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Project Overview 

 

Two Boston non-profit organizations – St. Francis House (SFH) and the Planning Office for Urban Affairs 

(POUA) and are proposing through a joint venture entity to rehabilitate the Boston Young Men’s Christian 

Union (BYMCU) Building located at 48 Boylston Street in Downtown Boston.     

The mission of SFH is to provide poor and homeless men and women with services, support, and a path to 

productive, healthy, and fulfilling lives by providing nutritious meals, access to medical care, counseling, 

vocational rehabilitation, and transitional housing.  The mission of POUA, a non-profit housing developer 

affiliated with the Roman Catholic Archdiocese of Boston, is to serve as a catalyst for social justice through 

its work in housing development, neighborhood revitalization, and affordable housing advocacy.   

The proposed redevelopment of 48 Boylston will include the rehabilitation of the existing BYMCU 

building into 46 units of affordable housing opportunities for formerly homeless and low-income 

households.  Of the 46 units of housing, 26 units (56%) will be targeted to low-income individuals earning 

less than 30% of AMI, and the remaining units will serve individuals earning up to 60% of AMI.  In 

addition to creating affordable residential units, the redevelopment will re-active the currently vacant 

commercial/retail space on the ground floor of the building with frontage on Boylston Street.  The building 

will also provide office space to allow St. Francis House to relocate its’ administrative functions (currently 

located across the street at 39 Boylston), improving SFH’s ability to offer social service programs at their 

current location.   

The BYMCU building, constructed in 1875 and the most accomplished building in the High Victorian 

Gothic idiom remaining in the Central Business District of Boston, is individually listed on the National 

Register of Historic Places and is a designated Boston Landmark.  The building, which is currently vacant, 

will be rehabilitated in a manner that is consistent with the Secretary of the Interior’s Standards for 

Rehabilitation.  The project received Administrative Approval from the Boston Landmarks Commission on 

August 31st, 2015.  The project is allowed as-of-right under existing zoning regulations.   

The scope of work for the rehabilitation of the Boston Young Men’s Christian Union building includes: 

• Restoration of the exterior masonry, including selective repointing, and selective or in-kind 

replacement. 

• Replacement of the current replacement windows with a historically accurate sash. 

• Renovation of the first floor storefront facing Boylston Street for reuse by a commercial tenant. 

• Repurposing of the gymnasium for use as administrative offices by St. Francis House staff. 

• Renovation of the upper floors, which formerly contained office space, to accommodate 46 

units of affordable housing. 

With the continued revitalization of the Boylston Street, Chinatown, and lower Washington Street 

neighborhood, including the construction of roughly 2,000 units of market-rate housing, there is a critical 

need to expand affordable housing and homeless housing opportunities.  In a neighborhood that has an 

average annual income of $14,000 according to DND, the recent explosion of luxury rental and 

condominium housing does not meet the needs of the current local population; the proposed 48 Boylston 

project will help to fill this gap.   
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Site + Context 

 

The Boston Young Men’s Christian Union is located at 48 Boylston Street, directly across from St. Francis 

House, and less than 500 feet from the Chinatown T Station.  Located in a critically important area of the 

City of Boston – between the Boston Common and the Chinatown community – the BYMCU building has 

an important link to the City’s history.  The building is architecturally significant as a notable example of the 

High Victorian Gothic style in Boston, and it is the most accomplished building in the High Victorian 

Gothic idiom remaining in the Central Business District of Boston.  Vacant for several years, the adaptive 

reuse and renovation of this building will help revitalize this section of Boylston Street while achieving the 

City’s goals of providing additional affordable housing opportunities.  The renovation will be completed in 

accordance with the Secretary of the Interior Standards and will reinvigorate the streetscape to bring the 

recent revival of the area to Tremont Street.  As an historic rehabilitation with a very elaborate façade, the 

work will be performed by a contractor who is experienced in historic rehabilitation work.  

