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AGENDA 

1. Welcome and Introductions 

2. Station Area Context/Background 

• Economic Context – Pam McKinney of Byrne McKinney 

3. Cote Ford Scenarios and Feasibility 

4. Community Open House 

5. Next Steps 
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WELCOME AND INTRODUCTIONS 
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Station Area Planning Topics: 

 Community vision and implementation strategies 

 Context analysis and summary 

 Real estate market analysis and summary 

 Business and housing improvement recommendations 

 Open space improvement recommendations 

 Transit access improvement recommendations 

 Public realm improvement recommendations 

 Development scenarios and urban design guidelines 

 Zoning modifications and implementation 

BLUE HILL/CUMMINS PLANNING 

Focus and priorities further defined with Community Visioning 
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Proposed WAG Meeting Schedule/Topics: 
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September 

Introductions 

Relationship to Corridor Planning 

Station Area Context 

Cote Ford 

October 

Existing Conditions Analysis 

Cote Ford 

Community Visioning Prep 

Community Visioning - December 

January 

Public Realm/Transit Improvements 

Open Space Improvements 

Sustainability 

February 

Summary Vision 

Development Program for Key Sites 

First Draft Approach to Key Sites 

March 

Business District Improvements 

Draft Plan Components 

Community Meeting Prep 

April 

Urban Design Guidelines 

Second Draft Approach to Key Sites 

Evaluation of Vision Relative to Zoning 

Community Open House/Draft Station Area Plan Release 

June 

Open House Review 

Draft Plan 

Next Steps 
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STATION AREA CONTEXT/BACKGROUND  
Blue Hill Avenue / Cummins Highway 

Topic Outline: 

• Review Census Data 

• Refined vacancy/parking analysis 

• Mattapan United survey responses 

• Transit context 

• Real estate/economic context 
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Vacant Parcels 

• 258 out of 2115 parcels are vacant 

(12%) 

• Relatively even distribution of vacant 

parcels, with several large parcels 

along Blue Hill Ave. 

Blue Hill Ave / Cummins Hwy 
Existing Conditions 
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Blue Hill Ave / Cummins 
Existing Conditions 

 Detailed Analysis 

“Soft Sites” –  

• City-owned 

• Vacant 

• Surface Parking 
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Previous Studies and Resources 
• Mattapan United 88 Community Interviews (2012: UMass Boston) 

• Assessment of community concerns: lack of jobs for adults and youth, low 

income/wages, substance abuse, lack of affordable housing, youth violence and gangs, 

recreational activities for youth, obesity and diabetes, education/training opportunities for 

adults 

• Mattapan Economic Development Action Agenda (2006: MEDI) 
• A strategic initiative designed to establish an overall vision, an “action agenda,” and an 

initial implementation plan for the revitalization of Mattapan's commercial districts and 

surrounding neighborhoods 

• Roxbury Mattapan Dorchester (RDM) Transit Needs Study 
• A strategic transportation study – long term strategies include high frequency service on 

Fairmount Indigo Line, DMU’s on Fairmount, self-service fare collection on buses 

  

• Cote Ford Community Planning Workshop (2011: AICP) 

 

BLUE HILL AVE / CUMMINS HWY 
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Previous Studies and Resources 
• Mattapan United 88 Community Interviews (2012: UMass Boston) 
Summary Analysis of All Interviews 
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Previous Studies and Resources 
• Mattapan United 88 Community Interviews (2012: UMass Boston) 
Summary Analysis of All Interviews 
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Real Estate Analysis Introduction 
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• Market Considerations 
Demand Sources Development Potentials 

• Households –> Residential Development 
– Housing typologies, price points and match to resident 

requirements 

• Labor Force - > Commercial and Industrial Development 
– Skills and match employer requirements 

• Employment - > Commercial and Industrial Development 
– Land and building availability and match to business 

requirements  

• Visitation - > Cultural and Institutional Development 
– Visitor types and match to destination requirements 

• Expenditures - > Retail Development 
– Resident, employee, visitor expenditure match to commercial 

types and sale requirements 
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Residential Market Background 
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– Housing Tenure (rental v. home ownership) 
– Housing/Household Type (1-2-3 Br/Multi-3F-2F-SF) 
– Affordability/Financing Sources (Low-Mod-Market) 
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– Merchandise Types(convenience-comparison-F&B) 
– Space Requirements (floor plate-visibility-loading/storage) 
– Affordability (sales-rents-tenant type) 
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– Tenant Types (local service-back office-government) 
– Space Requirements (space size-floor location-parking) 
– Affordability (rents-fit up costs) 
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Industrial Market Background 
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– User Types (industry-lifecycle-labor need) 
– Space Requirements (floor plate-access-parking) 
– Affordability (rents-land costs-building costs) 
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Neighborhood Residential Positioning 
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Neighborhood Commercial and Industrial Positioning 
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Early Real Estate Ideas Directions 
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• Blue Hill/Cummins Highway Station 
– TOD housing 

