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PROJECT ADDRESS

•	 10 MALCOLM X BOULEVARD, ROXBURY, MA

EXISTING

•	 10 MALCOLM X BOULEVARD
	• 3 STORY COMMERCIAL BUILDING TO REMAIN

	• ~35,000 SF EXISTING COMMERCIAL SPACE

PROPOSED

•	 20 MALCOLM X BOULEVARD
	• 6 STORY RESIDENTIAL BUILDING

	• 111 RENTAL UNITS

	• 1,850 SF COMMERCIAL SPACE

•	 70 DUDLEY STREET
	• 3 STORY RESIDENTIAL BUILDING

	• 12 HOME-OWNERSHIP UNITS

•	 THIRTY THREE (33) INDOOR PARKING SPACES

•	 NINETEEN (19) AT-GRADE PARKING SPACES

PROJECT OVERVIEW
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SANBORN MAP - 1915

CHANGE TO INFRUSTRUCTURE, DENSITY AND USE
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CREATION OF SURFACE PARKING AND NEW ENTRY TO 10 MALCOLM X

SITE SITE

RELOCATED 
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SITE SURVEY : 1998 SITE PLAN : 2000



LOOKING NORTH ALONG DUDLEY STREET

LOOKING SOUTH TOWARDS EXISTING BUILDING FROM MALCOLM X BOULEVARD LOOKING NORTHWEST FROM JUSTICE EDWARD O. GOURDIN VETERANS MEMORIAL PARK

LOOKING EAST ACROSS EXISTING PARKING AT SITE
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EXISTING COMMERCIAL BUILDING TO REMAIN



EXISTING SURFACE PARKING FACING  NORTHWEST TOWARDS DUDLEY STREETEXISTING SURFACE PARKING FACING  EAST TOWARDS EXISTING BUILDING

EXISTING SURFACE PARKING FACING  NORTHWEST TOWARDS MALCOLM X BOULEVARD EXISTING SURFACE PARKING FACING  SOUTH TOWARDS DUDLEY STREET

EXISTING SURFACE PARKING

10 MALCOLM X  BLV D     |      TR A X /  S V+PAR TNERS /  caste    cap ital     |      June 26,  2025     |      11



 

 
 

HIGHLAND PARK 
ARCHITECTURAL CONSERVATION DISTRICT 

 
BOSTON LANDMARKS COMMISSION  

STUDY REPORT 
 
 

 
 
 

 
 

 
Petition #38 

Boston Landmarks Commission 
Environment Department 

City of Boston 
www.boston.gov/landmarks    

10 MALCOLM X  BLV D     |      TR A X /  S V+PAR TNERS /  caste    cap ital     |      June 26,  2025     |      12

“The HPACD... provides an unusually comprehensive range of 
architectural types and styles from the colonial period onward; 
the neighborhood also stands out for the number of different 

groups of people who together have made it their home”

 
found in architectural forms and aesthetic details, structures, street patterns, and streetscapes in 
the way they make legible the record of specific cultural presences, social arrangements, and 
historical legacies that constitute a distinctive section of the city. Specific standards and criteria 
(see section 8.0) shall be adopted for the HPACD to:  
 

• Preserve and prevent the demolition of buildings that contribute to the character of the 
district or the distinctive configuration of its streetscapes;  

• Protect and enhance the unique character of the quality of this environment, specifically 
with regard to public view corridors, parks, open space, and streetscapes; and 

• Encourage new construction and infill development that is compatible with the goals of the 
district to preserve and/or enhance its character-defining aspects. This is not to preclude 
different types of structures, but rather to establish that what new developments arise will 
support the environment that is being protected by these guidelines 

Summary  

The Highland Park Study Committee has concluded that the proposed Highland Park Architectural 
Conservation District (HPACD) has a significant presence of features and improvements that are 
important for their historic, social, cultural, architectural and aesthetic significance for the following 
reasons:  
 
The Highland Park District is historically significant because it is the location of numerous events 
and sites that are important to the social and cultural history of the Native population, and to the 
social, cultural, and military history of the people of Roxbury and the city of Boston; the 
Commonwealth of Massachusetts; and the United States. Highland Park was also home to important 
historical figures including developer Alvah Kittredge, abolitionist William Lloyd Garrison, author 
Edward Everett Hale, architects Nathaniel J. Bradlee and Richard Bond, and filmmaker and producer 
Henry Hampton. The contributing buildings and open spaces of Highland Park help to illustrate the 
history of these historically significant events and actors. 
 
