
Upham’s Corner Implementation
Community Planning - Strategic Plans

Station Area Plans in the 
Fairmount Corridor 
The Fairmount Indigo Planning Initiative was a three-
year study begun in February 2012 led by the BPDA 
in partnership with the City of Boston. The planning 
initiative looked at short and long term strategies for 
improving capital investment, public realm improvements 
and job access along the 9.2 mile Fairmount Indigo 
commuter rail line, which links South Station to 
Readville, crossing through Roxbury, Dorchester, 
Mattapan, and Hyde Park. The study identified corridor 
wide opportunities for commercial and residential 
development, transit access, public realm enhancements, 
and community building initiatives.

As part of the process, three Station Areas were 
identified to be studied in further detail including -

• Upham’s Corner Station Area
• Blue Hill Ave/Cummins Hwy Station Area
• Four Corners/Geneva Ave Station Area

City wide strategic plan 
focused on communities
Imagine Boston 2030 identifies five action areas to guide 
Boston’s growth, enhancement and preservation and is 
paired with a set of metrics that will evaluate progress 
and evaluate successes.

Enhance neighborhoods: Improve urban vitality 
and affirm each neighborhood’s distinct identity 
by investing in the public realm, strengthening 
neighborhood services and connectivity, and 
encouraging opportunities for development.

Encourage a mixed-use core: Encourage a dense, 
walkable core in our job centers where more people live, 
work and gather.

Expand neighborhoods: In six transit-accessible areas at 
the edges of existing neighborhoods, guide new housing 
and commercial growth, supported by public realm and 
climate investments. 

Create a waterfront for future generations: Create a 
waterfront for all Bostonians by activating open spaces, 
connecting neighborhoods to the waterfront, and 
investing in proactive climate planning and infrastructure.

Generate networks of opportunity in the 
Fairmount Corridor: Expand access to opportunity 
and reduce disparities in the neighborhoods along 
the Fairmount Corridor through coordinated 
investments in transportation, neighborhood 
vibrancy and education.

City wide strategic plan 
focused on connectivity
The citywide mobility plan, led by the Boston 
Transportation Department, developed a bold vision 
for the future and a set of projects and policies to be 
implemented over the next 5, 10 and 15 years. Prioritized 
projects include:

• Walking and Bicycle Friendly Main Street Districts
• Mattapan to LMA Rapid Bus
• North Station to South Boston Waterfront Rapid Bus 

and Ferry
• Fairmount Indigo Line Service Improvements 

and Urban Rail
• Columbia Road Greenway
• 6 Smart Signal Corridors and Districts
• Neighborhood Mobility microHUBS
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 Arts and Culture
 › Reimagine the Strand Theatre as a city-

wide arts anchor, structured to serve the 

needs of artists and the arts community

 › Invest in infrastructure to support arts and 

culture that is accessible to all residents 

 › Promote the creation of artist housing 

near other arts assets 

 › Improve Upham's Corner Branch library 

 › Continue to preserve and rehabilitate his-

toric assets such as the Comfort Station 

and Fox Hall

 › Use art to uncover the potential of over-

looked spaces within the neighborhood 

and create gathering spaces for community

  Transportation
 › Boost the quality of Fairmount/Indigo Line 

through improved connections, frequency, 

and user experience 

 › Invest in streetscape, crosswalks, and 

wayfinding improvements along Dudley 

Street to improve pedestrian, bike, and 

bus connections to the Fairmount/Indigo 

Line station

 › Collaborate on improvements to nearby 

Bus Routes, including routes 12, 15, 16, 

17, and 41, with a focus on boosting ser-

vice during off peak hours and connectivity 

to the rest of the transportation system

 › Improve Route 15 as part of the MBTA’s Key 

Bus Route Improvement Program

 › Invest in an active transportation corri-

dor, including safer crosswalks and more 

walkable and bikeable green space along 

Columbia Road

   Open Space
 › Invest in wayfinding and greener connec-

tions  between Upham’s Corner and the 

Fairmount/Indigo Line along Dudley Street

 › Enhance the  Dorchester North 

Burying Ground as a cultural and green 

space destination 

 › Foster greater connectivity between local 

parks, including along the route to the 

Fairmount/Indigo Line stop and enhancing 

Mary Hannon Park.