– Commuter and resident- serving retail 

– Larger format retail 

– Social services/labor force training 
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Site Characteristics 
COTE FORD SITE BACKGROUND 
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2 

6 

1 

3 

(4 parcels) 
5 

(2 parcels) 

4 
(2 parcels) 

Address Owner Land (SF) Bldg  (GSF) 

1 820 Cummins Highway City of Boston 40,166 49,458 

2 30/32 Regis Road City of Boston 56,913 14,250 

3 Regis Road City of Boston 6,250 0 

4 Regis Road Cummins Development Co LLC 12,500 0 

5 Cummins Highway (2 parcels) City of Boston (Assessor’s Data) 16,616 0 

6 Cummins Highway (4 parcels) Cummins Development Co LLC 19,403 0 

TOTAL 151,848 63,708 
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COTE FORD SITE BACKGROUND 

 
Environmental Information 
 

Site Characteristics 
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COTE FORD SITE BACKGROUND 

 

• Purpose – to allow for the development 
of buildings that serve as distinctive 
visual cues to signify the entrance to the 
commercial areas of Mattapan 

• Allows multi-family and elderly housing 
uses 

• Maximum Floor Area Ratio –  

  2.0 (as-of-right)  

  4.0 (with Article 80 Review) 

• Maximum Building Height –  

  45’ (as-of-right) 

   55’ (with Article 80 Review) 

 

Current Zoning 
 Greater Mattapan  

 Neighborhood District 

  Gateway development 
 area overlay district – 
Cummins Highway Gateway Area 

 

Site Characteristics 
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Cote Ford Community Planning Workshop (2011: AICP) 

Community Vision Statements: 

•  A high quality design compatible with the existing neighborhood scale, community and family-oriented with 

multiple purposes, including inter-generational housing and retail 

• Make Mattapan a destination to be proud of with a great mix of housing and retail, a community center 

where youth, senior, and others can socialize, a place to enhance the community, new development that fits 

and reflects the community 

• Create a gateway to the cultures of Mattapan that will capitalize on the multicultural diversity of the 

community. Establish residential development that reflects the character of the existing neighborhood, with 

community-focused business that holistically promotes a healthy lifestyle 

• High Quality development that enhances the neighborhood as a place where someone could raise a family, 

balances gateway and neighborhood character, uses like a nice sit-down restaurant and shops, creates 

retail/mixed use on Cummins and residential on Regis in scale with existing homes, reflect “country living in 

the city” that defines Mattapan 

 

BLUE HILL AVE / CUMMINS HWY 
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Physical Massing Test 

Preliminary Fit Studies 
Scenario 1 

COTE FORD SITE 

 

3 

1 

9 

13 

12 

10 
11 2 

4 

5 

6 
7 

8 
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Preliminary Fit Studies 
Scenario 1 

COTE FORD SITE 

 

Bldg Bldg 
Floor 
Area 
(SF) 

Bldg 
Height 
(Stories; 
FT) 

Bldg 
Total 
Area 
(GSF) 

Active 
Ground 
Floor 
(NSF)  

Office 
(NSF)  

Other 
(Educ.) 
(NSF) 
 

Resident
Units  

Parking 
Provided 
(Spaces) 

FAR 

1 10,700 5; 55’ 53,500 8,000 0 0 36 34 2.17 

2 6,700 5; 55’ 33,500 5,000 0 0 22 20 2.17 

3, 4 
(EACH) 

1,580 2.5, 34’ 3,950 0 0 0 2 2 0.63 

5 7,600 3, 34’ 22,800 0 0 0 19 22 0.74 

6-11 
(EACH) 

1,580 2.5, 34’ 3,950 0 0 0 2 2 0.63 

12 6,700 4; 45’ 26,800 4,000 0 0 17 20 1.61 

13 8,370 4; 45’ 33,480 6,000 0 0 21 24 1.72 

177,980 23,000 0 0 131 136 1.17 

• Active ground floor uses at Station Gateway/Cummins Highway 

• Stand-alone residential – multi-family and 2-family infill 

25 
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COTE FORD SITE 

 

Economic Feasibility 
 

Preliminary Fit Studies 
Scenario 1 
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Preliminary Fit Studies 
Scenario 1 

COTE FORD SITE 

 

• Maximum Floor Area Ratio – 2.0, 
4.0 (with Article 80 Review) 

• Test – FAR 2.17 

• Maximum Building Height – 45’, 
55’ (with Article 80 Review) 

• Test – 55’ 

• Off-Street Parking Required: 

