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PROJECT TEAM 
 
1.1     Developer Profile 
 

Founded in 1966, Madison Park Development Corporation (MPDC) is one of the nation's first community-
based, non-profit organizations to independently develop affordable housing for low and moderate income 
residents.  MPDC created a model of resident-led community development, and has evolved to become a 
comprehensive agency promoting the full revitalization and redevelopment of Roxbury.  For almost 50  
years, MPDC has been at the forefront of the physical redevelopment of Roxbury.  MPDC has a strong track 
record of producing affordable and high quality housing for low and moderate income families.  MPDC’s 
commitment and impact can be seen in the development of 113 homeownership units, 1,169 rental 
apartments, and 125 units of student housing.  As a result, more than 3,000 people choose to live in MPDC 
housing in the Roxbury, South End and Mattapan neighborhoods of Boston.  MPDC projects such as the 
Schoolhouse Apartments and Hibernian Hall represent the preservation of important Boston historic sites 
that contribute to the character and vitality of Roxbury.   

 
1.2     Development Team 

Property Owner / Developer 

Madison Park Development Corporation (Developer)  
Madison Park III Associates (Current Owner) 
XXX LLC (New Owner to be Created) 
184 Dudley Street 
Roxbury, MA  02119-2573 
 
William Gordon, Associate Director of Real Estate 
617-849-6242 
wgordgon@madison-park.org 
 
Laura Martin, Project Manager 
617-849-6222 
lmartin@madison-park.org 

Architect 

Stull and Lee, Inc. 
103 Terrace Street 
Boston, MA 02120-3441 
 
David Lee (Principal) 
617-426-0406 
dlee@stullandlee.com 

Legal Counsel 

Klein Hornig 
101 Arch Street, Suite 1101 
Boston, MA 02110 
 
John Achatz  
617-224-0608 
JAchatz@kleinhornig.com 
 
Teresa Santalucia  
617-224-0621 
TSantalucia@kleinhornig.com 

mailto:wgordgon@madison-park.org
file:///C:/Users/tmaistros/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/SNWVEMM1/annie@csndc.com
file:///C:/Users/tmaistros/AppData/Local/Microsoft/Windows/Temporary%20Internet%20Files/Content.Outlook/SNWVEMM1/mwainc1@hotmail.com
mailto:JAchatz@kleinhornig.com
mailto:TSantalucia@kleinhornig.com
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Civil Engineer 

Joyce Consulting Group 
100 Wyman Road 
Braintree, MA 02184 
 
Erin Venezia Joyce (Principle) 
781-817-6120 
hello@joycecg.com 

Structural Engineer 

Goldstein-Milano, LLC 
125 Main Street 
Reading, MA 01867 
 
Brent Goldstein, P.E. 
781-670-9990 
brg@gm-se.com 

MEP Engineer 

Wozny/Barbar & Associates, Inc. 
1090 Washington Street 
Hanover, MA 02339 
 
Zbigniew Wozny, P.P., LEED AP 
781-826-4144 
zwozny@wbaengineers.com 

Environmental/21E Engineer 

McPhail Associates, LLC 
2269 Massachusetts Avenue 
Cambridge, MA 02140 
 
Ambrose J. Conovan, L.S.P., P.E. 
617-868-1420 
AJD@mcpahilgeo.com 

Surveyor 

R.E.Cameron & Associates, Inc. 
681 Washington Street 
Norword, MA 02062  
 
Scott Cameron (Principal) 
781-769-1777 ext. 13 
scameron@recomcast.net 

Geotechnical Engineer 

Geotechnical Partnerships, Inc. 
805 Main Street 
Sanford, ME 04073 
 
Lisa Casselli (Principal) 
781-646-6982 
Lisacasselli@aol.com 

 
 
 

mailto:hello@joycecg.com
mailto:brg@gm-se.com
mailto:zwozny@wbaengineers.com
mailto:AJD@mcpahilgeo.com
mailto:scameron@recomcast.net
mailto:Lisacasselli@aol.com
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PROJECT DESCRIPTION 
 
2.1     Project Introduction 
 

The Community Center is part of MPDC’s larger master plan for modernizing Madison Park Village (MPV), 
and creating a community that is actively engaged in developing itself.  Madison Park Village contains a total 
of 546 affordable housing units developed in the 1970s and 1980s.  Adjacent Madison Park properties and 
proposed new construction add another 149 families to the Madison Park Village community.  These units 
are distributed through a series of townhomes, a mid-rise building, and a senior housing high-rise building.  
MPDC is in the process of renovating all of the units in the Village, and the proposed new Community Center 
will be a crowning project in making MPV a premier affordable housing development that can provide 
robust community development services and activities to residents of the neighborhood and the greater 
Roxbury community. 
 
