighborhood's 
strong character of stone and masonry 
buildings. 

The material is highly sustainable. It is a 
natural material that has benefits of 
providing sufficient space for necessary 
insulation to meet the passive-house 
requirements. 
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CURRENT CONDITION

SITE

38.5’

37.5’

6’

Elmwood St.

ROXBURY 
COMMUNITY 
COLLEGE

Roxbury St.
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ne
r S

t.

Anita

Terrace

Existing Conditions

The existing intersection 
has been redone 
recently. However, there 
is room for improved 
safety for cars, bikes, and 
pedestrians. Crosswalk 
locations divert 
pedestrians into high-
traffic areas. In addition, 
during the winter, cars 
parked on Gardner 
Street sometimes slide 
down the hill and cause 
accidents at our corner.

1

2

3

4

1

2

3

4
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1184 COLUMBUS AVE
ROXBURY COMMUNITY COLLEGE
MEDIA ARTS CENTER
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ANITA TERRACE

ISLAMIC SOCIETY OF BOSTON
PARKING LOT

ROXBURY ST.
HOUSING

GARDNER ST.
HOUSING

285 ROXBURY ST.
HOUSING

279-281 ROXBURY ST.
HOUSING

GARDNER ST.
HOUSING

DROP OFF & LOADING ZONESTREET PARKING

TRANSFORMER
HATCH TO

BELOW

BUILDING FOOTPRINT

SITE PLAN (01/05/2023)

0 (ft) 10 20 40

N

35’ 
EMERGENCY 
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Streetscape Design

Working with a PLA, 
we came up with a 
preliminary design 
addressing safety, 
accessibility, and 
contextual materials.

Our curb radius ensures 
ease of turning. The 
placement of street 
furniture protects the 
corner from sliding 
cars from Gardner St. 
Crosswalks are now 
at safer locations with 
proper ramps. Finally, 
street trees are placed 
for optimal setback 
requirements and to 
comply with native 
species guidelines. 
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MATERIAL & PLANTS

Sugar Maple (Acer Saccharum)Hackberry (Celtis Occidentalis)Understory PlantsPaving Strategy

> Native Species
> Drought tolerant
> Pollinators

Examples of pavement combinations to both 
ensure accessibility and incorporate contextual 
references.

> Private Property: Yes
> Street Trees: Yes
> Reforestration: Yes (Species, not cultivars)

Based on Boston 2022 Urban Forest Plan

> Private Property: Yes
> Street Trees: Yes
> Reforestration: Yes (Species, not cultivars)

Based on Boston 2022 Urban Forest Plan
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