The district is socially significant as a location in which truly diverse groups have made their homes 
side by side. Rather than representing a single focus of significance, the many representatives of 
different social groups have produced a rich fabric of many styles of dwelling mixed together with 
places of worship and some places of business. The passage of time has contributed to the variety 
that characterizes this area through the loss and removal of certain structures that are nonetheless 
memorialized in certain contextual vestiges that carry forward those old configurations. The 

“ INTENT OF THE DISTRICT”, PAGE 2

HIGHLAND PARK ARCHITECTURAL CONSERVATION DISTRICT  
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8.2 LEVELS OF REVIEW

1.	 FULL DEMOLITION (NOT APPLICABLE)

2.	 PARTIAL DEMOLITION (NOT APPLICABLE)

3.	 MAJOR ARCHITECTURAL ALTERATION (NOT APPLICABLE)

4.	 MAJOR LANDSCAPE ALTERATION (APPLICABLE)

5.	 NEW CONSTRUCTION (APPLICABLE)

6.	 SUBSTANTIVE INCREMENTAL CHANGES AS DEEMED BY THE COMMISSION (NOT APPLICABLE)

A.   ACTIVITIES REQUIRING AN APPLICATION AND FULL COMMISSION REVIEW: 
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8.3 STANDARDS AND CRITERIA

MAJOR LANDSCAPE ALTERATION (APPLICABLE)
B. LANDSCAPE ELEMENTS

THE PROJECT WILL :

 
Regulations are available at the offices of the Boston Landmarks Commission and online 
at the Highland Park district webpage, which can be found by visiting 
www.boston.gov/landmarks. The District Commission will review the evidence and 
make a finding as to whether substantial hardship would result from failure to issue a 
Certificate of Exemption. 
 

B. Landscape Elements 

Intent 
1. The intent of the landscape standards is to preserve the overall natural and human-

made landscape features that define the character of Highland Park, including trees, 
stone outcroppings, historic walls, historic gate posts, boundary markers, and green 
spaces. 

Commission Review 
2. Contributing trees shall be protected from adjacent construction activity. 
3. Contributing trees should be retained. A contributing tree is defined as alive; 

culturally relevant, contextually significant, and/or environmentally significant; and 
not a threat to public safety. On a case-by-case basis, a report from an arborist may 
be required for any mature tree that is proposed to be removed. 

4. When removal of a contributing tree is necessary, it shall be replaced with another 
tree that is a non-invasive or native species. Refer to the most up-to-date version of 
the City of Boston Tree Canopy Ordinance for further requirements. 

5. Changes in landforms or topography shall preserve the historic relationships 
between buildings and landscape features. 

6. Stone outcroppings or exposed ledges shall not be removed or altered. 
7. Historic stone walls, gateposts, and boundary markers shall not be removed or 

altered except in limited cases where replacement is required. Historic stone walls 
should be restored whenever possible. 

8. Modifications to historic walls may be allowed in certain cases where there is an 
overriding necessity for the property owner to create an access point. Stones 
removed from walls due to modifications should be retained within the property 
whenever possible; when this is not possible, historic stones should be offered to 
other property owners within the district. 
 

C. Architectural Alterations 

•	PROTECT CONTRIBUTING TREES FROM CONSTRUCTION ACTIVITY 

•	RETAIN CONTRIBUTING TREES TO THE MAXIMUM EXTENT FEASIBLE 

•	REPLACE REMOVED  CONTRIBUTING TREES WITH TREE CANOPY ORDINANCE COMPLIANT PLANTINGS 

•	DESIGN LANDSCAPE TO REFLECT HISTORIC RELATIONSHIP BETWEEN BUILDINGS AND OPEN SPACE

•	LIMIT MODIFICATION TO EXISTING STONE WALL TO ALLOW FOR OPEN SPACE AND LIFE SAFETY 
ACCESS TO THE REAR OF 20 MALCOLM X. ALL STONE TO BE RETAINED AND RE-USED ON SITE.
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PROPOSED TREE CANOPY - FUTURE CONDITIONS

  T R EE  C AN O PY  -  10 Y E AR S  INS TALLED10 Malcolm X Blvd  |
BOSTON,  MA

10

10 MALCOLM X BLVD

20 MALCOLM X BLVD

70
DUDLEY STREE T

 PROPOSED -  INSTALLED 10 YEARS

 ~12” / YEAR FOR CANOPY TREES
BASED ON AVER AGE GROW TH OF RED MAPLE

PROPOSED TREES WILL CONSIST OF A VARIE T Y  
OF NATIVE CANOPY AND ORNAMENTAL SPECIES, 
CREATING CANOPY DIVERSIT Y IN SUPPORT OF 
THE CIT Y OF BOSTON URBAN FOREST PL AN 
AND PROVIDING HABITAT FOR WILDLIFE AND 
POLLINATORS .  

