
PLAN: DUDLEY SQUARE
PROPOSAL FOR DEVELOPMENT

 1. Us & Our Friends       3 Minutes
   Our Team

 Mission Statement

 In Your Neighborhood 

 Community Outreach & Economics

2. Dudley Square Urban Design Goals 6 Minutes 

	 i	 Relationship	to	Dudley	Square

 ii  Placemaking, Safety, & Community

	 iii	 Neighborhood	Landscape	Strategy

3. Washington St. Architecture    6 Minutes 

	 i	 Artist	Work	/	Live	

 ii  Neighborhood & Building Texture

	 iii	 Specificity	&	Adaptability

	 iv	 Residential	Units

	 v	 Sustainability

	 vi	 Structural	Innovation

4. Questions & Discussion      15 Minutes  
  

 

  

 2147 WASHINGTON STREET

City of Boston
Department of Neighborhood Development
Dudley Square Neighbors

T H E  NEW URBAN COLLABORATIVE

 
 NEW URBAN COLLABORATIVE’S 
 MISSION IN DUDLEY SQUARE:

	 Increase	housing	options	for	residents	of	diverse	socio-
 economic and age groups.

	 Enhance	community	participation	and	empowerment.

	 Coordinate	with	existing	community	in	the	development	of	
	 new	businesses	as	well	as	the	growth	and	expansion		 	
	 of	existing	businesses.

	 Actively	promote	a	sustainable	and	diverse	economy
	 focused	on	job	opportunities.	

 Create a public realm that is comfortable, lively, and safe,  
	 that	reflects	the	unique	physical	and	social	character	of	the		
 neighborhood.

 Enhance civic life and the cultural environment.



JEFREY B.  DUBARD, M.B.E.
PRINCIPAL,  NEW	URBAN	COLLABORATIVE

SAMIRA AHMADI
PRINCIPAL,  ENVIENERGY

JOSEPH FEASTER, JR. ,  ESQ.

GUSTAVO QUIROGA, M.B.A.
DIR. 	OF	N’HOOD	STRATEGY,	GRAFFITO	SP

RABER UMPHEMOR
DIRECTOR,	SUPERVISIONS

STEPHANIE SHERMAN
DIRECTOR,	SUPERVISIONS

RYAN LINK, LEGACY LEED AP
ZEPHYR	ARCHITECTS	&	NUC

GREG JANEY
PRINCIPAL, 	JANEY	CONSTRUCTION

JEREMIAH O’NEILL,  PE
HAYES	&	O’NEILL	STRUCTURAL	ENG.

PHIL COLLERAN, ASLA
CRJA	/	 IBI 	GROUP	LANDSCAPE

 

 

 

 
 
Education 

M.S., Carnegie Mellon University, 
Building Performance & 
Diagnostics 
M. Arch., University of Texas at  
San Antonio, Architecture 
B.S., Architectural Engineering 
 
Professional Affiliation 

• ASHRAE Building Energy 
Modeling Professional 
(BEMP) 

• LEED Accredited Professional 
BD+C, ID+C, Homes 

• USGBC Massachusetts Board 
of Directors 

 

Samira Ahmadi, BEMP, LEED AP Homes, BD+C, ID+C 

Samira Ahmadi is the Founding Principal of enviENERGY Studio LLC, an energy 
and sustainability consulting firm, serving regional and national clients looking 
for sustainable solutions in the built environment. Her practice focuses on 
sustainability and energy performance analyses for new construction and 
existing building retrofit projects that are pursuing LEED certification and 
energy upgrades, occupant’s health and comfort in the built environment, and 
post-occupancy evaluation, and measurement and verification. Prior to 
establishing the firm, Samira served as the Director of Energy Services at AHA 
Consulting Engineers, where she managed over 30 LEED projects, and 
performed energy and sustainability analysis for several notable projects such 
as Ink Block and Fan Pier Vertex buildings. She is an advocate of sustainability 
and energy efficiency in the built environment and serves on the USGBC 
Massachusetts Chapter Board of Directors  
Samira is known for pushing innovative ideas in all projects, advocating for 
integrated design facilitation, and utilizing her project management and energy 
expertise for both existing building retrofits and new constructions to achieve 
successful outcomes by meeting the project’s high-performance goals, budget, 
and timeline.   
 
