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Study Goals and 
Objectives
Constructed in 1939, Lyman Terrace features 167 hous-
ing units in the heart of Center City Holyoke.  While 
it has admirably provided affordable housing for 
decades, it is currently in need of substantial rehabili-
tation.  The location of Lyman Terrace, in a strategic 
position, just off the City’s retail corridor, makes it an 
important component of the economic renewal of the 
downtown area.  The redevelopment of Lyman Terrace 
and the reintegration of the site into the surrounding 
neighborhood is a high priority issue for the residents 
of Lyman Terrace, the Holyoke Housing Authority 
(HHA) and the City of Holyoke (City), as well as for 
neighbors, business owners and local investors.

In the Fall of 2012, MassDevelopment (MDFA) and 
the Massachusetts Housing Partnership (MHP) were 
asked by the City and HHA to work with them explore 
options for the transformation of the Lyman Terrace 
housing development and its surrounding area.  With 
the help of planning and affordable housing fi nanc-
ing experts, MDFA and MHP undertook a study to 
determine the best alternative for improving housing 
options for Lyman Terrace residents and other 
Holyoke residents, identify ways to strengthen the 
High Street retail corridor, and identify public realm 
improvements that can increase residents’ safety 
and enjoyment of the neighborhood and create better 
connections to transit, open space and the other 
amenities of downtown Holyoke.

This study is built upon past efforts of the HHA to 
redevelop Lyman Terrace as well as other planning 
work done by the City between 2009 and 2012, includ-
ing the Center City Vision Plan and the new Plan for 
the Revitalization of Center City Holyoke completed 
by the Holyoke Redevelopment Authority.

The recommendations and 
suggestions found in this 
report are based upon public 
comments from Lyman Terrace 
residents, High Street and 
other local property owners 
and investors, neighbors and 
community members and the 
research undertaken by the 
consultant team.  The goal of 
the study is to provide a road 
map for the City and State 
as to how they can infl uence 
reinvestment in the neighbor-
hood through a combination of 
infrastructure improvements 
and a development fi nancing 
package to redevelop Lyman 
Terrace; and to provide a plan 
to guide the redevelopment 
of Lyman Terrace in a manner 
that accommodates the needs 
of current and future residents 
while also providing a great 
neighbor for all of downtown 
Holyoke.

Lyman Terrace 
Revitalization Study
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Executive 
Summary
 » Lyman Terrace is a historic planned housing development that occupies most of 

three city blocks in downtown Holyoke. Planning for the housing began in 1938-
39 and construction was completed in 1942. The project includes 167 apartment 
units, ranging in size from 500 to 850 square feet, in 18 two-story brick buildings 
arranged on terraced sites with green space between buildings.  

 » Over the past decade, HHA has attempted to secure Hope VI and other types of 
funding to address the capital improvement requirements of an aging and out of 
date facility.  Adequate fi nancial subsidies for the development of new aff ordable 
housing at Lyman Terrace are not available, and market rents will not support 
new housing on the site.

 » The Team’s charge was to determine whether the limited fi nancial resources 
available could produce a transformative, sustainable and substantially im-
proved development that could be underway in the next 18 months.

 » A substantial renovation of Lyman Terrace may be possible with a combination 
of operating, aff ordable housing and historic tax credits and low income and 
historic tax credits.  

 » While unit sizes at Lyman are small, current residents support a rehabilitation of 
units.  A phased rehabilitation project will provide fl exibility in fi nancing sources 
and will allow for a smoother transition for residents to renovated units. 

 » Residential housing development serving a range of incomes, that is transforma-
tive for the neighborhood, is possible using a variety of federal, state and local 
funding sources.  Infrastructure improvements, such as streetscape improve-
ments, lighting, security and open space amenities, in and near the Lyman 
Terrace development can be supported with local city and state funding.

 » Infrastructure improvements in the neighborhood combined with a full reno-
vation of Lyman Terrace will catalyze additional economic development in 
downtown Holyoke. Modest development has already begun on the High Street 
Corridor. Property owners on Front Street along the Canal point to these improve-
ments as  an important factor in making their projects fi nancially successful.  