The Village currently contains limited community space, with a 935 sf community room located in the 
management office at 122 Dewitt Drive, and a 2,700 sf building housing a small public internet center and 
out-of-school program space located at 40 Raynor Circle.  These facilities are woefully inadequate for the 
needs and demands for services at Madison Park Village at this time.   Furthermore, the building at 40 
Raynor Circle will be demolished as part of the approved construction of two new apartment buildings on 
Melnea Cass Boulevard (part of the Whittier Street Choice Neighborhoods Initiative (CNI) plan).  The 
proposed Dewitt Community Center will provide a central location with greatly expanded space for the 
existing programs currently located at 40 Raynor Circle, as well as significant space for new programs.  The 
vision of the Dewitt Community Center is to provide a central location for an array of program spaces, 
including a public internet center, a large recreational room with a basketball half court, out-of-school care 
space, flexible exercise/class rooms and outdoor space landscaped to allow for socialization and 
programing.  MPDC will build on solid, long-term partnerships with service providers for these spaces, 
ensuring that this facility will be a central, well-utilized anchor for the community.   

 
Figure 1 - Locus Plan  

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 



Dewitt Community Center SPRA 

 

4 
 

2.2     Site & Neighborhood Context 
 

Location:  The Project Site is within the Lower Roxbury Neighborhood, specifically in the center of the 
Madison Park Village (MPV) neighborhood.  The site is located at the corner of Ruggles Street and Dewitt 
Drive.  Direct adjacencies within the block include Haynes House, a mid-rise residential building to the 
southeast, and a residential parking lot to the northeast.  MPV residential properties surround the site, with 
the exception of Madison Park High School athletic fields being located to the southwest of the site.  Across 
Dewitt Drive and Ruggles Street are townhomes and a senior high-rise building, both part of MPV.  Across 
the corner of Dewitt Drive and Ruggles Street are outdoor public basketball courts.  
 
Regarding broader neighborhood context, Madison Park Village is located within a ¼ mile of Dudley Station 
and a ½ mile from Ruggles T Station.  The site is located within a broader area of significant planning and 
neighborhood improvement activities.  The Boston Housing Authority is applying for Choice Neighborhood 
Implementation funding that will provide redevelopment and new construction of housing at the Whittier 
Street site and Madison Melnea Cass Apartments sites.  The increase in housing in the neighborhood will 
provide an even greater need for more community facilities in the area.  
 
Parcel Information:  The Project Site is comprised of approximately 31,758 sf of land.  Ultimately, the 
proposed site area will include one parcel (Parcel Address: 122 Dewitt Drive, Assessor Parcel ID 
0902170000).  Currently, the site area includes portions of two parcels: the entire 122 Dewitt Drive parcel 
(currently 18,516 sf) and approximately 13,242 sf of an adjacent parcel (Parcel Address: 725- 751 Shawmut 
Avenue; Assessor Parcel ID 090216000).  With the proposed subdivision plan, land from the adjacent parcel 
(also owned by an entity controlled by MPDC) will be conveyed to the 122 Dewitt Drive parcel, creating an 
approximately 31,758 sf lot on which the Project will be constructed.  (see Figures 3 & 4 below, as well as 
Attachments 1 & 2 for the surveys). 

 
Figure 2 - Context Plan 
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Figure 3 – Certified Site Survey with Subdivided Site 
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Figure 4 - Proposed Property/Zoning Plan 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2.3     Development Program 
 

The Proposed Project involves the new construction of a 2-story building with 21,374 gsf.  The building 
footprint is 13,084 gsf.  The building will contain approximately 14,722 sf of community facility spaces, 
approximately 2,800 nsf of management offices for Madison Park Village and 3,787 of circulation/restroom 
space.  See the chart below for a more detailed outline of the various community facility spaces. 