• Residential – 1/dwelling 

• Office/retail – 2/1000 

• Industrial - 0.5/1000 

• Educational - 0.7/1000 

 

Current Zoning 
 Greater Mattapan  

 Neighborhood District 

  Gateway development 
 area overlay district 
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Physical Massing Test 

Preliminary Fit Studies 
Scenario 2 

COTE FORD SITE 

 

2 

1 
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7 

6 
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• Potential educational use *(average 300 students at 100 SF/student, separate gym) 

• Stand-alone residential – multi-family and 2-family infill 

Preliminary Fit Studies 
Scenario 2 

COTE FORD SITE 

 

Bldg Bldg 
Floor 
Area 
(SF) 

Bldg 
Height 
(Stories; 
FT) 

Bldg 
Total 
Area 
(GSF) 

Active 
Ground 
Floor 
(NSF)  

Office 
(NSF ) 

Other 
(Educ.) 
(NSF) 
 

Resident
Units  

Parking 
Provided 
(Spaces) 

FAR 

1 17,500 2; 40’ 35,000 0 0 30,000* 0 24 0.87 

2 19,000 1; 38’ 19,000 0 0 17,000* 0 22 0.33 

3 1,580 2.5, 34’ 3,950 0 0 0 2 2 0.63 

4 1,580 2.5, 34’ 3,950 0 0 0 2 2 0.63 

5 1,580 2.5, 34’ 3,950 0 0 0 2 2 0.63 

6 6,700 4; 45’ 26,800 4,000 0 0 17 20 1.61 

7 8,370 4; 45’ 33,480 6,000 0 0 21 24 1.72 

126,130 10,000 0 37,000 44 96 0.83 

29 
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COTE FORD SITE 

 

Economic Feasibility 
 

Preliminary Fit Studies 
Scenario 2 
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• Benchmarking the size of educational facilities in the City: 

• (New) City on a Hill Charter School, Dudley Square – 30,000 SF 

• Joseph Hurley School, South End – 45,000 SF 

• Ellison/Parks Early Education School, Mattapan – 36,000 SF 

• Boston Teachers Union School, Jamaica Plain – 39,000 SF 

• Mary Lyon Upper School, Brighton – 47,000 SF 

• Boston International HS, Mattapan – 50,000 SF 

• Ludwig van Beethoven Elementary School, West Roxbury – 37,000 SF 

• Boston Adult Technical Academy (BATA), Mattapan – 32,000 SF 

• Dennis Haley Elementary, Roslindale – 38,000 SF 

• Holland Elementary School, Dorchester – 100,000 SF 

• Mattahunt Elementary, Mattapan – 171,000 SF 

Preliminary Fit Studies 
Scenario 2 

COTE FORD SITE 
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Preliminary Fit Studies 
Scenario 2 

COTE FORD SITE 

 

• Maximum Floor Area Ratio – 2.0, 
4.0 (with Article 80 Review) 

• Test – FAR 1.72 

• Maximum Building Height – 45’, 
55’ (with Article 80 Review) 

• Test – 45’ 

• Off-Street Parking Required: 

• Residential – 1/dwelling 

• Office/retail – 2/1000 

• Industrial - 0.5/1000 

• Educational - 0.7/1000 

 

Current Zoning 
 Greater Mattapan  

 Neighborhood District 

  Gateway development 
 area overlay district 
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Physical Massing Test 

Preliminary Fit Studies 
Scenario 3 

COTE FORD SITE 

 

3 

1 
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5 
6 
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Preliminary Fit Studies 
Scenario 3 

COTE FORD SITE 

 

Bldg Bldg 
Floor 
Area 
(SF) 

Bldg 
Height 
(Stories; 
FT) 

Bldg 
Total 
Area 
(GSF) 

Active 
Ground 
Floor 
(NSF)  

Office 
(NSF)  

Other 
(Educ.) 
(NSF) 
 

Resident
Units  

Parking 
Provided 
(Spaces) 

FAR 

1 21,700 9; 95’ 158,700 17,000 0 0 134 92 3.95 

2 13,700 8; 85’ 83,200 0 0 0 70 64 2.71 

3 13,800 7; 75’ 71,400 0 0 0 60 52 2.71 

4,5,6 
(EACH) 

1,580 2.5, 34’ 3,950 0 0 0 2 2 0.63 

7 6,700 4; 45’ 26,800 4,000 0 0 17 20 1.61 

8 8,370 4; 45’ 33,480 6,000 0 0 21 24 1.72 

385,430 27,000 0 0 308 258 2.54 

• Active ground floor uses at Station Gateway/Cummins Highway 

• Multi-family cluster on parking plinthe 
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COTE FORD SITE 

 

Economic Feasibility 
 

Preliminary Fit Studies 
Scenario 3 
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Preliminary Fit Studies 
Scenario 3 