Lyman Terrace 
Revitalization Study
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Lyman Terrace + Center City Renewal
Located steps away from City Hall and near several 
regional and neighborhood anchors,  Lyman Terrace’s 
rehabilitation is a critical component of any holistic 
revitalization effort for the neighborhood. Lyman 
Terrace was originally designed as a neighborhood 
within a neighborhood.  While it has a handsome face 
to its surroundings, the paths, parks, and gathering 
areas that defi ne its community life are largely hidden 
from the street.  This insular and introverted design 
was not initially a detriment.  But as other variables 
- chiefl y security - became more critical over time, 
this insularity was one factor in its decline.  Much of 
the public realm of Lyman Terrace is now underused 
and residents are concerned about crime issues in the 
open spaces.  

Lyman Terrace is in need of signifi cant investment.   
Over the past decade, there have been several 
attempts to secure fi nancing for renovation or re-
development, but for a variety of reasons, none of 
these efforts were successful.  Residents, City and 
HHA offi cials agree that unless there is a signifi cant 
rehabilitation, the housing will become uninhabitable 
and a hindrance to the health and vitality of the 
residents as well as downtown Holyoke.  

Dubbed the Paper City due to its historic focus on 
the paper industry, Holyoke is an area with a rich and 
distinct industrial history.  As one of the pioneering 
planned industrial communities in the United States, 
its trademark turn- of-the-century canals once fueled 
the industrial growth of the region.  Unfortunately, 
as in many cities, industrial changes took a toll on 
this area, and abandonment and blight became more 
prominent.   Revitalizing this urban core is a central 
objective for the City and there are several exciting 
projects and initiatives underway.  These efforts and 
others are structured through the Urban Renewal 
Plan for Center City Holyoke.  Entitled “Connect. 
Construct. Create.: A Plan for the Revitalization 
of Center City Holyoke,” this latest effort from the 
City builds on the 2009 Center City Vision Plan and 
its community-driven feedback process.  The Urban 
Renewal Plan is intended to focus efforts on leverag-
ing Holyoke’s unique assets to make the area, in the 

The core principles of the 
Redevelopment Plan for Center 
City Holyoke are to: 
 » Revitalize the Center City

 » Increase the density and types of development 

 » Activate the Center City to be a 24/7 destination

 » Preserve Holyoke’s historic urban character

 » Increase housing choice and variety 

 » Improve pedestrian streetscape

 » Promote local utilities, green technology and 
innovative sectors as economic development 
initiatives.  

Context

Holyoke Transportation Center

Lyman Terrace 
Revitalization Study

Context Center City Renewal
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words of the Holyoke Redevelopment Authority, “more 
attractive, prosperous, and self-suffi cient.”   

Along with this Urban Renewal Plan, there are several 
other initiatives in place.  Chief among them is the 
newly opened Holyoke Transportation Center which 
is a state-of-the art education and transportation 
facility that features Head Start and community 
college classes.  The burgeoning Arts and Innovation 

District is located between the First and Second Level 
Canals.  Anchoring this district is the newly opened 
Massachusetts Green High Performance Computing 
Center that points a way to a technology based future 
economy for Holyoke.

Taken as a whole, these ongoing efforts are evidence 
of signifi cant momentum for change.  They correctly 
consider the needs of the employees, residents, 
shoppers, and tourists that converge daily in Center 
City.  By investing in public realm improvements, the 
area will be a more desirable place to live, work, and 
play.  Several plans underway for new housing in the 
Center City area are further evidence of the success 
of these investments.  

Lyman Terrace will play an active role in the renewal 
of Center City.  Better connecting the public realm 
of Lyman to that of the surrounding area will improve 
the community of Lyman Terrace.  Open spaces 
will be better connected to key assets and areas of 
investment.  Lyman Terrace’s buildings work well 
with the surrounding urban fabric and will add to the 
downtown when Lyman Terrace is more meaningfully 
integrated with its surroundings.  The suggested 
infrastructure improvements aim to promote better 
connectivity, enhance the public realm, and bring 
together the employees, residents, and tourists that 
converge daily in Center City Holyoke.  Ultimately, if 
done right, Lyman Terrace will provide a good com-
munity for residents and will unlock the potential for 
the neighborhood.