Dewitt Community Center: Program 

First Floor  

Public Internet Center 1,560 sf 

Large Multi-Purpose Recreation Room 3,119 sf 

Out-of-school Program Space 3,555 sf 

Classroom    534 sf 

Circulation, Utilities, Restrooms 4,316 sf 

Second Floor  

Exercise/Class Rooms 1,688 sf 

Management Offices 2,805 sf 

Circulation, Restrooms 3,787 sf 

Total GSF 21,374 sf 

Off-Street Parking Spaces 7 spaces 
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The Public Internet Center is large enough to include different seating areas, including a more casual seating 
area, computer pod stations, and a classroom instruction area. 
 
The Out-of-School Program Space will provide a classroom area that can be divided into two spaces.  The 
space is designed to hold up to 50 school-aged children.  This space includes its own office area, bathrooms, 
and kitchen. 
 
The Large Multi-Purpose Recreation Room will be a flexible space to host a range of activities, such as 
recreation/sports, job fairs, indoor walking groups, and holiday gatherings.  The space is designed to hold a 
half-size basketball court.  Off of this space is a large kitchen and storage to hold tables and chairs for the 
room. 
 
Four additional class/exercise room spaces are located in the building; one of the first floor and three on the 
second floor.  These spaces will be able to accommodate uses such as resident meetings, exercise classes 
like dance or yoga, and informational classes such as ESL or first-time homebuyer classes. 
 
Finally, the second floor will have management office space for the property management staff of Madison 
Park Village. 
 
See Section 2.7 for more information regarding parking. 
 

2.4     Public Benefits 
 

Community Amenities - As noted above, the Dewitt Community Center will be a community facility that will 
provide needed amenity space for Madison Park Village (MPV) residents and the broader Roxbury 
community.  Programmed uses include:  

 Multi-purpose function space supported by a large kitchen to accommodate recreation and 
community events, including a half sized basketball court 

 Out-of-School space primarily targeted toward neighborhood children 

 Adult exercise space for MPV residents including active seniors 

 Public Internet Center providing WiFi accesses to neighborhood residents as well as a computer 
resource and training space 

 Classrooms for continuing education and wellness programs 

MPDC has a vision to provide opportunities for Roxbury residents and build a strong, health community in 
Roxbury.  Thus, the majority of programs operated at the Center, including the Public Internet Center and 
Out-of-School program, will be open to the public, and outreach will focus on Roxbury residents.  Some 
activities at the Community Center, such as holiday events or private parties, will be intended primarily or 
exclusively for Madison Park Village residents as part of community amenities. 

Ultimately, these community facility spaces will help create a neighborhood that supports a wide spectrum 
of resident needs, including health, youth programming, educational advancement, and job skills.   
Such programs will promote a neighborhood that fosters social cohesion and well-being, enabling Lower 
Roxbury to be a thriving community. 
 
Revitalization of Open Space – The Project will include a new landscape design for the open space between 
the Community Center and Haynes House residential building.  This open space is currently underutilized 
with an unengaging design, and it is fenced off from the public sidewalk.  The Project will redesign the space 
to make it more open and inviting, as well as better designed to host outdoor events such as a farmers 
market or small performance.  Further, the Project will enhance the street life of Ruggles Street by adding 
lighting, a wider sidewalk, and activity to the street level. 
 
MVP Master Plan - The Center will also be an important component of the larger master plan for Madison 
Park Village.  In addition to an ongoing modernization program for the existing affordable housing units and 
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expansion of affordable housing opportunities, MPV plans to create the Dewitt Community Center that will 
house the Village’s management offices and provide a central location for community facilities.  As noted 
earlier in the Project Introduction Section, this Project will replace the small building currently hosting the 
out-of-school program and internet center; this building, located at 40 Raynor Circle, is limited both by its 
size and location at the corner of the Village.  Further, the site at 40 Raynor Circle is the site for the Madison 
Melnea Cass Apartments, which will bring 76 more affordable housing units to the Village.  Two other 
properties are managed and served from Madison Park Village: Ruggles Shawmut Housing, with 43 units, 
and 2101 Washington Street, with 30 units. Thus, this Project is part of a large master plan to increase the 
quantity of and quality of affordable housing in Madison Park Village and adjacent properties. 

