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THE EPIPHANY SCHOOL

MISSION STATEMENT

Epiphany is an independent school for children of economically disadvantaged families in Boston, with 
scholarships for all. We admit children of diverse faiths, races, cultures, and cognitive profiles, believing in the 
Episcopal tradition that we find God in and through each other. In close partnership with families and community 
partners, we are an innovative learning community. We offer structured support to enable children to discover 
and develop the fullness of their individual gifts and to help their families thrive. 
 
Our Early Learning Center serves infants, toddlers, and preschoolers through a rich, child-centered curriculum 
and whole-family program model to ensure kindergarten readiness and family self-sufficiency. Our Middle 
School offers small classes, individualized curricula, and extended hours providing rigorous academic, moral, 
and social instruction to children in grades five through eight. Our Graduate Support Program provides abiding 
educational, personal and career guidance and assistance to our graduates, ensuring they are prepared 
to contribute intelligently, morally, and actively to the society they will inherit. Our Teacher Training Program 
supports aspiring urban teachers, including many of our own graduates. Our Impact Center shares best practices 
to improve educational outcomes on a broad scale. 
 
Together we are a school that never gives up on a child.

MIDDLE SCHOOL

Epiphany is a full-service school combining the 
delivery of an excellent academic program with 
personal support for each student.

EARLY LEARNING CENTER

Fostering creativity through a diverse curriculum 
balanced with extracurricular activity.

ABIDING SUPPORT 

The Graduate Support Program ranges from the 
informal –e.g., offering “life advice” and academic 
help after school– to the more formal SAT prep 
classes and financial aid workshops.

TEACHING FELLOWSHIP  

One of the most exciting aspects of Epiphany’s program 
is that we are developing the next generation of highly 
skilled and dedicated urban educators through our 
Teaching Fellow Program which recruits young college 
graduates eager to make a difference.

New Teaching Greenhouse
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SITE CONTEXTSITE CONTEXT
CAMPUS EXPANSION

In the twenty years since its founding, Epiphany 
School has impacted the lives of thousands of middle 
school students and their families and become a 
neighborhood institution. The decision to expand the 
school and its impact by creating a new campus was 
carefully considered and planned. Led by studioMLA, 
it was a collaborative, iterative process involving the 
school community, the neighborhood, and the Boston 
Landmarks Commission.    
 
The land proposed for the new campus is located 
two blocks east of the existing Epiphany School. It 
abuts the Henderson School, which fronts Dorchester 
Avenue to the east and the residential neighborhood 
to the north, west, and south. The principle parcel 
was a large square, housing the historic Industrial 
School for Girls and following a site planning 
analysis, the adjacent residential property was also 
purchased to provide additional space for outdoor 
activities and parking and (by retaining the existing 
house) creating an additional buffer between the 
campus and neighbors.   
 
The opportunity to have a large site in close 
proximity to the existing school was ideally suited to 
the project’s goals and the challenges presented by 
the existing historical structure and the transitional 
nature of the site from commercial to residential 
became important design drivers for the project.   

EXISTING EPIPHANY SCHOOL CAMPUS

PROPOSED CAMPUS EXPANSION SITE 

EXISTING HISTORIC BUILDING @ 232 CENTRE ST

DR. WILLIAM W. HENDERSON INCLUSION 
ELEMENTARY SCHOOL

SHAWMUT MBTA STATION
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PROGRAM SUMMARY

GRADUATE SUPPORT + STUDENT CENTER

“Graduate Support” for Epiphany School refers to 
an innovative part of their holistic model which helps 
their middle school students navigate high school 
and gain acceptance to college. While 100% of 
Epiphany middle school graduates matriculate 
to independent schools, charter schools, pilot or 
exam schools, many still live in the neighborhood, 
and many face difficult life situations. The previous 
Graduate Support space was in a cramped 
renovated locker room and did not allow the 
program to really reach its potential.    
 
The new campus plan envisaged a student support 
center including a gymnasium, fitness center, 
academic support, and college counseling center 
along with the fellowship areas providing safe 
spaces for teens to socialize and just be teens.