Samira has managed and worked on:  

• Over 40 LEED Certified buildings. 
• Over 30 LEED/ MEPA and building permit energy models. 
• Over 15 Rebate energy models for MassSave and PECO (Pennsylvania). 
• Over 10 Life Cycle Cost Analysis and Measurement & Verification 

studies. 
 
 

Representative Projects 

Shire Pharmaceuticals TI  
Lexington, MA – LEED Gold Certified 

Encore Office 
Atlanta, GA – in progress 

830 Winter St.  
Waltham, MA – in progress 

Northpoint Retails  
Cambridge, MA – LEED Gold Certified 

Vertex/ Fan Pier A & B * 
Boston, MA 

75 Hayden Ave 
Lexington, MA – LEED Gold Certified 

Harrison Ink Block (LEED + Models) *  
Boston, MA – LEED Gold Certified 

UPenn New College House * 
Philadelphia, PA – LEED Gold Certified 

22 Federal Street * 
Nantucket, MA – LEED Gold Certified  

Kensington * 
Boston, MA – LEED Gold Certified 

450 Kendall St * 
Cambridge, MA – LEED Gold Certified 
 
MassArt Gallery  
Boston, MA – In Progress 

* Denotes projects that were completed by Samira Ahmadi, while was employed by AHA Consulting Engineers, Inc., and are the 
property of AHA. 

Gustavo Quiroga | Director of Neighborhood 
Strategy and Development | Graffito SP
Gustavo helps spearhead Graffito’s neighborhood-scale planning and strategy work, 
develops and manages creative placemaking programs, fosters community and small 
business partnerships, and serves as a project manager for special development 
projects. He has been with Graffito since 2014. 

Throughout his career, Gustavo has been focused on urban economic development, 
community & political organizing, and launching social enterprises. Immediately prior 
to joining Graffito, he helped lead the campaign of 2013 Boston Mayoral candidate 
Mike Ross. Before that, Gustavo spent four years at the Allston Brighton Community 
Development Corporation, first as Sustainability Manager within the CDC’s affordable 
housing portfolio and later overseeing strategic planning and new programs as 
Director of Community Engagement & Marketing. Before joining the CDC Gustavo 
co-founded a green building start-up, helped develop a green jobs training initiative 
in New York City, and was a Field Organizer in Virginia for President Obama’s 2008 
campaign.

Gustavo is a Board Member of the Boston Main Streets Foundation. He has a BA from 
the University of Wisconsin, Madison and an MBA from Boston University. Gustavo is 
active in Boston’s arts, maker and civic engagement scenes. 

Select Projects, Universities
• Master planning, retail strategy, development project management, placemaking + 

public art development/execution, regulatory strategy + community engagement, 
Allston MA (Harvard University, Allston Initiative + Zone 3)

Select Projects, Public Sector & Non-Profits
• Neighborhood planning, retail strategy, community engagement, Roxbury + 

Mattapan (Preservation of Affordable Housing)
• Development planning + retail strategy, Historic Speedway, Brighton (Architectural 

Heritage Foundation)

Select Projects, Private Sector
• Mary Ellen McCormack re-development master planning + neighborhood strategy, 

retail strategy, community engagement, South Boston MA (WinnDevelopment)
• One Charlestown re-development master planning advisory, retail strategy, 

Charlestown MA (Corcoran Jennison)
• Union Square neighborhood planning advisory, retail strategy, placemaking 

development/execution, Somerville MA (Union Square Station Associates)
• Mass + Main neighborhood planning, retail strategy, Cambridge MA (Twining 

Properties)
• Washington Place master planning advisory, retail strategy, public art execution, 