 
Sustainable Design/Green Building – The Center will be LEED certifiable under the U.S. Green Building 
Council’s Leadership in Energy and Environmental Design (LEED) system.  
 
Job Creation – Regarding construction jobs, the Project is expected to create roughly 30 to 40 full time 
construction jobs over the 12 month construction period.  Regarding permanent jobs, the Project is 
expected to create 1 or 2 permanent jobs for administration of the Community Center, and 2 to 3 
permanent jobs for the Out-of-School program.  Additional jobs for operating health/wellness programming 
and other enrichment programming will likely be created, either directly or through various businesses and 
vendors providing services or using facilities at the Center.  
 
Transit Oriented Development – The Dewitt Community Center is well served by public transportation, with 
bus stops located right outside the site on Ruggles Street, as well as the site being within walking distance to 
two major public transportation hubs- Ruggles MBTA Station and Dudley Square Bus Station.  This TOD 
location will encourage those coming to the site like staff to use public transportation. 
 
Linkage – At just over 20,000 square feet, the Center will not exceed the 100,000 square foot threshold as 
defined in Section 80B-7 requiring Housing and Job Creation Exaction payments.  
 

2.5     Zoning and Anticipated Public Permits & Approvals 
 

The subject property is on the corner of Dewitt Drive and Ruggles Street and will be comprised of a land 
area of approximately 31,758 square feet.  
 
Zoning for the site is defined in Article 50 of the Boston Zoning Code, the Roxbury Neighborhood.  The site is 
in the Multifamily Residential Subdistrict of the Roxbury Neighborhood District of the Zoning Code.   
 
The Proposed Development is for a new community building providing educational, recreational and social 
services to the community allowed as-of-right under the Code.  Potential variances are expected include: 
 

 50-29 Minimum front yard insufficient 

 50-41.1 Screening and buffering of nonresidential building/parking 

 50-43 Parking insufficient 

 50-43 Off-street loading insufficient 

 50-44.5 Corner lot (front yard setback required on all streets)   
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ZONING TABLE AND VARIANCES 

 Zoning Requirement Proposed 

Maximum F.A.R. 1.0 0.68 

Maximum Building Height 45 Feet 37’-6” 

Minimum Lot Area N/A 31,758 SF 

Minimum Lot Width 40 Feet 146 Feet 

Minimum Lot Frontage 40 Feet 225 Feet 

Minimum Front Yard (Dewitt) 20 Feet 5 Feet 

Minimum Front Yard (Ruggles) 20 Feet 15’-8” 

Minimum Side Yard 10 Feet 66’-10” 

Minimum Rear Yard 20 Feet 27’-0” 

Traffic Visibility @ Corner 30 Foot Triangle 30 Foot Triangle  

Off-Street Parking  22 Spaces 7 Spaces 

Off-Street Loading  1 Bay  0 Bays 

Allowed Use Multi-Family Residential Community Center (Allowed)   

1.7 Spaces/Unit 

 
The subdivision plan to be created for the new building will acquire area from the adjacent Haynes House at 
735 Shawmut Avenue resulting in a reduction of that parcel’s area.  (Note:  Haynes House is also owned by 
an entity controlled by Madison Park Development Corporation.)  735 Shawmut Avenue will increase the 
existing nonconformity with respect to zoning requirements based on land area.  Anticipated zoning relief 
will include: 
 

 50-29 Minimum lot area (based on number of units) 

 50-29 Maximum floor area ratio 
 
The Proponent will seek approval of the Project through the Article 80 Development Review Process - Small 
Project Review.  The Proponent met with BRA staff to review the Project design and expected variances on 
two occasions (December 21, 2015 and February 22, 2016); design changes were made between those 
meetings based on BRA input, and based on those meetings, the anticipated zoning relief is not anticipated 
to be an issue.  Zoning documents for both the land subdivision/conveyance and the other zoning variances, 
as outlined above, were submitted to ISD on March 7, 2016, and the proponent is awaiting issues of the 
Zoning Code Refusal Letters.  
 
