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I. Planning Context 

The purpose of the Stoneham Town Center Strategic Action Plan study is to 

identify a set of goals, strategies and actions to reinvigorate Stoneham 

Center and its surroundings and regain its place as the focal point of 

community life. The project included several phases. The first Phase involved 

an analysis of existing conditions including a review of demographic and 

socioeconomic conditions, existing land use and zoning and other criteria 

detailed in this report. A broad market study was then undertaken to 

identity the potential for supportable residential and retail development 

within the Town Center area. This analysis, combined with significant input 

received from the public at an Open House event on October 1, 2014 

informed a series of recommendations highlighted in Section VIII of this 

document. 

Location and Study Area 

The Town of Stoneham, a mature inner-core suburb, is uniquely located 

north of Boston at the junction of Interstates 93 and 95, which provides 

residents with strong access to Boston and regional job centers, and 

companies a strategic location with strong auto-oriented transportation 

links. 

Stonehamõs Town Center area is the focus of this analysis. As shown in Figure 

1, Stoneham Center is located along State Route 28 (Main Street). The 

study area includes Stoneham Square, the Town Common, primary entry 

corridors, and surrounding blocks. The primary study area (solid black line) 

includes all parcels along Main Street between Montvale Avenue to the 

north, Hancock Street to the South, Spencer and Fuller Streets to the east, 

and Warren Street/Hill Court to the West. A larger secondary study area 

(dotted black line) includes all parcels bounded by the proposed Tri-

Community Bikeway right-of-way to the north, Wright Street to the west, 

Pine Street to the east, and Marble Street to the South. Essentially, these 

areas serve as the gateway corridors into the town center. 

  

Figure 1: Study Area 
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Historical Perspective 

Stoneham residents take pride in their industrial history as the former òShoe 

Townó during the 19th century. At its peak, local footwear manufacturers 

produced up to 380,000 pairs of shoes, one of the largest outputs in the 

county. 

At the turn of the century, Stoneham saw a population boom as shoe 

manufacturing gave way to the pharmaceutical and automobile industries, 

both major employers in the town during the 1900s. However, with the 

construction of I-93 in the 1960s, Stonehamõs transformation into a 

residential suburb for many that work in Boston was complete. Since then, 

Town Center has seen its place as the center of community life fade, as the 

largest employers and retail located along highways and other auto 

corridors and residential development went to more auto-oriented 

suburban developments. 

Stoneham Center Today  
Stoneham Center remains the active civic center of the town, with Town 

Offices, the Post Office and the Library all located within a ¼-mile of 

each other; however, post-WWII suburbanization has drawn much of the 

areaõs vibrancy away, with large auto-oriented shopping centers located 

just outside of the study area drawing businesses and consumers away 

from the center. Fortunately, recent investments have kick-started   

Stoneham Centerõs transformation, including development of a new, 

picturesque Town Common, the adaptive reuse of older buildings into 

mixed use housing and retail, and construction of a new middle school 

nearby, as well as brand new mixed-use construction. Despite these 

investments, and although Stoneham Center retains numerous businesses, 

including restaurants, professional services, and notably, a professional 

theatre, foot traffic tends to be light except during special events and 

before and after theatre performances. So, although the area aspires to 

have the pulse of a downtown, it is not yet the destination it could be. 

Instead, and as indicated during interviews for this project, Stoneham 

Center for many is a place they pass through in their cars. Thus, the Town 

                                                           
1 Four Census block groups in the Stoneham Square area 
2 MetroFuture ƛǎ a!t/Ωǎ ол-year long-range regional plan. 

must increase efforts to undergo the greater transformation desired by 

many to fully recapture its place as the center of the community. 

II. Current Conditions 

Population and Households 

Population: Existing and Projected 
Stoneham Center1 has just over 3,400 residents, accounting for 

approximately 16% of Stonehamõs 21,437 total residents as of the 2010 

Census. Over the past twenty years, Stonehamõs population has grown 

slowly and has not experienced the robust growth seen in neighboring 

towns that have access to public transit or are close to major highways.  

MAPCõs MetroFuture2 projections show that Stonehamõs overall population 

will remain stable over the next 15 years (Figure 2); however, the age 

0

10000

20000

30000

40000

50000

1990 2000 2010 2020 2030

Figure 2: Projected Population Growth
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Figure 3: Projected Population Growth by Age, Stoneham 
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composition will change significantly. Seniors aged 65 or above will see 

the greatest increase - 60% by 2030, whereas younger residents will 

decrease (Figure 3). This change in age distribution will impact Stonehamõs 

housing demand, amenities desired, and service costs. Attracting a younger 

workforce to live and work in the community will be critical to maintaining 

a balanced tax base in the town. 