Newton MA (Mark Development)
• Historic Arsenal campus master planning, retail strategy, placemaking 

development + execution, regulatory strategy + community engagement, 
Watertown, MA (athenahealth)

• Neighborhood strategy + Placemaking, Cambridge Crossing (DivcoWest)

Education:
• M.B.A., Boston 

University

• B.A., University of 
Wisconsin, Madison
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 1 .1 US AND OUR FRIENDS

A R C H I T E C T S S E P T E M B E R  1 0 ,  2 0 1 7
M A R K E T I N G P L A N SZ E P H Y R 

(617) 838-0083
Zephyr-A.com

hello@Zephyr-A.com

118 South Street 3B
Boston, MA 02111

UNIT 9
2,786 SF
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 1 .2 NUC MISSION STATEMENT

 
 THE KINDS OF PLACES WE IMAGINE...IN DUDLEY SQUARE

T H E  NEW URBAN COLLABORATIVE

 
 NEW URBAN COLLABORATIVE’S 
 MISSION IN DUDLEY SQUARE:

 Increase housing options	for	residents	of	diverse	socio-
 economic and age groups.

	 Enhance	community	participation	and	empowerment.

	 Coordinate	with	existing	community	in	the	development	of	
 new businesses	as	well	as	the	growth	and	expansion		 	
 of existing businesses.

	 Actively	promote	a	sustainable and diverse economy
	 focused	on	job	opportunities.	

 Create a public realm that is comfortable, lively, and safe,  
	 that	reflects	the	unique	physical	and	social	character	of	the		
 neighborhood.

 Enhance civic life and the cultural environment.
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Gateway Node

Sustainable Green Node

To Dudley Sq & MBTA

Bolling Building

 1.3 IN  YOUR NEIGHBORHOOD

Gateway Node

40-50

21
47

T H E  NEW URBAN COLLABORATIVE

Strengthen 
a	broad	residential	base	
with	work	force,	market	
and	affordable	housing.	

Establish    
a programmed arts/cultur-
al	location	and	destination	
in Dudley Square.

Provide     
	significant	artist	work/
live	space	at	below	market	
affordable	rates.	

Collaborate 
with	our	neighbors	at	Ha-
ley House and beyond for 
best and most integrated 
use	in	the	location.

Activate 
streetscape	with	arts/cul-
tural retail and food.



PLANE OF 45’ BASE SETBACK PLANE OF 80’ FULL HEIGHT SETBACK

DUDLEY		STREET
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PLANE OF 153’ FULL HEIGHT SETBACK
PLANE OF 56’ BASE HEIGHT SETBACK

PLANE OF 32’ BASE HEIGHT SETBACK

 1.4 COMMUNITY OUTREACH & ECONOMICS

ECONOMIC LEAKAGE MUST STOP!

Retail	Mix
Arts Hub
NO Check Cashing
NO CDCs
Identify	Needed	Retailers	&	Support!
	 (e.g.	Dry	Cleaning,	Hardware,	Etc.)

• Gateway Signage	–	create	a	platform	for	activity	rather	than	a	plug
• Streetscapes
• Safety and Lighting
• Work to undo Institutional Racism	with	design	and	sustainability	com-
mitments.	Bring	awareness	of	the	richness	of	Dudley	Square	to	Boston!

NUC VALUES:

• Local-first retail
• Black owned businesses
• Create Wealth & Attract Business
• Economic & Environmental Sustainability
• Real Artist Work - Live Support
	 Work	&	Produce
	 Live	&	Dwell
	 Convene	&	Connect
	 Present	&	Display

MULTI-PLATFORM ARTS SUPPORT:

Performance,	Painting,	Film,	Drawing,	Sculpture,	Pottery,	Writing,	Chore-
ography,	Sound,	Dance,	Music,	Drama,	Digital	Media,	Multi	Media,	Graphic	
Art,	Glass,	Video,	Ceramic,	Textiles,	Woodworking,	Photography,	Jewelry,	
Apparel	&	Fashion,	Literature,	Installation,	and	More...