While the Project must adhere to the City of Boston Zoning regulations, the Project site is also within the 
Campus High School Urban Renewal Area which establishes underlying land use controls.  The BRA legal 
staff have determined the new site plan and proposed development of the community center were not 
anticipated under the Campus High Urban Renewal Plan and will require a minor modification.  These minor 
modifications are being prepared with the BRA legal staff.  It is anticipated that following a hearing on the 
minor amendment to urban renewal plan before City Council, the BRA board will act on the amendment and 
all zoning variances, possibly as early as May of 2016. 
 

2.6     Legal Information 
 
The Proponent knows of no judgements, which are adverse to the proposed project. 
 
The Proponent knows of no tax arrearages with respect to Madison Park Village or Madison Park 
Development Corporation properties. 
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2.7     Schedule 
 
Construction is expected to begin in the Fall of 2016 and will be completed for use in approximately 12 
months. 
 

2.8     Transportation 
 
The Community Center is expected to generate few vehicular trips as the primary users are the residents of 
Madison Park Village who will access the site on foot.  Further, the site is well-served by public 
transportation.  Seven (7) on-site parking spaces will be provided, as described further below.  Additional 
street parking is available directly around the site for occasional events that could generate a larger number 
of trips.  Overall, the site’s location, the building placement, and the site landscaping is meant to encourage 
pedestrian use. 
 
Site Access and Circulation:  The main pedestrian entrance to the building will be on Ruggles Street, which 
responds to the site context of Ruggles Street being a pedestrian route both to Dudley Square and Ruggles 
Station.  Additional entrances to the building will be to the east of the building into to the open courtyard 
space, as well as to the north towards the on-site parking spaces.  The rear entrance towards the parking lot 
will be the primary loading entrance.  The entrance to the open space will provide a good connection for 
events using both indoor and outdoor space, as well a convenient entrance for Haynes House residents. 

Public Transportation:  The Project is well-served by public transportation.  The site is a quarter mile 
northwest of Dudley Station, which provides access to a major bus station and the Silver Line.  To the 
southeast, the site is half a mile from Ruggles MBTA Station, which provides bus, rapid transit, and 
commuter rail services.  Three bus routes (the 8, 19, and 47) run directly down Ruggles Street with a stop 
right near the site on Ruggles Street and Shawmut Avenue.  The buses operate on 10-20 minute headways 
in the a.m. and p.m. peak periods and on 30-minute headways during the off-peak periods. 

Parking and Loading:  Seven (7) on-site parking spaces will be provided for exclusive use of the Community 
Center.  These spaces will provide designated close parking for users with limited mobility, as well as for 
program vendors/program operators coming to the site for an extended period of time.  One space will be a 
designated handicap parking space.  The parking spaces will also be available to site program staff, including 
staff for the internet center (1 full time staff) and out-of-school program (5 staff).  The Property 
Management staff working in the building will continue to park in the adjacent Haynes House residential 
parking lot, which is where these staff currently park.  Street parking is available in the area for additional 
program operators coming to the site (see Attachment 3 for parking counts).  MPDC is working with the City 
of Boston Transportation Department to adjust some of the street parking on Dewitt Drive to be 2 hour 
parking, with the exception of residents; this adjustment will increase the availability of street parking for 
occasional events which could generate a larger number of trips to the site. 
 
The parking lot will be large enough to provide a parking space and maneuvering space for a mini-bus for 
the out-of-school program.  The bus will remain on-site during the times when it is not picking up students 
after school to bring them to the program.  The parking lot will be screened around the back by a low-wall 
or similar feature, as well as surrounded by trees, grass, and bushes. 
 
Any loading to/from the building, including for trash/recycling removal from the building’s trash room, will 
occur at the rear of the building near the parking lot.  Loading for larger trucks will be informalized on 
Dewitt Drive.  Dewitt Drive is currently used as a loading area for landscaping and maintenance trucks in 
Madison Park Village, so this occasional loading should not change current uses of the road. 
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   DESIGN NARRATIVE 
 
3.1     Context 

 
The Dewitt Center Ruggles Street site is midway between the Ruggles T station and Washington Street in the 

midst of the resurging historic Dudley Square business district. The immediate site context is defined by two 

late 70’s era mid/high-rise apartment buildings: the seven story Haynes House to the east and the twelve 

story Smith House to the south. To the west and across Dewitt Street and to the north are two-story 

residential townhouses; these townhomes constitute the majority of the Madison Park Village 

neighborhood. 