Household Characteristics 

Stoneham Center is home to approximately 1,300 households, roughly 

15% of Stonehamõs total of close to 9,000. Although there has been a slight 

decrease in the number of households over the last decade, the number of 

households is projected to increase over the next 20 years according to 

MAPCõs projections. (Table 1).  

Like surrounding residential suburban communities, Stoneham has a high 

proportion of family households (65%); however, only 27% are families 

with children.. Additionally, and similar to regional and national trends, 

Stonehamõs households are getting older and smaller: median age has 

increased and household size has decreased over the past 20 years. 

Stoneham and Stoneham Center are projected to see a significant increase 

in number of households headed by persons 65 and older over the next 20 

years (Table 1).  

The aging of the population will have a large impact on the housing stock 

in Stoneham Center. Many older households, including òempty nestersó, are 

more likely to downsize to both reduce cost of living and eliminate the need 

to upkeep larger homes. They often prefer smaller units in walkable, 

amenity-rich environments typically found in mixed-use and/or multi-family 

buildings and environments like Stoneham Center. However, given the 

aging of the population, it is important for Stoneham Center to attract 

younger households, both singles and couples without children, as well as 

households with children. More residents with spending power are needed 

to support an active retail environment. Fortunately, housing preferences of 

younger people and seniors are very much aligned in todayõs market ð 

both are more òurban-inclinedó ð with many preferring to live in multi-

family structures. Therefore, creating an accessible, amenity rich, active 

environment will be attractive to both. 

 

 

Table 1: Household Change by Age: 2010 - 2030 

  2010 2020 2030 Change % 

Households  8,994 9,239 9,507 513 5.7% 

    Under 20  47   34   24   (23) -49% 

     20 to 34  1,053   1,106   1,045   (8) -1% 

     35 to 54  3,521   2,994   2,940   (581) -17% 

     55 to 65  1,840   2,080   1,738   (102) -6% 

     65+  2,533   3,025   3,760   1,227  48% 

Source: US Census and MAPC (Stronger Region Projections) 

Race and Ethnicity 

The Town of Stoneham is a predominantly white community (90% in 

2010). The Stoneham Center area has a slightly more diverse population, 

with more African-American than the Town and twice (6%) as many 

Latino/Hispanic population (Figure 4).  
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Income and Poverty  

The median household income (MHI) in Stoneham Center ($62,466) is 

approximately 15% lower than Stoneham overall ($72,938). While income 

levels are comparable to surrounding towns like Medford and Woburn, 

they are significantly lower than its more affluent neighbors such as 

Winchester and Reading and increasingly, Melrose. And although MHI in 

Stoneham has increased over the past decade, incomes increased by a 

lower percentage compared to all but one of its surrounding communities 

between 2000 and 2012. 

Table 2: Household Income, Stoneham and Surrounding Communities 

  2000 2012 Percent Change 

 STONEHAM  57,240 $72,938 27% 

 Malden  45,255 $54,229 20% 

 Medford  52,510 $72,773 39% 

 Melrose  62,985 $86,264 37% 

 Reading  76,453 $102,614 34% 

 Wakefield  64,811 $85,810 32% 

 Winchester  93,585 $128,199 37% 

 Woburn  55,094 $72,434 31% 
Source: US Census 2000 and ACS 2012 

Stonehamõs lower income is due in part to the large number of seniors, many 

of whom are likely living on a fixed income. When looking at household 

incomes by age of the householder, those over 65 years of age earn under 

$37,000 annually. Median incomes for households between 25 and 64 

years of age exceed $85,000.  

Table 3: Household Income by Age 

Age Median Income 

  15 to 24 years $54,583 

  25 to 44 years $85,293 

  45 to 64 years $88,530 

  65 years and over $36,827 
Source: ACS 2012 

 

 

 

Over a third of Stonehamõs households are either low, very low, or 

extremely low income (Figure 5); more than half of this population is 

burdened by housing costs (spending 30% or more of their income on 

housing). Additionally, Stoneham Center has a higher number of 

households living in poverty than all of Stoneham - 7.2% vs. 5.5%, 

respectively. (Figure 6). 