T H E  NEW URBAN COLLABORATIVE



R
U

G
G

L
E

S
 S

T

W
A S H I N G T O N  S T

To
	Ru
gg
les
	St
ati
on

M
BT
A	T
o	D
ow
nt
ow
n	B
os
to
n

Lo
ng
wo
od
	M
ed
ica
l	A
rea

W A R R E N  S T

•
 

W
A

S
H

I N
G

T
O

N
 S

T

40-50

21
47

 DUDLEY URBAN DESIGN GOALS T H E  NEW URBAN COLLABORATIVE



DEMONSTRATION PILOT PROJECT INTERIM	DESIGN

 2 .1 RELATIONSHIP TO DUDLEY SQUARE

• COMMUNITY 
• ENGAGEMENT
• PARTICIPATION

The	public	will		be	engaged	
from	the	start.		Public	exam-
ples,	outreach,	and	education	
shall begin the process. Data 
will	be	collected	and	input	
and	feedback	will	be	solicited	
throughout. 

T H E  NEW URBAN COLLABORATIVE



Public ArtPublic WiFi 
Provisions

Gateways

40-50	Warren	St

Interpretive	Feature

Sustainable Green 
Nodes

Cohesive District 
Identity

2147 Washington St

ART, HISTORY + 
TECHNOLOGY

EXPANDED 
PUBLIC REALM

NEIGHBORHOOD 
STRATEGY

• Seating
• Curb Bumpouts
• Rain Gardens
• Traffic	Tables

• Furnishing
• Lighting
• Paving
• Signage

• Seating
• Curb Bumpouts
• Large Scale Art Features
• Traffic	Tables

7 min to Ruggles

6 min to Ruggles

10	min	to	Longwood

15	min	to	
Longwood

13 min to 
Ruggles

Dudley 
Station

COMMUNITY 
CONNECTIONS

Public WiFi 
Provisions

Gateways Sustainable Green Nodes

Cohesive District Identity

Interpretive Features Public Art

 2.1 HOW WILL 2147 WASHINGTON RELATE TO DUDLEY SQUARE 2.2 PLACE-MAKING, SAFETY,  & COMMUNITY BENEFIT T H E  NEW URBAN COLLABORATIVE



Curb Bumpout

Planter

Public Art

Neighborhood Paving

Permeable Pavers

Public Art

Seatwall

Rain Garden

Interpretive	Elements

• Rain Garden
• Canopy Trees
• Seatwall

• Low	Maintenance	
Planting

• Canopy Trees
• Seatwalls

Materiality + Community

Sustainable Approach

 2.3 NEIGHBORHOOD LANDSCAPE STRATEGY T H E  NEW URBAN COLLABORATIVE



 WASHINGTON ST ARCHITECTURE
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T H E  NEW URBAN COLLABORATIVE



EDUCATION / OFFICE / RETAIL 
INCUBATION; POSSIBLE 3RD 

FLOOR RESI

RESIDENTIAL

LOCAL-FIRST RETAIL

RETAIL / COMMON/ ART 

FLEXIBLE ARTIST WORK / LIVE

WASHINGTON  S
TREET

2147 WASHINGTON PROGRAM

RESIDENTIAL UNITS

GREEN ROOF

GREEN ROOF

FLOOR PROGRAM PROG GSF OVERALL GSF STUDIO 1 BR 1 BA 1.5 BR 1 BA 2BR 1 BA 3BR 2 BA ARTIST 1500 ARTIST 1000 TOTAL DU ELEV ST 1 ST 2 ST 3 HEIGHT/FT CONST TYPE
B Parking 11488 11488 66 165 165 165 0 I 
1 Residential 2287 20 IV
1 Public 2007 20
1 Commercial 3558 10864 165 165 165 20 IV
2 Arts 5593 10917 165 165 165 32 IV
2 Public 6443 32
3 Live/work 7013 10940 1 5 6 165 165 165 44 IV
4 Live/work 7013 10940 1 5 6 165 165 165 56 IV
5 Resi 4703 5488 1 2 1 1 1 6 165 165 68 IV
6 Resi 4703 5488 1 2 1 1 1 6 165 165 78.5 IV
7 Resi 4703 5488 1 2 1 1 1 6 165 165 89 IV
8 Resi 4703 5488 1 2 1 1 1 6 165 165 99.5 IV
9 Resi 4703 5488 1 2 1 1 1 6 165 165 110 IV

