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MEMORANDUM MAY 16,2019

TO: BOSTON REDEVELOPM ENT AUTHORITY
DIBIA BOSTON PLANNING & DEVELOPMENT AGENCY (BPDA)-

AND BRIAN P. GOLDEN, DIRECTOR

FROM: JONATHAN GREELEY, DIRECTOR OF DEVELOPMENT REVIEW

MICHAEL CHRISTOPHER, DEPUry DIRECTOR FOR DEVELOPMENT

REVI EWGOVE RN M ENT RELATIONS

AISLING KERR, PROJECT MANAGER

SUBJECT: 21 QUEEN STREET, DORCHESTER

NEIGHBORHOOD HOUSE CHARTER SCHOOL EXPANStON pROJECT

SUMMARY: This Memorandum requests that the Boston Redevelopment Authority
('BRA") dlbla Boston Planning & Development Authority ("BPDA")

authorize the Director to: (1) issue a Certification of Approval for the
proposed Neighborhood House Charter School expansion project
located at 21 Queen Street in Dorchester ("Proposed Project"), in
accordance with Article 80E, Small Project Review of the Boston Toning
Code (the "Code"); and (2) take any other action and execute any and

all other agreements and documents that the Director deems
appropriate and necessary in connection with the Proposed Project.

PROIECT SITE

The Project Site, and existing home of approximately 450 Neighborhood House
Charter School students in grades Pre-Kindergarten through 7th Grade, comprises

approximately 2.3 acres at 21 Queen Street in the Pope's Hill area of Dorchester.

The Project Site is bounded by Queen Street to the east, and residential abutters on

North Munroe Terrace to the south, Train Street to the west, and King Street to the

north.

BOARD APPROVED

- Effective October 20,2016, the BRA commenced doing business as BPDA.
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DEVELOPMENT TEAM

The development team consists of:

Proponent: Neighborhood House Charter School Foundation
Kate Scott
Lisa Desfosses

Architect Arrowstreet, lnc.

Laurence Sprang

Jessica Bessette

Consultant: Oroe Preservation Development
Robert Baldwin

Legal Counsel: Sullivan & Worcester. LLP

Victor Baltera

McDermott. Ouilty & Miller, LLP

Dennis Quilty

Construction Manager: W.T. Rich Company. lnc.

Brian Santos

Transportation Consu ltant: M DM Transportation Consultants
Robert Michaud

DESCRIPTION AND PROGRAM

The Neighborhood House Charter School Foundation (the "Proponent") acquired
the Project Site at 21 Queen Street in2004 and undertook an extensive renovation
and expansion of the previously existing building. The school moved into the
completed space in 2006. The current Neighborhood House Charter School

building at 21 Queen Street is a five (S)-story building totaling 68,650 square feet.

Within the Project Site there is also an outdoor recreation area (including basketball

court, turf field, and playground) and parking for fifty-nine (59) vehicles, which

exceeds the current zoning requirement of fifty-five (55) on-site parking spaces.
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Upon occupying the building at21 Queen Street in 2006, the Proponent
contemplated and planned further renovations to add a gymnasium and six (6)

classrooms. These plans were ultimately postponed to a later date due to funding.

On February 8,2019, the Proponent filed a Small Project Review Application
("SPRA") with the BPDA for a proposed expansion to the existing Neighborhood
House Charter School location at 21 Queen Street, totaling approximately 21,000
gross square feet and containing twelve (12) additional classrooms, a middle school
gymnasium, and support spaces (the "Proposed Project"). The Proposed Project
also includes reconfiguring the existing parking area on the Project Site to improve
traffic flow around and through the campus to bring cars off the road and allow
them to queue on site in efforts to improve traffic conditions, especially during
drop-off and pick-up times. Additionally, the Proposed Project plans to increase on-
site parking from the fifty-five (55) spaces currently required to at least seventy (70)

spaces.

ART!CLE 80 REVIEW PROCESS

Following the Proponent's submission of a Small Project Review Application with
the BPDA on February 8,2019, pursuant to Article 80E of the Code, the BPDA

sponsored a public meeting on March 6,2019 at the Leahy Holloran Community
Center in Dorchester (1 Worrell Street, Dorchester, MA 02122). This public meeting
was advertised in The Dorchester Reporter, posted to the BPDA calendar, and email
notification was sent to all subscribers of the BPDA's Dorchester neighborhood
updates. Local elected officials and their staff also received notification and
invitation to the meeting.

The comment period in connection with the Proponent's submission of an SPRA

concluded on March 11,2019.

