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(Italicized sections were omitted at public hearing to respect the time limit requested by the board) 

Anthony Monaco, 21 Glendale Rd 

Good evening, Ladies and Gentlemen, 

I would like to give a quick overview of what has transpired up to this point in our attempts to 
rationalize the scope of this development with the neighborhoods in which it is situated. 

First, let me reiterate that we are not opposed to the development of the site, and have been consistent 
in that message.  However, we have pointed out the magnitude of both the original and as-currently-
proposed developments far exceed any kind of quantitative norm for unit density in comparison to the 
surrounding neighborhoods.  The surrounding neighborhoods density is 7.1 units/acre; this is 33.  We 
understand that this is an apartment complex, but the median density for other Quincy residential PUDs 
is 21/acre, 177 units overall; this proposal is 33/acre, 490 overall.  Using just median density on the 114 
Whitwell site size would yield total units of 230-315 (4 acres of the 15 are open space/unbuildable).  
Even similar sized massive development Elevation would scale to 114 Whitwell’s 11--15 acres at less 
than 350 units.   

From these reference points, it is clear that the proposed density is well above the median for other 
projects, and exceeds even those of developments that are not even built in or near residential 
neighborhoods.  With that kind of disparity between the proposed development density and the 
neighborhood, we welcomed the hiatus since the last PB meeting as an opportunity to address the 
elephant in the room with FoxRock, and hopefully close the gap.  However, when we brought up the 
topic at a meeting with FoxRock on 5 June, they said there would be no more discussion about unit 
count, as it was in their view – I quote – "arbitrary" and "both inappropriate and counterproductive." 

At this point, as we stated in our 17 June letter to you, we remain open to engaging in a real dialog on 
density. We have reviewed data available on other developments, and can find upper end examples 
where project unit count in the high 200’s to low 300’s can be rationalized, even though they are still on 
the edge of overwhelming the surrounding neighborhoods.  If this is to be a truly “ashlar” development, 
perhaps unit count in the low 300’s could be acceptable, even if not enthusiastically. But, at this point, 
HHNA is faced with an uncooperative developer, and unfortunately is at a loss as to how to proceed 

As currently proposed, the development remains too dense to fit into one of Quincy’s many great 
neighborhoods. 

Thank you 
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Good evening, my name is Ted Mulrane, President of HHNA and I live at 101 Monroe Rd. 

I would like to spend a few minutes discussing the developer’s traffic study. 

On Dec 5th this board voted to require traffic studies to conform to MassDOT guidelines.  A full Traffic 
Impact Assessment is required for projects expected to generate over 1,000 trips daily.  The proposal for 
114 Whitwell meets this criterion. 

<TRAFFIC STUDY DEFICIENCES POSTER> 

HHNA has identified the following deficiencies in the developer’s project submission with respect to the 
Guidelines to my right.  The board has been provided a copy. 

We’ve only shown material omissions.  If we were interested in nit picking, this list would be much 
larger.  Please note that the peer reviewer did not list the MassDOT Guidelines under their review 
criteria section – perhaps unaware of this boards’ adoption of those guidelines.  The peer review report 
identified some, but not all, of the items listed here. 

I’ll highlight a few: 

Notably, the developer did not submit a Transportation Scoping Letter, which sets the ground rules for 
the study.  Instead, the developer points to an undocumented meeting with the Planning Department 
and TPAL over a year and a half ago in February of 2018. This was before the tenure of the City’s current 
traffic engineer and prior to the unveiling of the developer’s plans for the Ross Parcel Campus, which is 
less than a mile away from 114 Whitwell 

This is important since the Guidelines require that anticipated background traffic be – quote – 
“increased by any new traffic from developments that have been completed and/or approved by the 
time of the original count.”  The developer made no such adjustment in their traffic study. 