10 Resi 4703 5488 1 2 1 1 1 6 165 165 120.5 IV
11 Resi 4703 5488 1 2 1 1 1 6 165 165 131 IV
12 Resi 4703 5488 1 2 1 1 1 6 165 165 141.5 IV

71538 87565 8 16 8 8 8 2 10 60 66 2145 2145 825 153
81.70%

PROGRAM AREA
Commercial 3558 small affordable component

Arts 5593 workforce housing
Live/work 14026 12 - 1 bed 1 ba

Resi 39911 25  - 1.5 or bed 1 ba
Public 8450 12 - 3 bed 

Program GSF 71538 4 - 6 affordable 2 x 80 2 x 100 2 x 120
Parking GSF 11488 55 total units or so

50 liberty model on atrium
glassy lower floors

RESI FLOORS 5-12 LIVE WORK FLOORS 3-4
UNIT GSF TYPE TOTAL # UNIT GSF TYPE TOTAL #

1 475 STUDIO 8 1 927 1 Bath 1 1000 sf arts 3
2 665 1 BR 1BA 16 2 1130 1 Bath 2 1500 sf flexible 2
3 800 1.5 BR 1BA 4 3 916 1 Bath 2 standardize living spaces 6000 sf
4 607 1 BR 1BA 4 4 1750 1 Bath 2
5 965 2 BR 1 BA 8 5 1104 1 Bath 2
6 1195 3 BR 2 BA 8 6 1186 1 Bath 1

4707 48 7013 10
5488
86%

  3 .1  ARTIST WORK -  LIVE T H E  NEW URBAN COLLABORATIVE

A CREATIVE 
PLATFORM.

Proposal	responds	to	artists’	NEEDS
Noise	sensitivity	of	different	ARTS		is	key

FLEXIBLE	for	adaptations	of	use	&	tenants
	 -responsive	architecture
	 -responsive	programming
	 -responsive	protocols

Certain	spaces	restricted	to	certified	artists
Appropriately	sized	circulation	spaces

AMENITIES	divided	between	low	and	high	
impact
	 multivalent	spaces
	 multiple	use
	 multiple	simultaneous	programs



Shared Space

Ground Floor

Community Living Room

• Performance
• Exhibition/In-

stallation
• Presentation
• Cafe Tables
• Art Features

• Vehicular Unit 
Pavers

• Flush	w/	Bollards
• Area	Closed	Off	for	

Event

Haley House

WASHINGTON STREET

DN

UP

Public Atrium

Residential Lobby
Elevator

Retail

Retail

Service / Support Bike 
Storage

Vestibule

PLAZA

2007 SF

1308 SF

2248 SF

1843 SF

444 SF

2571 SF
Stair 1

Stair 2

Stair 3

WASHINGTON STREET

Elevator

Gallery / Cafe

Service / 
Support

Creative Office

Creative Office

Stair 1

Stair 2

Stair 3

OTB

3700 SF

DN

3824 SF

1772 SF

33 Parking 
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10.29.2018

Civil

Structural

WASHINGTON PLANS 1

DUDLEY SQUARE RFP

1/16" = 1'-0"2 Level 1 - Washington Street
1/16" = 1'-0"3 Level 2 - Washington Street