 

 

  

10.4

11.1

9.7

11.0

8.5

9.0

9.5

10.0

10.5

11.0

11.5

< 30% AMI 30 - 50% AMI50 - 80% AMI 80 - 100%
AMI

%
 o

f 
H

o
u
s
e

h
o

ld
s

Figure 5: Low Income Households

7.2%

5.5%

0

1

2

3

4

5

6

7

8

Stoneham Square Town of Stoneham

%
 H

o
u
s
e

h
o

ld
s
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Industry and Employment 

Businesses not only bring tax revenue to a community, they bring jobs for 

local residents, and they bring consumers (employees who reside out of the 

area, but commute in) to support local retail and services.   

Stoneham Town Center Jobs 

Stoneham Town Center is the historic center of business within the 

community. Although the area no longer is the primary location for business 

growth and employment within town, nearly 740 businesses within a half-

mile of the Town Common still employ approximately 4,000 workers. When 

looking at workers within a 5-minute drive, the number increases to over 

16,000. This represents a large pool of potential consumers.  

Professional and Scientific Services, Retail Trade, and Health Care & Social 

Assistance establishments are the largest employers within the half-mile. 

Among the many retail jobs, clothing and accessories stores, and food and 

beverage stores have the highest number of employees; however, most are 

located outside of the Study Area at and around Redstone Plaza and along 

Montvale Avenue. The large number of professional and health care 

workers is attributed to the presence of office buildings and health care 

providers (e.g. Massachusetts Eye & Ear Infirmary), along Montvale Avenue 

from Main Street to I-93.  

 

 

 

 

 

 

 

 

 

 

Table 4: Employment within ½-mile of Town Common 

 

  

Industry 

Businesses Employees 

# % # % 

Agriculture, Forestry, Fishing etc. 1 0.1% 3 0.1% 

Mining 0 0.0% 0 0.0% 

Utilities 0 0.0% 1 0.0% 

Construction 68 9.2% 289 7.2% 

Manufacturing 25 3.4% 221 5.5% 

Wholesale Trade 22 3.0% 89 2.2% 

Retail Trade 66 8.9% 465 11.6% 

Transportation & Warehousing 13 1.8% 118 3.0% 

Information 10 1.4% 187 4.7% 

Finance & Insurance 38 5.1% 228 5.7% 

Real Estate, Rental & Leasing 23 3.1% 72 1.8% 

Professional, Scientific & Tech Svs 101 13.7% 545 13.6% 

Management of Companies & 
Enterprises 

2 0.3% 3 0.1% 

Administrative & Support & 
Waste Management & 
Remediation Services 

76 10.3% 344 8.6% 

Educational Services 16 2.2% 202 5.1% 

Health Care & Social Assistance 62 8.4% 471 11.8% 

Arts, Entertainment & Recreation 21 2.8% 94 2.4% 

Accommodation & Food Services 31 4.2% 135 3.4% 

Other Services (except Public 
Administration) 

78 10.6% 335 8.4% 

Public Administration 11 1.5% 194 4.9% 

Unclassified Establishments 75 10.1% 0 0.0% 

TOTAL 739 100.0% 3,997 100.0% 
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III. Land Use & Zoning 
Land use in the Primary Study Area (Figure 7, solid black line) is supportive 

of a walkable Town Center Environment and includes retail establishments, 

professional and town offices, institutional uses, open space and mixed use 

multifamily residential.  

The Secondary Study Area (dotted line) includes auto oriented retail and 

office uses including Stop and Shop and Mass Eye and Ear, the newly 

renovated and expanded Stoneham Middle School, and single-, two- and 

multifamily (including townhouses) residential.  Numerous underutilized 

parcels holding retail and light industrial uses are found south of Stoneham 

Square on parcels facing Main Street.  

Residential Uses  

Residential density is essential to a successful town center. Local residents 

form a crucial consumer base for local retail areas as they support 

establishments beyond the 9 to 5 workday, particularly on weekends. 

However, although residential uses are found on nearly 70% of parcels 

within the larger study area, most are lower density single or two-family 

residences along the periphery, as well as some smaller multifamily 

developments. 

Within the Primary Study Area, there are a limited number of residential 

uses. Notably, there is the former Loveõs building condominiums just south of 

Stoneham Square, and the new rental complex at 411 Main Street. Beyond 

these two developments, the only residential options include walk up rental 

units located on upper floors of older buildings. These units lack the 

amenities many downtown inclined populations prefer, and are not 

accessible to those unable to maneuver stairs easily.   

Greater residential uses and densities would better support an active retail 

environment, while also provide housing for seniors and young professionals 

most likely to reside in Town Center.  

 

 

  

Figure 7: Land Use 












