It also our position that the study area should extend further east of the current bounds as to: 

1. Incorporate the public transportation infrastructure that the developer claims residents will utilize, 
and 

2. Reflect trips generated by new development in Quincy Center that will be traveling on Whitwell St.  
This is warranted as Whitwell St is one of a handful of traveled routes connecting Quincy Center to 
the Expressway heading north. 

<SLIDE 3> 

To get a flavor of the future unaccounted traffic, consider the developments under construction or 
planned:  

 Nova Suites (171 units), 
 Chestnut Place (124 units), 
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 The balance of vehicles that will be parking in the 700 space Hancock Garage 
 And Ross Parcel Campus, consisting of: 

o 110 units of apartment housing 
o 140 hotel rooms 
o 200,000 sq ft of medical office space and 800 associated parking spaces 

Remember this is all under a mile from the proposed project on Whitwell.  To claim – without 
performing any calculations – that these projects will have no impact is flawed.  I can appreciate the 
methodology and analysis contained in the developers report, but the result hinges on important 
assumptions made at start of the process.  It is critical that FoxRock explicitly incorporate traffic 
generated from other future developments – especially when one of those developments is their 
own. 

<SLIDE 4> 

Speaking of trip distributions, here is a puzzler to anyone who is familiar with the area.  The traffic study 
assumes a pretty even split in outbound trips on Whitwell, with 57% ultimately intersecting Granite St.  
From there the majority turn right.  This is reasonable, considering that this represents the share of 
commuters heading South on Route 3 or West on 128.  But note the split where Granite St intersects 
Hannon Parkway: 28% of the assumed trips go straight onto Quarry St.  Only 16% turn left onto Hannon 
Parkway. 

<SLIDE 5> 

So the developer wants us to believe that almost a third of the total traffic generated by this project 
comes eastbound down the hill, only to loop around and head westbound on Quarry St?  That is 
patently ridiculous and throws into question the conclusions of this study. 

<SLIDE 6> 

At the intersection of Whitwell and Granite there are additional concerns. The east bound right turn is 
what is called a "slip lane", not controlled by the traffic signal but by yield sign. Slip lanes are considered 
very dangerous for pedestrians, as drivers will be focusing to their left to look for oncoming traffic while 
not coming to a complete stop.  Statewide these configurations are being replaced with safer options.  
With the increased traffic and pedestrian volumes generated by this proposal, the developer should 
be required to bring this intersection up to modern standards. 

<SLIDE 7> 

One other thing:  The total length of this lane is about 20ft.  Beyond that, cars can’t sneak by traffic 
stopped at the light.  But the developer’s study shows queue lengths that exceed 60 feet for this right 
turn lane.  I’m not sure how 60 feet of cars fit into a 20 foot lane. 
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Finally, the impact of pedestrian movement is completely disregarded by this study.  In fact, several 
impacted signalized intersections are not even included, including the Burgin Parkway crossing at the 
MBTA entrance, Burgin and Dimmock, and Burgin and Adams. Each is currently configured with a 
dedicated pedestrian cycle. Residents walking from this development will be passing through these 
three intersections on their daily commutes, and the impact of the 600+ additional daily requests for 
the walk signal will absolutely impact the operation of these intersections. 

Thank you, I’ll now pass it on to Kris to discuss a number of other transportation related issues. 

  



HHNA Planning Board Presentation 

July 17, 2019 
 

Page 5 of 6 
 

Good Evening Planning Board Members, my name is Kris Locke.  I am VP of HHNA and live at 40 
Presidents Lane.  

I will address a number of additional transportation deficiencies.  

A development of this size will have significant impact on the character of our community altering it 
from a suburban neighborhood to a dense urban environment.  Increased population density will 
impact traffic congestion, public transit, parking issues and safety, all of which must be addressed.  

FIRST, at the proposed 490 units, FoxRock estimates ~ 1,000 residents.  We believe this is to be an 
underestimation but even accepting this estimate, FoxRock factors that ~ 1/3, or 330 residents, will use 
public transit and another 1/3 will drive but they leave unanswered how the remaining 1/3 (or ~ 330 
residents) will travel each day.  