Ultimately if done right, 
Lyman Terrace will 

unlock the potential for 
Center City Holyoke.

High Street Commercial Corridor

Front Street

Lyman Terrace 
Revitalization Study
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Recent Redevelopment Efforts:   
 » New Green High Performance Computing 

Center (MGHPCC)

» Renovation and addition to the Holyoke Library 

 » New Holyoke Health Center 

» New Holyoke Transportation Center 

 » New Commercial Space - Canal Place

» New  Passenger Rail Stop

 » Canalwalk transportation network

» Improvements to Veteran’s Memorial Park

 » New skateboard park at Pulaski Park

» Holyoke Catholic Workforce Housing Project 
(work underway)

 » High Street Workforce Housing Development 

» State of Massachusetts Streetscape 
Improvement Project - TOD Grant (design 
underway)

 » New Holyoke Senior Center

» Improvements to Volleyball Hall of Fame  
building

MGHPCC

Holyoke Public Library

Canal Walk

Veterans Park

Lyman Terrace 
Revitalization Study



11

The HHA owns and manages Lyman Terrace and 
over the years has embarked on several attempts to 
redevelop the property.  These proposals ranged from 
full demolition and reconstruction to more modest 
renovations.  

A 2003 Hope VI application proposed full demolition 
of the 167 units at Lyman Terrace and new construc-
tion of 108 units with a mix of ownership and rental 
units.   The plan featured New Urbanist planning 
principles, a variety of housing types, and relocated 60 
off-site units to within 1 mile of the development. In 
2005, 2006 and 2007 HHA resubmitted Hope VI applica-
tions.  All of these applications were unsuccessful.

The Hope VI program has been discontinued and the 

successor program, Choice Neighborhoods, requires 
a multi-year planning and application process with no 
guarantee of a successful outcome.  

In 2012 the HHA issued an RFP soliciting a developer 
for the sale and redevelopment of Lyman Terrace.  
Based upon the availability of fi nancing subsidies, 
responses to the RFP focused on modernization - as 
opposed to demolition - of the 18 buildings.  Given the 
consistency of this design approach in the developer 
responses due to the fi nancial viability of this ap-
proach, this was seen as possibly the only viable near-
term option for the redevelopment of Lyman Terrace.  

Holyoke Housing Authority - Eff orts 
to Redevelop Lyman Terrace

Existing Path through Lyman Terrace

Lyman Terrace 
Revitalization Study

Context HHA Efforts
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Transformational 
Project

Question 1 - Feasibility Assessmments

Given the history of Lyman Terrace, the team needed to answer the following 
questions:

1. Could Lyman be physically rehabilitated to become an asset to all stakeholders?

2. Was there a fi nancial plan that would provide enough capital to rehabilitate 
Lyman Terrace and provide substantial infrastructure improvements to satisfy 
stakeholders? 

3. What does this transformative project look like for Lyman Terrace?  What infra-
structure work needs to be done to complete the transformation? 

4. Will this work catalyze additional development opportunities in the 
neighborhood?

Buildings

The existing 18 buildings that make up Lyman Terrace 
generally appear to be structurally sound. Consistent 
with buildings of its era, the walls are constructed 
of brick, reinforced with concrete and covered with a 
plaster interior fi nish.   The fl oors are cast-in-place 
concrete and wood joists frame the building’s roofs.  
Many of the buildings’ exterior details - brick pattern-
ing, metal canopies - have stood the test of time and 
have a strong street presence.  The exteriors of Lyman 
Terrace are generally in good shape.  

The units measure between approximately 500 to 850 
square feet in total area. Kitchens, bathrooms, and 
storage areas are undersized by today’s standards, 
but good design and use of outdoor spaces accessible 
from every unit can mitigate size concerns.  The units 
have multiple exposures within each unit and direct 
access to outside courtyard areas.   The modest 
size of the units allows for a density of units with a 
minimal number of buildings.