NOTE: 

~ 6” /  YEAR FOR ORNAMENTAL TREES
BASED ON AVER AGE GROW TH OF DOGWOOD

TREE CANOPY PROJEC TION

20 OF 33 EXISTING TREES REPLACED
(NO STREE T TREES REMOVED)

(INCLUDES 10  NEW STREE T TREES)

13 EXISTING TREES TO BE PRESERVED

 NET GAIN: 74 TOTAL 
94 NEW TREES PROPOSED

PROPOSED TREE REPLACEMENT

329 INCHES PROPOSED ADDITION  

 NET GAIN: 116 CALIPER 

213 INCHES OF PROPOSED REMOVAL 

CALIPER INCHES

  T R EE  C AN O PY  -  E XIS T ING10 Malcolm X Blvd  |
BOSTON,  MA

9

EXISTING TREE TO BE 
REMOVED

EXISTING TREE TO REMAIN

LEGEND

  EXISTING

EXISTING TREE 
TO BE REMOVED

EXISTING TREE 
TO REMAIN
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SHARED PUBLIC PLAZA

MALCOLM X BOULEVARD PLAZA AERIAL VIEW
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SHARED PUBLIC PLAZA

PUBLIC PLAZA 
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STONE WALL AT OPEN SPACE AMENITY

PUBLIC PLAZA 
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8.3 STANDARDS AND CRITERIA

NEW CONSTRUCTION (APPLICABLE)
E. NEW CONSTRUCTION
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81 

 
District (as identified in Section 8.4) shall be retained and preserved. 

3. Full or partial demolition shall not destroy buildings or architectural elements which 
contribute to the historic character of the district. 

4. Demolition of buildings shall be reviewed on an individual, case-by-case basis, 
considering the building’s contribution to and enhancement of the District, and also 
considering the physical and/or architectural elements of what is proposed to 
replace the existing building, but not the proposed use.  

5. Demolition shall only be considered as the first stage of construction. 
 

E. New Construction 

Intent 
1. The intent of the new construction standards is to encourage construction that is 

sympathetic or compatible with the goals of the district to preserve and/or enhance 
the character-defining aspects of it. The purpose of the district is not to inhibit 
innovative design or lock new buildings into patterns that simply replicate historical 
forms.  

Commission Review 
2. Each new project shall be required to demonstrate through a written description 

and/or a presentation the manner by which it enhances and/or (more rarely) 
preserves the significant features of the district in their social, political, historical, 
aesthetic, or architectural dimensions. 

3. New construction shall be compatible with the goals of the district to preserve 
and/or enhance the character-defining aspects of it. This is not to preclude 
different types of structures, but rather to establish that what new developments 
arise will support the environment that is being protected by these guidelines.  

4. Generally, the height of new construction shall respect certain standards of scale in 
order to maintain the District’s special qualities including overall building height and 
massing. 

5. New construction shall provide setbacks and space between nearby buildings that 
preserves and/or enhances existing relationships in conformity with the district 
intentions. In most cases these will be approximately equal to the setbacks and space 
between buildings of similar scale, context, and type that are adjacent to it. 

6. New construction that is proposed for vacant lots or open green space shall be 
reviewed by the commission, as the placement and disposition of empty lots 
constitutes a rhythm of spaces and buildings that is a character-defining feature of 
the district.  

7. City-owned open green spaces should remain unbuilt if they contribute to the 
character of the district (as defined in section 8.4) or improve quality of life for local 
residents.  