NO. DATE REVISION

1/16" = 1'-0"1 Basement - Washington Street

• Flexible	Community	
&	Arts	Space

  3 .2 NEIGHBORHOOD & BUILDING TEXTURE: FLOORS 1 & 2 T H E  NEW URBAN COLLABORATIVE

ARTIST PROTECTIONS
• DND	covenant	(affordability)
• Long term leases for cultural
• AMI-based	affordability
• Artist	resident	representation
• Artist	certification	req.	for	application

FLEXIBILITY AT EVERY LEVEL OF THE 
BUILDING - INCLUDING THE OPEN 
SPACE IN FRONT OF HALEY HOUSE - IS 
KEY TO THE OPERATION OF 2147 AS A 
CREATIVE PLATFORM AND GENERA-
TOR OF GROWTH AND ACTIVITY FOR 
DUDLEY SQUARE.



Shared Space

Work	/	Live	Circulation

Roof	Deck

• Sculptural Seat-
ing Wall

• Planting
• Community 

Table
• Cafe Tables
• Art Features

• Vehicular Unit 
Pavers

• Flush	w/	Bollards
• Area	Closed	Off	for	

Event

Haley House

WASHINGTON STREET
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Stair 1
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Unit 5 - 1BR+

Unit 3 - 1BR
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Unit 4 - S
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490 SF
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618 SF
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Civil

Structural

WASHINGTON PLANS 2

DUDLEY SQUARE RFP

1/16" = 1'-0"1 Level 3-4 - Washington Street
1/16" = 1'-0"2 Level 5 - 12  - Washington Street

NO. DATE REVISION

• Variety	of	Work/Live	
Based on Use Type

Arts	Work	/	Live	Floor

  3 .3 SPECIFICITY & ADAPTABILITY:  FLOORS 3 & 4 T H E  NEW URBAN COLLABORATIVE

ARTS FEATURES
• WIDE	circulation	space
• Variety of unit sizes per media need
• Shared	work	spaces	-	flexible	program
• Professionally	managed	arts	amenities
• Outdoor	arts	space	with	infrastructur-

er for:

Performance
Fabrication
Assembly
Film Projection
Murals
Public art
Public engagement
Street Level Activation
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Civil

Structural

WASHINGTON PLANS 2

DUDLEY SQUARE RFP

1/16" = 1'-0"1 Level 3-4 - Washington Street
1/16" = 1'-0"2 Level 5 - 12  - Washington Street

NO. DATE REVISION
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T H E  NEW URBAN COLLABORATIVE

FL 1: 
FLEXIBLE COM-
MUNITY & ARTS 
SPACE



Dudley           

VIEW TOWARD HALEY HOUSE
  3 .5  SUSTAINABILITY T H E  NEW URBAN COLLABORATIVE

LEED PLATINUM	-	SUPER	INSULATED,	TRI-
PLE PANE, SOLAR, GREEN ROOFS, ETC.

GLASSY BASE ON SIDEWALK AND ART AL-
LEY / RESIDENTIAL ENTRY

MASONRY BODY WITH STRONG ATTN TO 
DETAIL RE: PALLADIO BUILDING, BOLLING 
BLDG

CONTEXTUAL RESIDENTIAL TOP, SETBACK



The Washington Street proposal is not only 
LEED Platinum, but also structurally inno-
vative.		A	highly	sustainable	emergent	struc-
tural	system	is	being	proposed.		This	will	be	
a heavy timber tall building--the	first	of	its	
kind	in	Boston,	and	will	establish	new	ways	
of	thinking	about	how	we	build	buildings	in	
America.		We	expect	to	work	with	the	various	
agencies in the city and state to bring this 
concept	to	fruition.		Along	with	the	Bolling	
Building and the Department of Neiborhood 
Development’s	E+	projects,	this	will	further	
establish	Roxbury	as	one	of	North	America’s	
most	important	architectural	(hence	cultural)	
vanguards.		This	is	also	a	flexible	design	that	
is adaptable to the technologies approved or 
requested	at	the	time	of	construction.		

  3 .6  STRUCTURAL INNOVATION: TYPE 4 CONSTRUCTION T H E  NEW URBAN COLLABORATIVE
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