The buildings face serious challenges that are impor-
tant to address. The buildings systems and equipment 
have exceeded their usable lifespans and the project 
requires signifi cant improvements to ensure basic 
livability.

Critical Challenges
 » Outdated kitchen and bathroom fi xtures, equip-

ment, and millwork

 » Windows, doors, walls, and fl oors that are in 
disrepair

 » Ineffective and ineffi cient heating systems

 » No storage areas

 » No designated areas for trash

 » Not handicap accessible

 » Mold buildup

 » Possible hazardous materials used in initial 
construction (i.e., lead, asbestos,)

Lyman Terrace 
Revitalization Study
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Site

Central to the 5.8 acre development are the three large 
courtyard spaces.  Each courtyard is surrounded on 
all four sides by a building.  Working off of this central 
zone are secondary mews-like green spaces.  Most 
of the units have two distinct private yard areas in 
addition to the other public areas.  

The site areas contribute to the poor conditions of 
Lyman Terrace.   While the central courtyards were 
once actively defi ned and used, two of them are now 
unused asphalt pads.  The third area is used as a 
community garden space.  Overall, there is a lack of 
amenities and security for these areas. The areas lack 
ownership and are a source of public safety concerns 
because they have no identity or supervision. 

A signifi cant driver of the site design of Lyman 
Terrace is the topography and the existing ledge.  
The building locations on the site and the project’s 
distinctive terraced site plan were likely a considered 
response to site constraints.  Because of the existing 
ledge, there is limited fl exibility for major site rede-
sign.  Any intervention will have to be consistent with 
the site’s constraints. 

Existing Path

Existing Courtyard

Existing Site Plan

Lyman Terrace 
Revitalization Study

Context Feasibility Assessments
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Stakeholders

Primary stakeholders for the Lyman Terrace/High 
Street corridor neighborhood include Lyman Terrace 
residents, High Street property business owners and 
investors and other neighbors and investors. In order 
to get input from these groups, we held two resident/
community meetings, one business and neighboring 
property owner meeting, conducted a door to door 
survey at Lyman Terrace and also interviewed property 
owners in the neighborhood.

Takeaways from the fi rst community meeting at the 
beginning of the process were:

Tenant concerns:

 » Conditions and repairs at Lyman.

 » Short-term (during construction) and long-term 
(after construction) housing options. 

As development scenarios were considered, a second 
meeting was held to update residents on emerging 
concepts.  The second meeting reviewed design 
options and included details of potential phased 
relocation scenarios for when construction work 
ultimately takes place.  

The door to door survey of all residents supplemented 
the meetings and solicited feedback on several 
specifi c issues.   The survey information was compiled 
over three days by teams of interviewers from Casa 
Latina and 55 percent of the residents responded to 
the survey.  Feedback from the survey focused on unit 
improvements and open space program/recreation 
options for children in the common areas of Lyman 
Terrace. Safety in the neighborhood was identifi ed as 
a signifi cant concern.

Feedback from neighbors and property owners 
focused on safety and security as well as overall 
visual improvements for the property.  Owners voiced 
optimism that improvements to Lyman Terrace, as 
well as streetscape improvements and neighborhood 
amenities, would benefi t the neighborhood and 
encourage more investment.

Interviews with a High Street property owner 
developer and his property manager indicated that 
substantial renovation of buildings above ground fl oor 
retail uses into market rate rental housing is both 
fi nancially possible and in demand.  A tour of a large 
studio apartment on the third fl oor of a High Street 
building and several smaller units in another building 
along High Street showed that market rate renovated 

units are feasible.  The one tenant interviewed was 
very happy living in a spacious renovated apartment in 
downtown Holyoke.

Survey Takeaways
 » 77% of respondents said they would be likely 

or very likely to return to Lyman Terrace if the 
property was rehabilitated

 » 79% of respondents indicated playground or 
toddler areas as a priority

 » 10% of the households indicated need for handi-
capped accommodations

 » 96% of respondents said that the kitchen and 
bath areas are their fi rst priority

 » 56% said that the mechanical systems (heat and 
hot water) need to be improved

 » 84% of respondents feel that the windows, roof, 
and doors are a top priority

Lyman Terrace 
Revitalization Study
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Question 2 - Financial Assessment
The fi nancial modeling for Lyman Terrace assumed 
that the rehabilitated housing will serve a range of 
incomes but fi rst and foremost the extremely low 
income households that currently reside there.  In 
addition to insuring that all Lyman residents who want 
to return may return to subsidized, affordable units, 
the HHA wants to encourage unrestricted households 
for the property, to the extent it is fi nancially feasible.  