8. Current and future community gardens, urban wilds, and urban farms shall remain 
unbuilt. This includes but is not limited to the Allan Crite Garden, the Cedar Street 
Garden I and II, the Centre Place Garden, the Edward L. Cooper Community Garden 

PROJECT WILL :

•	ENHANCE SIGNIFICANT FEATURES OF THE DISTRICT :   
SOCIAL, POLITICAL, HISTORICAL, AESTHETIC

•	PROVIDE HEIGHT AND MASSING RESPECTFUL OF THE SCALE OF THE DISTRICT 

•	PROVIDE SETBACKS AND SPACE BETWEEN BUILDINGS THAT ENHANCE AND/OR PRESERVE EXISTING 
RELATIONSHIPS 

•	REPLACE PRIVATE SURFACE PARKING AREA WITH INFILL DEVELOPMENT WITHOUT DISPLACEMENT

•	RELATE TO THE NEIGHBORHOOD CHARACTER 
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Architectural details include door and window surrounds, scrollwork, bargeboards, cornice 
brackets, porch balusters, shingle patterns, and brick details. These details cultivate variety and 
visual interest within the district and create a sense of connection to the styles and craftsmanship of 
the past. Just as much, however, this neighborhood is characterized by the innovative ways in which 
structures have been freely adapted, often without architects and in informal ways. Extra stories 
have been added, new windows, and often sometimes experimental structures added such as 
greenhouses, certain outbuildings, and the like. These are all evidence of later ways of making do 
with existing building stock that could be turned to new purposes, often in very individual and 
singular ways. Conservation of this culture of making do, or even dreaming, with these structures 
and their challenges - as well as the opportunities they give - is essential, and to undo all those 
modifications would be to erase the physical signs of a long tenure of many different people here.  

 

Setbacks   

Throughout Highland Park, few buildings have a footprint that extends to the sidewalk. Single-family 
and multi-family buildings are generally located near street edges, but most have at least enough 
setback for a front garden between the building and the sidewalk or street edge. The area of setback 
is typically planted with grass, shrubs, flowers, or trees, increasing the amount of green vegetation 
in the neighborhood (Figure 43). 

Complete Streets

NEIGHBORHOOD MAIN STREET
FROM BOSTON COMPLETE STREETS GUIDELINES 
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Neighborhood Main Street
Similar to Downtown Mixed-Use streets, these streets are 
also characterized by high volumes of pedestrian activity and 
a mix of uses along the sidewalk. The overall scale though 
is smaller than Downtown Strees, with typically narrower 
sidewalks such as those on Dorchester Avenue in Dorchester 
and along Centre and South Streets in Jamaica Plain. The 
focus is on providing access to the many entrances of small 
businesses lining the street. The Greenscape/Furnishing Zone 
should be as generous as possible and flexible in order to 
accommodate holiday events, farmers’ markets, street fairs, 
and other community gatherings.

Neighborhood Connector
Neighborhood Connectors balance the needs of people 
passing through with those who live and work along the 
street. Regularly spaced trees and lighting in the Greenscape/
Furnishing Zone provide unifying elements on long streets con-
necting neighborhoods such as Hyde Park Avenue. This type 
of street can have a relatively high volume of pedestrians and 
often includes transit routes. The Greenscape/Furnishing Zone 
is a critical buffer between pedestrians and high volume traffic, 
and can also provide opportunities for stormwater treatment 
and air pollution mitigation, especially with new tree plantings.
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are critically important considerations whenever preservation work is contemplated. Inappropriate 
changes to historic features can undermine the historical and architectural significance of the 
resource, sometimes irreparably. 

Below is a list that identifies the physical elements that contribute to the unique character of the 
District. The items listed in this section should be considered important aspects of the District and 
changes to them should be approved by Commissioners only after careful consideration. Because of 
the variety in the District, this list is not exhaustive, and sections 1-5 of the report are to be 
considered additional detailed enumeration (again non-exhaustive) of the character-defining 
features. The goal is for future development to preserve and/or enhance these features, as 
envisioned by the definition of the purposes of Chapter 772 of the Acts of 1975, as amended.  

 

Diversity of building massing and height 

Highland Park contains a diverse array of scales and massing of housing; this provides the 
neighborhood with a range of housing options for individuals, couples, and families or housemates. 
Within Highland Park, there are detached single-family homes, two-family dwellings, row houses, 
triple deckers, and larger multi-family buildings (Figure 42). 

The height and massing of buildings in Highland Park varies throughout the neighborhood. 
However, among this diversity of massing and height, most streets have a certain defining rhythm. 

Single-family homes are distributed throughout Highland Park, but they are interspersed with a 
variety of other scales of housing. For example, portions of Fort Avenue, Highland Park Avenue, 
Linwood Square, and Kenilworth Street and other streets are characterized by 4- to 5-story row 
houses. A particularly distinctive series of marble-clad row houses is located on Cedar Street. 
Triple-deckers are found on the south side of Beech Glen Street as well as on Highland Street, 
Lambert Avenue, Lambert Street, Thornton Street, and others. The neighborhood also contains 
larger multi-family structures, such as the Marcus Garvey Gardens which is a 7-story affordable 
housing complex located at 44 John Eliot Square. This variety of housing scales and types is  
important to the neighborhood’s diversity because it accommodates a range of family sizes and 
provides units for the elderly and low-income residents. 