With the continued revitalization of the Boylston Street, Chinatown, and the lower Washington Street 

neighborhood, including the construction of roughly 2,000 units of market-rate and luxury housing, there is 

a critical need to expand affordable housing and homeless housing opportunities in this area.  Our goal is to 

help this area remain vibrant by providing housing options for a diverse group of people, from the local 

Asian community, to lower income men and women who are served by the community but seek 

opportunities for long-term secure housing.  Through the adaptive reuse of this former Boston Young 

Men’s Christian Union building, this development will bring an additional 46 units of much-needed 

affordable housing, while preserving a key structure downtown.   
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Locus Map 
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Massing Diagram 

 

 

48 Boylston Rehabilitation Shown in Green 

Diagram Created By: The Architectural Team 

The Building  

Proposed Unit Mix 

 

Unit Type Square Footage Number of Units 

Studio/ 1 Bath 502 36 

1 Bedroom/ 1 Bath 652 10 

Commercial/Retail 3,826 1 or 2 

Office 9,070 1 

 

Existing Site Photos 

 

The following photographs show the currently vacant building at 48 Boylston Street.  

 



1. Front (north) and side (west) elevations of original 1875 building 2. Front (north) elevation 

3. Front (north) elevation, main entrance detail 4. Front (north) elevation, carved stone lettering above main entrance  
identifying the Union building  



5. Front (north) elevation, storefront entrance 6. Front (north) elevation, storefront detail 

7. Front (north) elevation, second floor window detail 8. Front (north) elevation, fourth and fifth floor window and masonry detail 



9. Side (west) and front (north) elevations 10. Side (west) elevation 

11. Side (west) elevation, storefront detail 12. Side (west) elevation 



13. Side (west) elevation, basement entrances and infilled window 14. Side (west) elevation 

15. Side (west) elevation 16. Rear (south) elevations of 1875 building and 1883 addition, and side  (west)  
elevations of 1911 and 1956 additions  



17. Rear (south) elevation of 1875 building 18. Rear (south) elevation, entrance detail 

19. Rear (south) elevation, entrance detail 20. Rear (south) elevation, glass block window detail with ventilation duct 



21. Rear (south) elevation of 1875 building 22. Rear (south) elevation of 1875 building, and side (west) elevations of 1883  
and 1911 additions 

23. Rear (south) and side (west) elevations of 1883 addition 24. Rear (south) elevation of 1883 addition 



25. Side (west) elevation of 1911 addition 26. Side (west) elevation of 1911 addition, entrance detail  

27. Side (west) elevation of 1956 addition 28. Side (west) and rear (south) elevations of 1956 addition 



29. Rear (south) elevation of 1956 addition 30. Side (east) elevation of 1883 addition 

31. Side (east) elevation of 1883 addition 32. Side (east) elevation of 1883 addition, entrance detail 
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Typical Floorplan 
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Elevations 
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Financing 

 

The total development costs are estimated to be $22.9 million.  The project will be financed using a 

combination of state and federal tax credits, funding from the City of Boston and the State of 

Massachusetts, and other private sources as described below.   

Equity Financing: 

The development team received a Letter of Interest from Bank of America for State and Federal Low 

Income Housing Tax Credits.   

The team submitted an application for Federal Historic Preservation Tax Credits in September 2015. 

The team submitted Massachusetts Historic Rehabilitation Tax Credit application in August 2015.  

Local Funding Commitment:  

The development team received a funding commitment from the City of Boston Department of 

Neighborhood Development in the amount of $1,000,000. 

Construction Financing: 

The development team received a Letter of Interest from Bank of America for construction financing. 

Permanent Financing:  

The development team received a Letter of Interest for permanent financing from Eastern Bank. 

Other Financing Commitments: 

The project received a $500,000 funding commitment from the Federal Home Loan Bank. 

Anticipated Financing Timeline: 

The team will apply for DHCD funding in the spring of 2016, with a projected funding commitment in the 

fall of 2016.  The project will be ready to proceed upon receiving the DHCD funding award. 
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Community Impact 

Community Benefits 

The rehabilitation of 48 Boylston Street would benefit the local community in the following ways: 

Concentrating Development and Mix Uses – The Proposed Development will concentrate development by 

being an adaptive re-use of an existing historic building that is currently vacant, underutilized and not 

contributing to the area.  The Proposed Development will also provide office space for St. Francis House, 

and make available ground floor commercial space for new business ventures that would offer job 

opportunities for people served by SFH.   

Enhancing the St. Francis House’s Ability to Serve clients – St. Francis House will relocate its’ 

administrative functions (now located across the street at 39 Boylston), enabling SFH to create more 

program space at its’ current location, offer expanded social service programs, and welcome more guests 

from the street.  