FAMILY SUPPORT  

Family support spaces are intended to be utilized 
by family members of all Epiphany students both 
as a social and learning space but also to provide 
basic necessities that not all families have consistent 
access to such as laundry and shower facilities. The 
center also includes a teaching kitchen as well as 
study and seminar spaces.

TEACHER HOUSING 

The new campus also includes new teacher 
housing to support Epiphany’s teaching fellow 
program. One component of the project is inspired 
by the neighborhood “triple-decker” design. 
Architecturally, this element helps to transition to the 
residential scale urbanism of the neighborhood, and 
programmatically, it provides housing for up to 11 

teaching fellows including one fully accessible unit.  
This part of the building is arranged as three separate 
apartments, each with its own residential grade 
kitchens and two baths.  In addition, the historical 
Industrial School for Girls was fully renovated to 
provide housing for an additional 17 teaching 
fellows, and the residential house at the west end of 
the site on Centre Street was renovated to house two 
faculty families.  

NEW CAMPUS ADMINISTRATIVE 
CENTER + NON-PROFIT INCUBATOR/
CO-WORKING SPACE

In support of the goal of having “one Epiphany,” the 
planning team decided to locate some of the administrative 
functions to the new campus, including finance and 
accounting to encourage faculty and staff to spend 
time at the new campus and encourage team cohesion. 
The innovative decision was also made to leverage the 
new administrative infrastructure to house a co-working 
incubator for grassroots non-profits who would share 
space and provide services to Epiphany families. This idea 
has been so successful that it is being replicated by other 
education/service-driven organizations in Boston.

Gross Motor Spaces

Lounge + Co-work Spaces

Support + Meeting Spaces Greenhouse Water Feature

EARLY LEARNING CENTER

Sheltered at the back of the site, adjacent to gardens 
and natural outdoor play spaces, the single-story 
Early Learning Center accommodates up to 76 
children. Key to Epiphany’s goal of increasing 
community impact, this component of the project 
provides wrap-around care for children and 
extensive support for families. Also completely 
tuition-free, many at-risk children are identified 
even before they are born so that pre-natal services 
can also be provided. The center is designed to 
promote physical, social, and emotional health and 
has specialty spaces including gross motor spaces 
(The Big Space + The Living Room) and a library.  It 
is also supported by the new shared commercial 
kitchen as well as the greenhouse.    

GREENHOUSE + GARDENS

The garden to table program at Epiphany School is 
highly successful and provides a great way to bring 
the community together and provide opportunities 
for joint programming between the middle school 
and the Early Learning Center. Much of the outdoor 
gardening area is intentionally accessible to Centre 
street and provides a window into the school’s 
emphasis on sustainability and environmental 
stewardship to the neighborhood. While functioning 
as a working greenhouse, this plant-filled space is 
used extensively as a classroom and meeting space 
by all ages providing a soothing sunlit environment 
year-round.         
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EXISTING SITE CONDITIONSEXISTING SITE CONDITIONS
CENTRE STREET

The existing site conditions, some physical, and some 
perceived were critical to the development of the new 
campus plan. On the one hand, the property, while 
totally fenced off, was seen by the neighborhood as a 
community green space. Any construction on the site 
needed to be carefully thought out and balanced by 
some community benefit.  
 
Physically, the two contiguous parcels had been 
sorely neglected by their previous owners, were 
unsightly, and presented neighborhood security 

Existing Building Existing Building - Historic Image

Front Lawn Backyard Basketball Court

Existing Play EquipmentAdjacent Parcel Considered for Expansion
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inclusion into the new campus.  

Much of the existing hardscapes (basketball court, 
walkways, parking) were poorly located and in 
need of repair. As for the existing landscape, tree 
maintenance and pruning were needed.    
 
The existing historic structure, seen as a preservation 
opportunity would also require deferred maintenance 
and repair. 
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The team undertook an extensive series of site 
organization studies in support of the early planning 
effort that informed both the site acquisition as 
well as the negotiations with the Boston Landmarks 
Commission. Three parcels were available for 
purchase; however, in the end, only two were 
needed. Acquisition of the 3rd parcel was 
abandoned after the site studies because the 
benefits (access to Mather Street, additional outdoor 
play space, additional FAR) were deemed to be not 
necessary to the success of the project.  