The building’s central location in the neighborhood within easy walking of the Whittier Street housing 

project coupled with MBTA bus service on Ruggles Street is intentional, since many of the facilities and the 

programs offered will be accessible to residents of the entire Lower Roxbury neighborhood.  

3.2     Building Design 
 

The proposed building is a multi-purpose community facility with classrooms, a multi-use gymnasium/ large 

meeting room, out-of-school care facilities and management offices. The design takes advantage of the 

building’s multiple functions as a device to create an articulated massing and generally increased visual 

interest to the site.  A focus in the building’s design at the corner of Ruggles Street and Dewitt Drive brings 

attention to the entrance, particularly with a glass store-front style design to draw pedestrians into the main 

entrance and public internet center, which is located on that corner.  Additional large windows on the front 

of the building highlight the multi-purposes spaces on the second floor.  A façade change for the large multi-

purpose room will draw attention towards this space as a gathering location for the community.   

The site plan is organized to relate closely to the immediate surrounding landscape which will serve both 

Madison Park Village residents and the broader community with a mix of planted and hard surfaces 

intended to host both active and passive uses. The building is set back from Ruggles Street in order to create 

an external gathering space before and after events.   

The choices of materials and potential color palette for the building deliberately depart from the 

surrounding buildings to emphasize that the Community Center is not intended to be solely a Madison Park 

Village facility.  With cost as a consideration, the palette of will be concrete masonry units and rain screen 

technology (metal or synthetic composition panels).  Overall, the façade of the building is meant to 

differentiate the Community Center from the surrounding residential buildings, drawing interest to a 

welcoming community facility. 

3.3     Green Design 
 

While projects subject to Article 80 Small Project Review are not required to comply with Article 37 – Green 
Building Standards, the Project as currently conceived will meet or exceed the U.S. Green Building Council’s 
Leadership in Energy Environmental Design (LEED) system to achieve a certifiable standard.  Sustainable 
benefits achieved by the project include:  

 Incorporation of Green Sustainable efforts supporting Mayor’s Green Building Initiative 

 Achieve LEED certifiable rating 

 Community resource in dense urban neighborhood facilitating pedestrian accessibility 

 Close proximity to mass transit 

 Green building systems and façade construction 

 Maximize use of natural light 

An initial draft Climate Change Preparedness and Resiliency Checklist for New Construction has also been 
prepared and attached (see Attachment 4). 
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3.4     Design Exhibits 
 

The Proponent has retained Stull and Lee, Inc. as the Project Architect.  SLI has prepared the following 
graphic materials including context photographs, architectural plans, elevations and illustrations to further 
describe the proposed scope of improvements. 

 
 
Figure 5 - Existing Conditions – Context/Aerial View 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 6 - Existing Conditions – View of Site from Dewitt/Ruggles Intersection  
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Figure 7 - Existing Conditions – View of Site from Ruggles Street – Haynes House on right  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 8 - Existing Conditions – View of Site from Dewitt Drive looking south 
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Figure 9 - Existing Conditions – View of Madison Park Village Townhouse on west side of Dewitt Drive 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 10 - Existing Conditions – View of Site looking north on Dewitt Drive 
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Figure 11 - Aerial View of Proposed Community Center in Context 
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Figure 12 - Proposed Site Plan 
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Figure 13 - Proposed First Floor Plan 
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 Figure 14 - Proposed Second Floor Plan 
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Figure 15 - Proposed Elevations 
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Figure 16 - Proposed Elevations 
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Figure 17 - Perspective View from Dewitt/Ruggles Intersection 
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Attachment 1: Site Survey of Existing Built Condition 
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Attachment 2: Certified Site Survey of Proposed Built Condition 
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Attachment 3: Area Street Parking Counts 
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Attachment 4:  Draft Climate Change Preparedness and Resiliency Checklist 
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