Advancing Equity – The Proposed Development will provide affordable housing in downtown Boston and 

allow permanent housing opportunities for low-income and formerly homeless households close to job 

centers, thereby supporting employment access and job security that leads to increased equity.  On the 

architectural design side, the Proposed Development will adaptively re-use an historic building.  Finally, the 

Proposed Development meets all affirmative marketing requirements, thereby promoting diversity and 

social equity in the City of Boston.  

Reactivation of a Vacant Building– The redevelopment of this building, which is vacant and underutilized, 

will help reduce a blighting impact in the downtown.  Graffiti will be removed from the facades of the 

building, and the reactivation of the storefront on Boylston Street and introduction of residents will increase 

foot traffic, bringing additional activity to the block.   

Using Natural Resources Wisely - The development plan complies with EPA Energy Star guidelines, and its 

architectural design also meets or exceeds state and federal code requirements relative to building materials, 

conservation and energy use.  The developer will continue to explore additional energy saving measures for 

incorporation into the design. 

Expanding Housing Opportunities – This Proposed Development is a multifamily housing development 

that will increase the number of high quality affordable rental units available in the downtown Boston area 

for a period of at least fifty years.  The addition of these housing units is consistent with the character of 

downtown Boston, and its proximity to mass transit closely links the housing opportunities with 

transportation choice. 

Providing Transportation Choice – The location of the Proposed Development near mass transit makes it 

uniquely situated to provide increased transportation choice.  With its location less than a ¼ mile to the 

MBTA subway lines and major bus routes, the Proposed Development is clearly walkable to public 

transportation.  The variety of public transportation modes that will be available to prospective residents will 

help reduce the dependence on automobiles and increase the use of mass transit.   

Increasing Job and Business Opportunities – By including ground floor commercial space for new business 

ventures, new businesses and job opportunities will be added to this area of the downtown and will increase 



48 Boylston Street |Article 80 Small Project Review Application 11 

 

opportunities for residents.  Newly created jobs will be particularly targeted to homeless and formerly 

homeless individuals, who often face the biggest challenges in finding employment.  The close proximity of 

the Proposed Development to both mass transit and the downtown commercial district further increases job 

opportunities and access to local services for prospective residents.  

 

Community Outreach 

The development team has been proactively reaching out to community stakeholders, and has met with a 

number of groups including the Chinatown Resident Association, the Chinese Progressive Association, the 

Chinatown Neighborhood Council, the Boylston Block, the Midtown Park Plaza Neighborhood 

Association, and the Midtown Cultural District Residents Association. 

 

Letters of Support 

The project has received letters of support from business leaders and representatives from the surrounding 

community including Boston Health Care for the Homeless, Fluent, St. Anthony Shrine, HomeStart, Inc., 

and Boston Rescue Mission.  Please see the letters of support included in the following pages. 
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Parking and Zoning  

Parking 

Off-street parking facilities are not required per City of Boston Zoning Code Section 38-22.  Due to the 

proximity of the property to public transportation (within 500 feet of Orange and Silver Line stops and 

several bus lines), on-site parking will not be provided.   

Zoning Analysis 

The redevelopment and conversion of the Boston Young Men’s Christian Union building into 46 units of 

affordable housing is permitted as-of-right under the City of Boston’s Zoning Ordinance.  A letter from the 

Architectural Team stating that the 48 Boylston Street is permitted as-of-right is included on the following 

page. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

memorandum 

 

TO: Karen LaFrazia, St. Francis House 

FROM: Mark Rosenshein, Senior Project Manager 

DATE: October 9, 2015 

CC: Ruth Sillman, Nixon Peabody 
 

REGARDING: 48 Boylston Street Zoning & Proposed Yield Analysis 

 

The proposed project involves the redevelopment of a portion of the BYMCU building at 48 Boylston Street. The 

project will retain the norther portion of the building, with demolition of the southern, one and two story additions 

to the original 1875 and 1883 structures. The proposed adaptive reuse of the historical sections of the building, 

involving the creation of retail, administration and 46 residential units, is proposed “as of right”, being compliant 

with the current zoning ordinances that apply to this parcel. The below chart indicates the proposed project yield.   