The range of options for the redevelopment of Lyman 
Terrace, from complete demolition and rebuilding 
to modest rehabilitation, were reviewed.   Large 
federal grants are unlikely over the next few years and 
leveraged  resources such as scarce 9% Low Income 

Housing Tax Credits (LIHTC) are very competitively 
awarded ensuring that it would take years, if not a 
decade, to aggregate enough resources for wholesale 
demolition and reconstruction. Therefore, the Lyman 
Terrace project requires a new approach that incor-
porates fi nancial realities and allows the project to 
advance quickly.

The biggest drivers of the recommended redevelop-
ment response are a combination of the needs and 
desires of Lyman Terrace residents, fi nancial feasibil-
ity, and the urgency the City, residents, and HHA feel 
to begin improvements as soon as possible. The team 
was challenged to maximize the limited fi nancial 
resources available to produce a transformative, sus-
tainable, and substantially improved redevelopment 
project that could commence quickly.  Further driving 
the need to move quickly is a desire to continue the 
momentum of transformation downtown.  Retaining 
the status quo of vacant lots and underused buildings 
would signifi cantly hurt progress.  Given those con-
straints, the most viable approach is a rehabilitation 

of the existing units.  This approach is less expensive 
and has more easily accessed resources available.  
4% Low-Income Housing Tax Credit, Historic Tax 
Credits, MassWorks infrastructure funding, State 
Bond soft subsidies, as well as funds from the City of 
Holyoke and HHA would be potential capital funding 
resources contributing to this approach. A smaller 
amount of 9% LIHTCs for a phase of the redevelop-
ment might also be sought to increase the level of 
improvements without unduly slowing down the 
project waiting for a larger infusion of credits. 

Operating subsidy is a key component to ensure that 
low-income Lyman Terrace residents could return 
to the redeveloped project. Project-based Section 8 
Vouchers as well as other operating subsidies such a 
public housing Annual Contributions Contract (ACC) 
or project-based assistance through HUD’s Rental 
Assistance Demonstration (RAD) are the possible 
sources of operating subsidies for deep affordability.

It is not only feasible to combine these subsidies 
to fi nance a project that will satisfy stakeholders, 
but work could commence as soon as resources 
are assembled, which could be a matter of months 
instead of years.  This approach strikes the balance 
of achieving signifi cant transformative changes for 
Lyman Terrace and the neighborhood cost effectively 
and in a timely manner.

Given available fi nancial 
resources and the need to 
begin as soon as possible, 
rehabilitating the existing 

buildings is seen as the 
most viable approach for 

Lyman Terrace.

Lyman Terrace 
Revitalization Study

Transformational 
Project

Feasibility Assessments
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Question 3 - What could Transformative 
Redevelopment look like?

The fi rst question to answer was, is any type of reha-
bilitation of Lyman physically and fi nancially feasible 
within the existing boundaries and plan layouts.  New 
fi nishes, fi xtures, and equipment would be required 
for each dwelling unit to bring them to safe, livable 
standards. This test case assumed no demolition or 
construction of  new demising walls between units 
or rerouting servicing lines to the kitchens and baths.  
This approach would keep  the unit layouts the same 
and yield a total unit count close to its existing capac-
ity.  From a site perspective, the central courtyard 
spaces would be modestly reprogrammed to include 
parkspace, a playground, and a new basketball court.   
Ultimately this test case showed that rehabilitation of 
Lyman was physically and fi nancially feasible. 

It is important not only to rehabilitate Lyman Terrace, 
but to transform the development into a vital, safe and 
community oriented neighborhood that is connected to 
the retail district and to the adjacent parks, canal areas 
and transportation hubs.