With the exception of row houses, there is separation between many of the residential buildings in 
Highland Park that allows for a variety of side yard, driveway, and alley configurations. These spaces 
provide more access to light, air circulation, and views. 

 

FIGURE 42
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With the exception of row houses, there is separation between many of the residential buildings in 
Highland Park that allows for a variety of side yard, driveway, and alley configurations. These spaces 
provide more access to light, air circulation, and views. 

 

 
Figure 42: Highland Park is characterized by a variety of residential building types and scales, as seen here on 
Kenilworth Street. 

 

Diversity of architectural styles and periods 

Highland Park is notable for its diversity of architectural styles and periods that illustrate a cross-
section of architectural history, yet it is even more notable for the way in which these styles have 
been freely adapted and altered to suit the purposes and lifestyles of various groups who have 
inhabited them. External features such as fire escapes and new entries for basement apartments are 
physical records of the way these structures have been changed from their original designs to suit 
later needs. These are the types of features that reflect the evolution of the neighborhood. The 
vernacular adaptations that have been made to a building over time are part of its history and should 
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upper levels are in fact a defining feature that could be retained in future work on the property, as it 
is the lack of those elements that is the physical manifestation of the choices historically manifest in 
how the structure is occupied.  

Highland Park’s rich architectural fabric contains a range of building types and styles that span from 
the time of the Revolutionary War until today. Single-family houses represent popular eighteenth 
through late nineteenth century architectural styles, including Georgian, Federal, Greek Revival, 
Gothic Revival, Italianate, Second Empire, Queen Anne, and Shingle Style. Multiple-family houses are 
generally built in popular late nineteenth through early twentieth century architectural styles like 
Second Empire, Queen Anne, Colonial Revival, and Classical Revival. With a few exceptions (notably 
the Dillaway-Thomas House, the First Church in Roxbury, and Ionic Hall), non-residential buildings 
in the district generally date to the last quarter of the nineteenth century and the first quarter of the 
twentieth century and are constructed in a variety of popular styles including Italianate, Second 
Empire, and Gothic Revival. In addition, the Christ Temple Church of Personal Experience on 
Kenilworth Street is a notable example of mid-twentieth century Modern architecture from 1967 
(see Figure 24). This church represents the direct outward expression of a charismatic preacher who 
founded the denomination and chose this style to embody his new mission atop the foundations of 
the old Puritan structure that was altogether different. That this modern building operates in 
conjunction with a surviving wing of the original church is also a characteristic feature to be 
retained; the blending of styles and the way they express certain habits of creating institutions from 
buildings that were already at hand and required adaptive conjunction with new additions is a key 
feature of the district to retain.  

 

Architectural materiality and detailing  

The buildings of Highland Park that were constructed between the eighteenth and mid-twentieth 
centuries are generally notable for the quality of their traditional building materials and the 
attention to detail in their construction. Many buildings retain their original materials and details. 
High-quality materials commonly found in the district include brick, wood, stone, and slate. 
Architectural details include door and window surrounds, scrollwork, bargeboards, cornice 
brackets, porch balusters, shingle patterns, and brick details. These details cultivate variety and 
visual interest within the district and create a sense of connection to the styles and craftsmanship of 
the past. Just as much, however, this neighborhood is characterized by the innovative ways in which 
structures have been freely adapted, often without architects and in informal ways. Extra stories 
have been added, new windows, and often sometimes experimental structures added such as 
greenhouses, certain outbuildings, and the like. These are all evidence of later ways of making do 
with existing building stock that could be turned to new purposes, often in very individual and 
singular ways. Conservation of this culture of making do, or even dreaming, with these structures 
and their challenges - as well as the opportunities they give - is essential, and to undo all those 
modifications would be to erase the physical signs of a long tenure of many different people here.  

 

Setbacks   

Throughout Highland Park, few buildings have a footprint that extends to the sidewalk. Single-family 
and multi-family buildings are generally located near street edges, but most have at least enough 
setback for a front garden between the building and the sidewalk or street edge. The area of setback 
is typically planted with grass, shrubs, flowers, or trees, increasing the amount of green vegetation 
in the neighborhood (Figure 43). 

HIGHLAND PARK STANDARDS AND CRITERIA, PAGE 85
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Thank You!
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