COTE FORD SITE 

 

• Maximum Floor Area Ratio – 2.0, 
4.0 (with Article 80 Review) 

• Test – FAR 3.95 

• Maximum Building Height – 45’, 
55’ (with Article 80 Review) 

• Test – 95’ 

• Off-Street Parking Required: 

• Residential – 1/dwelling 

• Office/retail – 2/1000 

• Industrial - 0.5/1000 

• Educational - 0.7/1000 

 

Current Zoning 
 Greater Mattapan  

 Neighborhood District 

  Gateway development 
 area overlay district 
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Physical Massing Test 

Preliminary Fit Studies 
Scenario 4 

COTE FORD SITE 

 

13 

1 

9 

16 

17 
18 

19 
21 

37 

2 

3 

4 

6 

5 

7 8 

10 
11 

12 

14 
15 

20 

22 

23 
24 



F a i r m o u n t  I n d i g o  
PLANNING INITIATIVE 

The Cecil Group • HDR • Byrne McKinney & Associates • McMahon Associates • Bioengineering • SAS Design • Shook Kelley 

T h e  C e c i l  G r o u p  T e a m  
F a i r m o u n t  I n d i g o  
PLANNING INITIATIVE 

Preliminary Fit Studies 
Scenario 4 

COTE FORD SITE 

 

Bldg Bldg 
Floor 
Area 
(SF) 

Bldg 
Height 
(Stories; 
FT) 

Bldg 
Total 
Area 
(GSF) 

Active 
Ground 
Floor 
(NSF)  

Office 
(NSF)  

Other 
(Educ.) 
(NSF) 
 

Resident 
Units  

Parking 
Provided 
(Spaces) 

FAR 

1 3,280 2; 30’ 6,560 0 0 0 4 0 0.66 

2 thru 19 
(EACH) 

1,580 2.5, 34’ 3,950 0 0 0 2 2 0.63 

20 3,280 2; 30’ 6,560 0 0 0 4 0 0.66 

21 thru 24 
(EACH) 

1,580 2.5, 34’ 3,950 0 0 0 2 2 0.63 

100,020 0 0 0 66 48 0.66 

• 2-family homes to fit with neighborhood context 

• Consistent with underlying zoning (2F-4000, 2F-6000) 
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COTE FORD SITE 

 

Economic Feasibility 
 

Preliminary Fit Studies 
Scenario 4 
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Preliminary Fit Studies 
Scenario 4 

COTE FORD SITE 

 

• Maximum Floor Area Ratio – 0.8,  

• Test – FAR 0.66 

• Maximum Building Height – 35’, 
2.5 stories 

• Test – 2.5 stories, 35’ 

 

Current Zoning 
 Greater Mattapan  

 Neighborhood District 

 2F-4000 

 2F-6000 
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NEXT STEPS 

1. Community Meeting 

 Thursday 12/5 

 5:30 – 8:00pm 

 Mattapan Library 

2. WAG Meeting 

 December Meeting 

 

 



F a i r m o u n t  I n d i g o  
PLANNING INITIATIVE 

The Cecil Group • HDR • Byrne McKinney & Associates • McMahon Associates • Bioengineering • SAS Design • Shook Kelley 

T h e  C e c i l  G r o u p  T e a m  

42 

Community Open House 
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Community Open House 
Agenda 

1. Introductory Presentation 

 Co-chair Welcome 

 Workshop Agenda and Goals 

 Station area Context 

2. Break-out Group Discussions 

 Mapping Issues and Opportunities 

 Station Area Shared Vision 

 

 



F a i r m o u n t  I n d i g o  
PLANNING INITIATIVE 

The Cecil Group • HDR • Byrne McKinney & Associates • McMahon Associates • Bioengineering • SAS Design • Shook Kelley 

T h e  C e c i l  G r o u p  T e a m  

FOUR CORNERS/GENEVA 

Fairmount Indigo 
Planning Initiative 

Blue Hill Ave / Cummins Hwy 
Working Advisory Group 
(WAG) Meeting #2 

 
Tuesday, October 29, 2013 
6:00 – 8:00 PM 
Mattapan Health Center 

The Cecil Group Team 
Prepared by: 

The Cecil Group 
HDR Engineering, Inc.  
Byrne McKinney & Associates, Inc.  
McMahon Associates 
 Bioengineering   
SAS Design, Inc.  
Shook Kelley 

SOUTH STATION 

NEWMARKET 

UPHAM’S CORNER 

COLUMBIA ROAD (P) 

TALBOT AVENUE 

MORTON STREET 

BLUE HILL AVE/CUMMINS HWY (P) 

RIVER STREET (P) 

FAIRMOUNT 

READVILLE 
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