SECOND, FoxRock has failed to provide any type of plan to address pedestrian and bicycle safety.   
Many intersections lack adequate crosswalks leaving pedestrians in conflict with vehicular traffic.  They 
state that many residents will walk to the Quincy Center station.  How will FoxRock ensure that these 
sidewalks are not in disrepair or fall into disrepair and are cleared of snow to prevent the need for 
walking in the street?    

The two existing public stairwells used by pedestrians to get to the station (one at Glendale & Dixwell; 
the other at Presidents Lane & Burgin Parkway) need upgrades including improvements to the physical 
infrastructure, lighting and landscaping.  Will the developer provide mitigation funds for these 
pedestrian safety improvements? 

Will they also commit mitigation funds to address bicycle infrastructure especially considering Quincy’s 
adoption of a Complete Streets policy?  They need to provide ample, dedicated, covered and secure 
bicycle parking as well as fund installation of bike lanes on neighborhood streets in order to reduce 
vehicular traffic and encourage multi-modal travel, particularly to the Quincy Center station.   

THIRD, FoxRock claims residents will utilize the existing MBTA Route 245 bus which runs between 
Quincy Center and Mattapan.   Given its limited weekday schedule of approximately 1 bus per hour, this 
does not seem viable.  Between 6 & 9am, only 3 buses arrive at the Quincy Center station and only 4 
buses depart from the station between 5 & 8pm.  Last night at 6pm, the MBTA reported delays of up to 
20 minutes for this bus line.  The reason?  Traffic!  And this is a relatively quiet time of the year due to 
summer vacations.   Furthermore, the 245 provides NO service on either Saturday or Sunday.   

In the absence of reliable MBTA bus service, will the developer commit to providing a dedicated shuttle 
to the Quincy Center station which will run 7 days/week, cover a full range of daily shifts and follow a 
dedicated route NOT cutting through our neighborhoods?   
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<SLIDE 8> 

How will they work with the MBTA and the City to mitigate the influx of hundreds of new commuters 
who will overtax an already overcrowded and constantly failing rapid transit system?  These photos 
were taken over the past week while during summer vacation for students and many commuters.  How 
will they incentivize residents of their development to use public transit?   

These are all unaddressed questions.   

FINALLY, when it comes to parking, the developer not only needs to explain how spaces will 
accommodate the development’s occupants but also those intended to visit the onsite amenities.    

To limit or reduce vehicular traffic and congestion, they should dedicate parking spaces or areas to 
services such as: 

 Zipcar and other car sharing operations;  
 Uber, Lyft,  
 Deliveries of Uber Eats/Grub Hub & online purchases such as Amazon  
 (also install electric vehicle charging stations, preferential parking for low-emitting vehicles 

(LEV), etc) – This bullet point wasn’t verbalized.  
 

Parking on Whitwell Street and in the surrounding neighborhood should be prohibited and, if needed, 
mitigation funds from FoxRock should be used to hire traffic enforcement officers. Mitigation funds 
should also be set aside for periodic follow-up traffic studies as well as annual reporting of 
implementation of all Transportation Demand Management (TDM) measures to reduce single 
occupancy vehicle (SOV) trips. 

To recap, Fox Rock has failed to provide a comprehensive plan for parking, pedestrians, bicyclists and 
transit riders.   In addition, they have failed to commit to any mitigation funds to address the multitude 
of infrastructure burdens that will be placed on Quincy taxpayers.   

A development of this size will permanently change the character of our community altering it from 
suburban neighborhood to a dense urban environment.  Increased population density requires that 
FoxRock address impacts on traffic congestion, parking issues and safety.  I ask the Planning Board to 
compel the developer to address the density issue and these major deficiencies.     

Thank you.  