 

CONCEPT DEVELOPMENT CONCEPT DEVELOPMENT 

Also explored in these studies were multiple options 
for the existing historic building on site. These 
included restoration in place (the selected option), 
relocation (multiple options), and demolition.   
 
In the end, the most important drivers were the 
zoning of the different program elements (public-
facing vs. more protected), urbanism/neighborhood 
concerns (screened parking, new housing relating 
to existing residential building stock), and historic 
issues (protecting the views of the historic house 
and eschewing a physical connection). These three 
sets of design parameters were woven together to 
develop the final campus plan.    

SITE ORGANIZATION

Building Massing + Street Frontage

Parcel Selection + Organization Studies
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Once the parcel acquisitions and strategy for the reuse 
of the existing historic building were determined, building 
massing exercises began to take shape. How this new 
building would engage with the existing site elements 
and the surrounding neighborhood were critical, and 
multiple scenarios were explored.  
 
The evolution from conceptual massing diagrams on the 
new campus to a built reality involved multiple rounds 
of feedback from the city, the neighbors as well as the 
Epiphany team. A process that also involved ongoing 
monitoring of budget considerations. The final design 
will reflect the wide-ranging program elements and the 
eclectic architecture of the neighborhood while assuming 
a deferential posture vis-à-vis the historic Industrial 
School for Girls.    
 
These conceptual massings are consciously lower as they 
get closer to property lines to reduce any shadowing or 
visual impact on neighbors. While this is one massing 
strategy from the street, walking in and around the 
building reveals how the campus plan incorporates a 
variety of carefully defined outdoor spaces which are 
used as an outdoor classroom and group gathering 
spaces for all ages.  

Bar Concept

Cubes Concept

Courtyard ConceptSite Organization Diagram

CONCEPT DEVELOPMENTCONCEPT DEVELOPMENT
BUILDING MASSINGS
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CONCEPT DEVELOPMENTCONCEPT DEVELOPMENT
SITE + LANDSCAPE 

studioMLA’s in-house landscape department was 
invaluable in the development of the new campus 
plan and the integration of the new and historic 
buildings into the neighborhood.

TREE PRESERVATION

Our team worked closely with Epiphany’s arborist 
to preserve all but one of the healthy specimen trees 
on the site. This was incredibly important to both the 
neighbors and the city and influenced the site design 
and facilitated project approvals. 

HISTORIC LANDSCAPE 

The historic front lawn of the Industrial School for 
girls had been obliterated by a previous owner and  
our landscape team worked closely with Boston 
Landmarks to obtain approval of a design which 
enhanced the historic building with appropriate 
planting and surfacing while integrating elements 
of the Garden to table gardening program into 
community-facing spaces.  

GARDEN TO TABLE INTEGRATED 
EDUCATION PROGRAM

Making space for a successful gardening program 
involved careful coordination of the site plan with 
solar access with respect to existing trees and 
new and existing construction as well as the site 
stormwater management requirements. The layout 
and connections of the gardening areas to the public, 
the school, and the new greenhouse were all carefully 
coordinated to support the educational aspects of 
growing, preparing, and eating ones own food. 

OUTDOOR PLAY + LEARNING 

Directly accessible from the early education classrooms 
and sheltered from Centre street, the outdoor play 
and learning spaces were carefully designed to 
integrate existing trees, stormwater requirements, and 
a natural setting, all centered around developmentally 
appropriate outdoor activities for young children.    
These spaces have become central to the school’s 
family-centered program and a model for urban early 
education spaces.

INTEGRATED STORMWATER 
MANAGEMENT 

Working with our civil engineers on a very tight 
site, our team found a cost-effective solution that 
enhanced the project landscape and remediated 
drainage issues on two neighboring properties. The 
team also worked hard to limit impervious surfacing 
and meet the stringent city of Boston regulations.