 

 

 

 

 

 

 

 

 

Existing Building Component

Area of 

Renovation

Mechanical / 

Service

Business 

Venture / 

Retail

Saint Francis 

Admin
Residential

Residential Unit 

Count***
Unit Types

Sub-Basement* 0 0 0 0 0 0 N/A

Lower Level* 3,337 1,459 1,878 0 0 0 N/A

First Floor* 10,092 600 1,948 6,655 889 0 N/A

Second Floor 8,130 337 0 4,284 3,509 14 1BR/1BA (3), Studio/1 BA (11)****

Third Floor 9,852 337 0 0 9,515 14 1BR/1BA (3), Studio/1 BA (11)****

Fourth Floor 9,852 337 0 0 9,515 14 1BR/1BA (3), Studio/1 BA (11)****

Fifth Floor 2,517 175 0 0 2,342 4 1BR/1BA (1), Studio/1 BA (3)****

Sub-Total 43,780 3,245 3,826 10,939 25,770 46 1BR/1BA (10), Studio/1BA (36)

*Assumes demolition of one and two story rear additions / handball court.

*** Proposed: 5% HP, 2% AV

**** Avg. Studio 500 SF, Avg. 1 BR 600 SF
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Permits and Approvals 

Massachusetts Historical Commission 

A Project Notification Form was submitted to MHC on August 6
th

, 2015. 

Boston Landmarks Commission 

The project received Administrative Approval from the Boston Landmarks Commission on August 31
st

, 

2015.   

Article 85 Demolition Delay 

An Article 85 Demolition Delay application will be submitted to the Boston Landmarks Commission on 

October 26
th

, 2015.  It is anticipated that because the demolition lies outside of the National Historic 

Landmark boundary, the demolition will be determined to be “not significant” and no further review or 

public hearing will be required.   

Environmental 

 

GZA GeoEnvironmental, Inc. conducted a Phase 1 Environmental Site Assessment of 48 Boylston Street 

in November of 2012.  The assessment revealed no evidence of “Recognized Environmental Conditions” in 

connection with the property.   

GZA also performed a Limited Asbestos and Hazardous Building Materials Survey in November of 2012.  

Lead-based paint, asbestos-containing materials, hazardous/universal wastes and PCB-containing materials 

were found to be present in the building.  The renovation will include proper abatement and remediation 

of any hazardous materials.   

Development Team 

 

Resumes for St. Francis House, the Planning Office for Urban Affairs, and The Architectural Team are 

included in the following pages. 

 

 



 St. Francis House 

Mission 

Grounded in the spirit of St. Francis of Assisi, we the 

staff, volunteers, and Board of Directors of St. Francis 

House work as a community to provide for the poor and 

homeless of Boston: 

A safe, caring, respectful and dignified refuge in 

downtown Boston which offers the basic services of 

food, shelter, clothing, medical care, mental health and 

substance abuse counseling to all who enter our doors; 

Educational and rehabilitative services such as 

counseling for obtaining employment and housing in 

order to discover and develop their strengths, talents, 

interests and goals and to successfully reintegrate their 

lives in the community. 

When services are unavailable, St. Francis House will 

work with the larger community to develop needed 

resources to serve the poor and homeless in Boston, and 

participate in the shaping of solutions to the injustices 

we see. 



                                               About St. Francis House 

 

Founded in 1984 by the Franciscans, St. Francis House is a day shelter for poor and homeless men 

and women. Located in the heart of downtown Boston, St. Francis House supports more than 800 

men and women a day by providing on-site basic, rehabilitative, and housing services.  
 

Basic and Rehabilitative Services 

St. Francis House provides day shelter, breakfast, lunch, clothing, showers, service referrals, 

telephone and computer access, mail services, photo identification and medical care through our 

partnership with Boston Healthcare for the Homeless. Our day shelter alleviates the pain and 

suffering of homelessness and ends a person’s experience of homelessness by creating pathways 

to employment and housing through our rehabilitative and housing programs. Our integrated 

service delivery model is designed to provide our guests with continuous and comprehensive care.  
 

Mental Health and Case Management Services provide more than 12,000 counseling sessions a year.  Staff is adept at 

treating those with a dual diagnosis of mental illness and substance abuse.   
 