 Housing
 › Ensure housing for the full range of income 

groups (aiming for approximately one-third 

of units for affordable housing, one-third 

for middle income, and one-third for mar-

ket-rate housing)

 › Implement proactive antidisplacement 

measures using a phased approach that 

targets the right tools at the right time to 

ensure a stable residential fabric

 › Strategic land acquisition and develop-

ment to create affordable housing and 

commercial space and maintain the 

diversity of residents that live in the 

neighborhood

 Economic Development
 › Use city-catalyzed investments and pol-

icies to promote dense walkable areas 

around transit stops

 › Encourage a Dudley-Upham’s Corner neigh-

borhood innovation district that builds on 

existing businesses and nonprofits

 › Equip residents with skills needed to 

access quality jobs in Upham’s and 

other job centers through mentoring, 

entrepreneurship training, and targeted 

vocational training

 › Provide the infrastructure businesses, art-

ists, and entrepreneurs need to succeed, 

including affordable commercial space, 

incubation, access to reliable transpor-

tation, and streamlined City processes 

for setting up and growing a business.

 › Support existing businesses with commer-

cial antidisplacement efforts and by ensur-

ing affordable spaces for small businesses

 › Explore steps to develop the City’s ability 

to acquire, assemble, and develop sites

Actions and Investments

Key assets and recent investments present an 
opportunity to strengthen the neighborhood 
fabric around Upham's Corner and raise the 
quality of life for nearby residents. 

Fairmount Line
Enhanced Connection
Open Space
Green Links

Innovation and Cultural

Anchors

Enhancement (see page 

148 for details)

A D

E

F

B

C

A Investments and policies to assure 

affordable housing

B City-catalyzed investments around 

key transit stops

C Improved connections, frequency, 

and user experience on the 

Fairmount/Indigo Line

D Support of local businesses, art-

ists, and entrepreneurs

E Foster the creation of an arts inno-

vation district with artist housing 

and resources

F Investments in green and active 

corridors
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Upham’s Corner Implementation
Community Planning - Enhanced Neighborhood Pilot

IB2030 Spotlight Pilot
The community-led, City-catalyzed process for investing 
in Upham’s Corner provides a template for the process 
through which Boston can enhance other neighborhoods 
The City’s role is to jump-start the process through 
strategic focus and targeted investments that 
stem from the community’s vision for their 
neighborhood. 

Key Actions

These actions provide directives for development and 
are defined by community priorities:

• City-catalyzed investments and policies to promote 
dense walkable areas around transit stops

• Policies and strategic land acquisition and 
development to ensure affordable housing and 
commercial space

• Improved connections, frequency, and user 
experience on the Fairmount Line

• Support of local businesses, artists, and 
entrepreneurs

• Foster the creation of an arts innovation district with 
artist housing and resources

• Improved Upham’s Corner Branch library and spaces
• Investments in Columbia Road as a green and active 

corridor

The strategy set forth for Upham’s Corner has the 
potential to serve as a pilot for enhancing neighborhoods 
along this line and in neighborhoods throughout the city.



Upham’s Corner Implementation
Community Planning - Upham’s Corner Station Area Plan

Community Vision

Upham’s Corner is a revitalized commercial, cultural and community 

center that is a celebration of diversity and an arts and cultural 

anchor of the Fairmount Indigo Corridor.