The team’s preferred scenario combines a wider range 

of unit types with a well thought- out and signifi cantly 
more developed open space and public realm improve-
ment plan.  This plan incorporates some larger units 
into the mix at Lyman Terrace, provides more housing 
options, provides community space, and focuses on 
how to make it a great place to live and a city asset by 
better connecting it to all of the current and planned 
economic development activities underway in Center 
City.   

In this approach, the three buildings closest to High 
Street area are redesigned to accommodate new larger 
units.  This increase in unit size would bring each 
building from 12 units per building down to 8.  A portion 
of these new units would be ADA compliant.

From an urban design perspective, this scheme builds 
on the central open spaces and makes them more visible 
to the surrounding neighborhood.   This takes form in the 
pathways that run through the center of Lyman Terrace 
and stitch together the open space amenities and 
community spaces.  These Community Paths help make 
the whole area feel less internal and buried within the 

Community 
Program

Community 
Program

Lyman Terrace 
Revitalization Study
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Community 
Program

Community 
Program

development in order to encourage more public interac-
tion.  Attractive and well lit, these paths establish some 
hierarchy in an otherwise directionless central space.  
This scheme also proposes making the open space 
amenities larger and more diverse. Emphasizing and 
enhancing these assets will help attract the community 
at large to these spaces.   

It is important to note that in this scenario, two of the 
small four-unit buildings would be demolished to allow 
the park space to open up and cross Hampden Street.  
While this creates a signifi cant open space that is 
better integrated with the neighborhood, it potentially 
could make procuring Historic Tax Credits for fi nancing 
more diffi cult.  This approach would decrease the unit 
count by about 15%.  The decrease is a result of adding 
community program, space demolishing two small 
buildings and changing the unit mix in three other 
buildings.  The benefi ts are larger open spaces,  with 
better visibility throughout.

Community Program 

In addition to housing, new community space would be 
welcomed by Lyman Terrace residents and neighbors.  
A new community room will ideally be positioned to 
overlook and monitor one of the central courtyard 
spaces.  In addition, new centrally located laundry 
facilities would be a tremendous asset to the residents 
and could provide visual supervision of the open 
spaces.  A management offi ce will also be required for 
the development and is envisioned as part of a cluster 
of community programing.

Lyman Terrace 
Revitalization Study

Transformational 
Project

Redevelopment 
Scenarios



1st floor

2nd floor

2

6
7

5

1

3
2

2
2

6
7

4

5

11D

13J

9N
8A

10C

12G

18
Illustrative Plan Axonometric 

A

B

Lyman Terrace 
Revitalization Study



19

Building Work

Landscape + Site Work

1. New kitchen equipment (Energy Star) and 

millwork

2. New bathroom fi xtures, fi nishes and 

accessories

3. New fl ooring and interior painting throughout 

4. New exhaust fans at bathrooms

5. New Interior Lighting

6. Smoke Detectors

7. New Sprinkler System

8. New heating system

9. New integrated AC System

10. Hazardous material abatement as necessary

11. New electrical servicing in apartments

12. New plumbing throughout

13. Restore interior stairs as necessary

14. Create ADA compliant apartments

15. New unit walls for larger units

16. New Energy Effi cient Windows 

17. New Entry Doors and Hardware

18. Brick repointing as necessary

19. Restore metal canopies at unit entries

20. Replace unit entry steps and railings 

21. Replace existing service doors 

22. New Management Offi ce 

23. New Community Room 

24. New Laundry Facility (3 total)

A. Replace site retaining walls

B. New stormwater management system

C. Install new fencing 

D. New sidewalks throughout

E. Incorporate accessible ramps and curb cuts 

as needed

F. New dumpsters, pads and enclosures (3 total)

G. New Streetlights

H. New Security Cameras

I. New Plantings throughout

J. New park space, playground and basketball 

court

K. Enhanced community gardens

L. New Mail Boxes  

M. New Street Furniture (benches, tables, bike 

racks, and trash and recycling receptacles)

N. New Stormwater plantings

O. Enhanced ground surface (i.e. unit pavers) at 

signifi cant public areas

J
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Existing pespective of path

Proposed pespective of Lyman Community Path

NOTE: The above illustrative graphic shows selective 

demolition of two of the small buildings.   Any 

decision on demolition is at the discretion of the 

potential development team.  Should all buildings 

be kept, it is the recommendation of this study 

that these small buildings  be reserved forpublicly 

oriented program as much as possible.