Preserving Historic Landscape

Site Landscaping

Site Strategy

Greenhouse Interior
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NEW CAMPUS PLANNEW CAMPUS PLAN
CENTRE STREET SITE

COMMUNITY + URBAN TRANSITION 

The front yard gardening area and the gymnasium/
multi-purpose space enhance the new project as a 
community asset. The multiple open listening sessions 
led to significant project input from the neighborhood, 
including the creation of additional off-street staff 
parking to help alleviate some Centre Street parking 
issues and a strong commitment to maintaining existing 
mature trees. 
 
The scale of the project breaks down moving east 
to west creating a scalar transition for the passing 
pedestrian or a driver leaving the busy commercial 
district on Dorchester Avenue and moving into 
a tree-lined residential district. The rhythm, form, 
and variation in street setback all work to create a 
comfortable transition and avoid the sense that the 
school is impinging on the neighborhood. 

HOUSING 

By providing housing for 28 teaching fellows and two 
faculty families, the project directly reduces pressure 
on the local rental market, making a positive impact 
on neighborhood housing affordability.  It also 
provides the school with an important recruitment and 
retention tool for teachers.

RESPECT FOR THE HISTORIC BUILDING

The team worked closely with the Boston Landmarks 
Commission to develop a campus plan that met the 
city’s expectations while working within the school’s 
functional and economic parameters. A social history 
report on the Industrial School for Girls developed by 
studioMLA revealed a kindred mission between this 
philanthropic organization and Epiphany School, which 
has become an important part of the narrative around 
meeting the needs of under-served Boston families.  
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NEW CAMPUS PLANNEW CAMPUS PLAN
CENTRE STREET SITE

The new building and campus plan responds to the 
wide-ranging needs of the project while retaining its 
functional and aesthetic integrity.  
 
The interior of the block was left in a very natural 
state with outdoor play woven amongst the 
existing trees and enhanced fencing and plantings 
strategically located to buffer neighbors from the 
school. Siting the Early Education Center in this 
wooded oasis in the middle of Dorchester created a 
safe-space context world away from the gritty feel 
of Dorchester Avenue just a stone throw away.  
 
The garden-to-table outdoor spaces and greenhouse 
were located based on available sun and strategic 
proximity to the neighborhood (front yard gardens) 
and programs (adjacency of greenhouse to young 
children to encourage frequent use).

 
 

Centre Street Elevation

EARLY LEARNING CENTER

GROUND FLOOR SECOND FLOOR THIRD FLOOR

The main building entry is located in the courtyard.  
It connects the new building to the historic industrial 
school for girls and reflects the desire to have an 
entry that can maintain separate security levels for 
all of the program components, be recognizable 
from the street but also be protected.  
 
The graduate support space is centrally located as it 
shares spaces with the community, the administrative 
suite, and housing. It is also close to the main 
reception providing an enhanced adult presence in 
the teen areas. 
 
The new housing component has its very own street 
entry and is positioned to be the residential scale 
corner of the project.   
 

ADMINISTRATION / FELLOWSHIPTEACHER HOUSING
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NEW CAMPUS PLANNEW CAMPUS PLAN
CENTRE STREET SITE

NE Street View Courtyard View

Building Entrance NW Street View
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EPIPHANY SCHOOL : EPIPHANY SCHOOL : COMPLETED

COMMUNITY GARDENS

RENOVATED HISTORIC BUILDING

GREENHOUSE

TEACHER HOUSING

NATURAL PLAYSPACE

GRADUATE + FAMILY SUPPORT

EARLY LEARNING CENTER

Completed Street View

New Campus Aerial View

Main Entrance West Facade

Children’s Courtyard ELC Wing
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EPIPHANY SCHOOL : EPIPHANY SCHOOL : COMPLETED

Early Learning Center Classroom

Greenhouse Meeting Space Vibrant LandscapingAdministrative Interior Half Court Basketball Gym

Greenhouse SeatingLounge Teacher Housing Natural Playspace

Community Garden Natural PlayspaceTeacher Housing