ZONING

The Project Site is located within a 3F-5000 subdistrict of the Dorchester
Neighborhood district, which is governed byArticle 65 of the Code.

The Proposed Project anticipates zoning relief inclusive of the following:

1. Conditional Use for School

2. Variance for Floor Area Ratio.

3. Variance for Building Height and Stories.
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4. Variance for Parking in the Front Yard and Location of Accessory Use

5. Variance for Parking Lot Screening Requirements.
6. Variances for Minimum Front Yard.
7. Variance for Minimum Number of Loading Spaces.

8. Variance for Minimum Front Yard.

MITIGATION

Mitigotion

Proposed Project Site modifications will fully ac(ommodate Neighborhood House

Charter School pick-up/drop-off activity within the property, thereby reducing or
eliminating queuing impacts that currently occur on Claymont Terrace while also

improving school bus operations. The increased on-site parking capacity will also

reduce the potential for staff parking on neighborhood streets.

Through continued work with the BPDA, Boston Transportation Department,
Boston Public Works Department, and Public lmprovement Commission, the
Neighborhood House Charter School further commits to the design and
implementation of off-site improvements on neighborhood streets aimed at
reducing illegal parking that impairs school bus circulation, enhancing traffic
capacity and improving pedestrian crossings. Suggested mitigation measures
include:

o

o

a

King Street at Queen Street: lmproved pavement striping and delineators

that clearly define illegal or restricted parking areas within the intersection

that currently impair bus turns during peak hours.

King Street at Neponset Avenue: lmproved pavement striping that'includes

separate left-turn and right-turn lanes for the King Street approach and "Do

Not Block the Box" markings and associated signs on Neponset Avenue.

Neponset Avenue at Claymont Terrace: lmproved pavement striping along

the eastbound Neponset Avenue approach to Claymont Terrace that

delineates parking restrictions near the intersection. This improvement will

reduce the potential for illegal parking that occasionally impairs bus turns

onto Claymont Terrace.

Pedestrian Crossings: The pedestrian crossing at King Street/Queen Street

will be re-striped and tactile warning strips will be provided where missing at

this intersection as well as King Street/Neponset Avenue'
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Communig Benefits

It is believed that the Proposed Project will be a benefit to the immediate
neighborhood, the Dorchester community, and the City of Boston as a whole
Specifically, the community benefits include:

lncreasing educational opportunities in the neighborhood. While there is a

lottery for admission, 1 2o/o of the students at this school come directly from
the Pope's Hill/Neponset neighborhood and77o/o more broadly come from
Dorchester, Mattapan, and Roxbury.
lmprovement of traffic flow in the immediate area around the property
during morning drop-off and afternoon pickup due to new on-site queuing.

Reduced usage of on-street parking by staff, due to increased capacity of on-
site parking,

Relocation of approximately 9 permanent jobs to this site after completion of
construction (obs currently exist already and are about 1 mile away at 197

Centre St in Dorchester).
Creation of approximately 72 new full time equivalent prevailing wage
construction jobs.

a

a

a

a

a

RECOM MENDATIONS

The Proposed Project complies with the requirements set forth in Section 80E of
the Code for Small Project Review. Therefore, BPDA staff recommends that the
Director be authorized to: (1) issue a Certification of Approval for the proposed
Neighborhood House Charter School expansion project located at 2'l Queen Street

in Dorchester ("Proposed Project"), in accordance with Article 80E, Small Project

Review of the Boston Zoning Code (the "Code"); and (2) take any other action and
execute any and all other agreements and documents that the Director deems

appropriate and necessary in connection with the Proposed Project.

Appropriate votes fol low:

VOTED: That'the Director be, and hereby is, authorized to issue a Certification
of Approval for the proposed Neighborhood House Charter School

expansion project located at 21 Queen Street in Dorchester, proposed

by Neighborhood House Charter School Foundation, lnc., in order to
construct an approximately 2'1,000 square-foot addition to the existing

building at 21 Queen Street, inclusive of twelve (12) additional
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FURTHER

VOTED:

classrooms, a middle school gymnasium, support spaces, and
expanding outdoor on-site parking to total at least seventy (70) spaces
(the "Proposed Projecf'), in accordance with Article 80E, Small Project
Review of the Boston Zoning Code, subject to continuing design review
by the Boston Redevelopment Authority; and

That the Director be, and hereby is, authorized to take any other
action and to execute any other agreements and documents that the
Director deems appropriate and necessary in connection with the
Proposed Project.
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Neighborhood House Charter School

Queen Street Expansion @ 1:1,500
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