Housing Resource Center provides counseling and is available one-on-one and in a group setting.  Guests learn the 

requirements of landlord and housing authorities and receive assistance with housing applications. In addition, guests 

are offered household goods, furniture referrals, and assistance with basic budgeting skills.  
 

The Carolyn Connors Women’s Center is a safe haven for women only.  Female guests visit the Center as a place to rest, 

recuperate, address practical needs, and access clinical and case management services. 
 

Expressive Arts Therapy helps guests externalize emotions and view concrete results. The creative process helps guests 

feel they own the label of “artist” rather than “homeless”. Guests participate in group and/or individual projects 

representing art forms such as sculpture, drawing, painting, woodworking, mask making, and weaving. Guidance is 

offered from an art therapist and art therapy interns. 
 

Immigration Counseling supports guests by assisting in filing petitions for permanent residency, naturalization, and 

citizenship. 
 

The Moving Ahead Program (MAP) 

MAP is a unique, holistic, vocational rehabilitation program that prepares 200 adults a year with histories of 

homelessness, substance abuse, mental illness and/or incarceration find and maintain employment.  MAP provides 

transitional housing and an intensive 14 week classroom based 

training curriculum with a focus on employment. The MAP 

Alumni Association assures students long-term support in 

reaching their personal and professional goals.   
 

Next Step Permanent Housing  

Next Step is a 56 unit supportive leased-housing community. Next 

Step provides permanent housing for sober adults with histories 

of substance abuse. Residents benefit from the assistance of 

professional case managers who provide individual support, 

foster sobriety, and aid the development of life skills required for 

community reintegration and independence.  



 

 

St. Francis House Milestones 

                          
 
In 1984, St. Francis House was founded to meet the needs of the poor and homeless. The organization grew quickly 

from a simple bread line into a multi-service shelter.  
 

In 1988, St. Francis House was named a National Model Program by the U.S. Conference of Mayors’ Committee on 

Hunger and Homelessness. 
 

In 1990, St. Francis House was named a National Model Program by the Social Security Administration for our 

representative payee program that enables guests to receive their benefits. 
 

In 1994, St. Francis House was chosen as a National Model Program by the U.S. House of Representatives Speaker’s 

Task Force on Homelessness - one of four agencies selected in the nation and the only shelter offering daytime services 

for the poor and homeless. 
 

In 1995, St. Francis House began the Moving Ahead Program (MAP), a comprehensive, 14-week job and life skills 

training program now serving 200 students a year.  Since its establishment, MAP boasts more than 1,260 alumni.  
 

In 1997, St. Francis House opened the Next Step Housing Program, providing 56 units of supported permanent housing 

to those who have struggled with chronic homelessness, unemployment, and substance abuse with affordable, 

independent living.   
 

In 2000, MAP was named a National Model Program by the Congressional Black Caucus. 
 

In 2004, St. Francis House celebrated its 20
th
 anniversary and concluded major building renovations.  The kitchen and 

dining room were expanded, and a new Atrium provided space for 80 additional guests who once had to wait on the 

street for meals. We dedicated the Carolyn Connors Women’s Center to serve the unique needs of our female guests. 
 

In 2007, St. Francis House embarked on a $15.1 million capital campaign to build out our 5
th
 floor and enroll an 

additional 100 students a year in MAP; add 14 new units of permanent housing on our 7
th
 floor; sustain and enrich key 

core services; strengthen our infrastructure; repair the exterior of 0ur 100 year old building; and help secure our financial 

future.  
 

In 2008, St. Francis House was selected by the Bank of America’s Neighborhood Excellence Initiative as one of two 

Neighborhood Builder award recipients in Massachusetts. This prestigious award includes $200,000 to support core 

services as well as leadership training. 
 

In 2010, the 100
th
 class graduated from the Moving Ahead Program.  We implemented the LEAD instrument, 

collaboration between the Harvard University Division on Addictions, the Cambridge Health Alliance and St. Francis 

House to assess the effectiveness of all our programs to improve guest outcomes. 
 

In 2011, St. Francis House concluded the Under One Roof Capital Campaign having raised a remarkable $15.9 million. 
 

In February 2012, St. Francis House celebrated the conclusion of Under One Roof with a ceremony that named The 

Sullivan Family Moving Ahead Program. 

 

In 2014 St. Francis House commemorated 30 years of Rebuilding Lives for …“all who enter our doors”. 
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