Transformative Objectives
 » A wider range of unit types including larger 

units

 » New community program  

 » Reduction in the overall unit count (to accommo-
date community program, some larger units and 
enhanced open space) 

 » New building systems, kitchen and bathroom 
fi xtures, equipment and millwork

 » Restoration work to building exteriors

 » Enhanced Open Space scope with a strong 
urban design to better integrate Lyman Terrace 
into the neighborhood 

 »  Upgraded site fi nishes (unit pavers, stormwa-
ter planters, enhanced fencing) 

 » Better visual connection to key streets

Lyman Terrace 
Revitalization Study
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Infrastructure - Connectivity and Amenities
Better connecting Lyman to its surroundings will 
help meaningfully reintegrate an area that has been 
disinvested, segregated, and disconnected.  The belief 
is that positive change for the residents of Lyman 
takes more than just renovated units.  Increased 
connections and integration of the development 
into the neighborhood will make Lyman a part of 
and contributor to the social fabric of the downtown 
commercial district as well as a good neighbor to the 
existing and planned housing immediately adjacent to 
the property.

By enhancing amenities and making these features 
more public, the Lyman Terrace community will 
become part of a mixed- use urban environment 
where residents come together and share both civic 
and neighborhood pride.  The work that needs to be 
done is a combination of on-site improvements and 
improvements along key streets.  High Street, Front 
Street, and Hampden Street have the potential to 
fundamentally transform how Center City and Lyman 
Terrace work together.  Leveraging the distinct assets 
and opportunities of each of these streets is essential 
to the future of Lyman Terrace and Center City 
Holyoke.

Establishing defi ned and well-structured streets can 
have traffi c calming benefi ts and make the street a 
safer, more pleasant place to walk.  Curb extensions 
signifi cantly cut the crossing width and help give 
pedestrians priority.   Street furniture and landscape 
improvements make a street welcoming and pedes-
trian/community friendly. 

Intersection of Front Street and John Street with 

the newly renovated Proulx Parking Garage at left

Intersection of Hampden and High 

Streets with Lyman Terrace beyond.
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Framework Diagram for enhancing connectivity 

between Lyman Terrace and Center City Holyoke. 

Hampden Street

Crossing through Lyman Terrace, Hampden Street is a 
connector that can tie major area assets together.  By 
bringing people through Lyman Terrace it can pump 
new vitality into an area that has been disconnected.  
From High Street, Hampden offers framed views 
down to the First Level Canal.  Developing the street 
can perceptually bring the canal - and potential future 
waterfront development - closer to the activity of High 
Street.

Lyman Community Paths

The paths through the development connect open 
space amenities and establish hierarchy and 
orientation within the development.  The well-lit, 
well-landscaped paths reach out across Lyman Street 
to the entrance to Pulaski Park.  

Front Street

Located at the development’s lower edge, Front 
Street has the opportunity to be a waterfront asset 
for Center City Holyoke.  As part of the Canal Walk 
it is a critical part of Holyoke’s public realm and 
transportation network.  Enhancing the waterfront 
and Front Street will bring people through Lyman 
Terrace and better connect the development to key 
public realm assets of the city.  Front Street can foster 
a better connection between Heritage State Park 
and its museums to Pulaski Park, which is currently 
undergoing renovations.  The abandoned railway line 
can transform to a linear greenway along Front Street 
that would set the stage for the rehabilitation of the 
existing building stock.

NOTE: The above illustrative graphic shows selective demolition of two 

of the small buildings.   Any decision on demolition is at the discretion 

of the potential development team.  Should all buildings be kept, it is the 

recommendation of this study that these small buildings  be reserved 

forpublicly oriented program as much as possible.
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Proposed cross sections through 

Lyman Community Path

NOTE: The above illustrative graphic shows selective demolition 

of two of the small buildings.   Any decision on demolition is at the 

discretion of the potential development team.  Should all buildings be 

kept, it is the recommendation of this study that these small buildings  

be reserved forpublicly oriented program as much as possible.
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Proposed cross section 

perspective of Hampden Street

Hampden Street
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Proposed cross section 

perspective of Front Street

Front Street
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Development Opportunities

High Street provides opportunities for further 
development.  It has an under occupied building 
stock that is an ideal for restaurants and  retailers 
on the ground levels of buildings and small offi ces 
or market-rate housing development on upper fl oors.  
These buildings appear to have solid bones and a 
level of architectural detailing that makes them very 
attractive for rehabilitation.  

Interviews with two investor/developers in Holyoke 
indicate that market rate units for rental apartment 
units are feasible in downtown Holyoke if total 
purchase/renovation costs can be kept in the range of 
$125,000 or less.  Available units in the downtown have 
few vacancies and rent from $750 to $850 a month for 
a 700sf one bedroom to $1,250 per month for a 1,150sf 

1
2

3

4

5

Key Center City Development Sites
1. High +Lyman Street - Potential location for marketrate 

housing above existing ground level retail

2. High + Hampden - New, fully accessible, mixed income 

housing development with ground level retail. 

3. High + John - Potential location for marketrate housing 

above existing ground level retail

4. Alleyway - Potential location for openspace serivce 

amenity (i.e., foodtrucks)

5. Front + Dwight - Potential location for marketrate 

housing above existing ground level retail
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Assets +  Initiatives in Center City 

Holyoke

Potential development sites.

Dwight Street

Suffolk Street

Appleton Street
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High Street  between Hampden 

and John street

High Street  between Lyman and 

Oliver Streets

two bedroom or a 900sf loft studio.  Since some of the 
currently available rental units are in rehabilitated 
buildings on High Street, it is feasible to renovate 
these buildings.  Additional residents will fuel the fea-
sibility of additional ground fl oor uses.  Historic tax 
credits and Housing Development Incentive Program 
(HDIP) are potential funding sources for private 
development. Ultimately restoring these buildings to 
their past glory is an opportunity for Holyoke to build 
on its assets and use the presence of the past to help 
shape the future of Center City. 

While new development is diffi cult at this time, 
surface parking lots scattered along High Street 
are ideal for new development when the market can 
support it.  These lots provide an opportunity to fi ll in 
the gaps along High Street.   A site at the corner of 
High and Hampden for example, could accommodate a 
25 unit housing development.   

Front Street also presents several opportunities for 
signifi cant development.  Currently, as Front Street 
travels by Lyman it loses defi nition and, with the 
exception of Canal Place, lacks active programming.  
Giving its existing and adjacent uses, Front Street 
could be considered a mixed-use area that blends 
commercial offi ce development with new housing, 
retail and public realm amenities.

The vacant Die Cut Card building located at 439 
Dwight Street across from Heritage State Park 
would be a good location for a market-rate housing 
development.  Positioned at a gateway location on 
the corner of Front and Dwight Streets near the canal, 

rehabbing this building would be a highly visible sign 
of Center City’s revitalization. An investor with a 
building on Dwight Street has mothballed his building 
until improvements begin at Lyman Terrace, but plans 
to pursue a mixed use or commercial offi ce building at 
the site.

Lyman Terrace 
Revitalization Study
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The recommendations and suggestions found in this 
report are based upon public comments from Lyman 
Terrace residents, High Street and other local property 
owners and investors, neighbors and community 
members as well as the research undertaken by the 
consultant team.  

This report illustrates that a rehabilitation of Lyman 
Terrace is both fi nancially and physically feasible.  
A combination of operating, affordable housing 
and historic tax credits and low income and historic 
tax credits could supprt a substantial renovation of 
Lyman Terrace. 

In order for the rehabilitation to be transformative, it 
must be combined with infrastructure work that will 
improve the public realm and connect Lyman with 
its surrounding neighborhood.  These improvements 
can spur considerable additional investment in the 
surrounding area to strengthen revitalization efforts 
in Center City Holyoke.

Conclusion
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