John Winthrop
Elementary School
30 - 38 Brookford Street

William E Russell
Elementary School
750 Columbia Road

Samuel W Mason
Elementary School

150 Norfolk Avenue Mason Pool
159 Norfolk Avenue

Dudley Street
Neighborhood
Charter School
6 Shirley Street

Dudley Street
Nonprofit Center

504-520 Dudley Street

The Salvation Army Ray and Joan
Kroc Corps Community Center
650 Dudley Street

The City School
614 Columbia Road

Dorchester Bay Economic
Development Corporation
594 Columbia Road

Strand Theatre
543 Columbia Road

Bird Street Community Center
Boston Public Library

500 Columbia Road

Caritas St. Mary’s
Women & Children Center
90 Cushing Avenue

Upham's Corner
Health Center
415 Columbia Rd

UPHAMS
CORNER

NEWMARKET

WAUMBECK ST

CIRCUIT ST

DU
D

LE
Y

S
T

LANGDON ST

HUMPHREYS

ST

BL
U

E 
H

IL
L 

AV

BO
ST

O
N 

ST

W
AL

NU
T 

AV

D
O

R
C

H
E

S
TE

R
A

V

LA
UR

EL
 S

T

HENDRY ST

SU
M

N
ER

ST

CO
LU

M
BI

A 
RD

SAVIN HILL AV

QUINCY ST

QUINCY ST

WILLIS ST

HANCOCK ST

SOUTHEAST
EXPRESSW

AY
HW

Y

REGENT ST

CHARLAME ST

COPELA
ND S

T

M
ASSACHUSETTS

AV

GEORGE ST

HAZELWOOD ST

DEN
NIS

 S
T

H
O

W
A

R
D

A
V

MAYW
OOD ST

M
O

SE
LE

Y 
ST

DALE ST

COLUMBIA RD
BI

R
D

 S
T

EAST

COTTAGE ST

BROOKFORD ST

BA
KE

R
SF

IE
LD

 S
T

WAYLAND ST

NO
RM

AN
DY

 S
T

ROCKLAND ST

M
AS

CO
M

A
ST

CLAPP ST

HOLBORN ST

DEVON ST

CUSHING AV

ROCKV ILLE PARK

NORFOLK
AV

JULIAN ST

CO
LU

M
BI

A
RD

ARION ST

DOCTO
R

M
IC

HA
EL

G
AV

IN
W

Y

W
EN

DO
VE

R
ST

WINTHROP ST

M
AG

N
O

LI
A 

ST

CRESCENT AV

DALKEITH ST

AKRON ST

EDISON GRN

JU
D

S
O

N
S

T

HOWELL ST

TOWNSEND ST

MOUNT VERNON ST

KEMP ST

SA
XT

O
N

 S
T

BO
DW

ELL ST

ENTERPRISEST

FO
U

N
TA

IN
 S

T

D
AC

IA
 S

T

WEST COTTAGE ST

EAST COTTAGE ST

SHIR
LE

Y S
T

STOUGHTON ST

SHETLAND S
T

MOUNT
PLEASANT

AV

HARTLAND ST

R
AN

D
S

T

UPHAM AVDOVE ST

ASPEN ST

HOW
LAND

ST

D
AW

ES
 S

T

AU
C

KL
A

N
D

 S
T

H
AR

VE
ST

 T
ER

C
O

TT
R

E
LL

 S
T

M
AP

LE
 S

T

HAZEL PARK

GASTON ST

ELBERT ST

ADRIAN ST

LOCUST ST

DU
DL

EY
 T

ER

CAMERON
ST

MARSHFIELD ST

ELDER ST

CLE
VELA

ND S
T

MAGAZINE ST

KEN
SIN

G
TO

N
 PAR

K

LEBANON ST

ROSECLAIR ST

BOWDOIN
ST

KEVIN RD

HOWARD ST

BELFORT ST

ROMSEY ST
DAVERN AV

LOCUST ST

S
Y

D
N

E
Y

 S
T

HAMLET ST

EMROSE TER

CUNNINGHAM ST

ELTON ST

HARBOR VIEW ST

OLEANDER ST

ELM HILL AV

SUMNER PARK

A
LL

S
TATE R D

ROCKVILL
E PARK

HA
RT

FO
RD

 T
ER

SUMNER TER

SA
G

AM
O

R
E

 S
T

BAY ST

MORELAND ST

H
IG

H
 S

T

MONTROSE ST

VINE AV

WAYLAND ST

MURRAY AV

TRULL ST

BURTON
AV

FENNO ST

LAWRENCE AV

CRESTON ST

WOODCLIFF ST

ROACH ST

INTERVALE ST

TOVAR ST

WHITTEMORE TER

MELVINSIDE TER

ADAMS S
T

GLENDALE ST

HARLOW ST

FAYSTON ST

DEWEY ST

KEM
BLE ST

CONRAD ST

BURGESS ST

WH EELOCK AV

VI
C

TO
R

 S
T

EDISON GRN

NAVILLUS TER

HESSTON TER

GRAFTON ST

PE
RT

H 
ST

DEAN ST

O
LD

 C
O

LO
N

Y
 A

V

COLUMBIA RD

PICKERING AV

FOREST ST

PERRIN
 S

T

CEDRIC ST

ROSWELL ST

EUSTIS ST

DEWAR ST

HARVEST ST

D
EE

R
 S

TBRUNSWICK ST

RAWSON ST

LINGARD ST

DU
NK

EL
D 

ST

BIRD ST

COLUMBIA RD

SA
LC

O
M

BE
 S

T

AR
IO

N ST

DORIS ST

STANWOOD ST

WAYLAND ST

WOODVILLE PARK

GROOM ST

WHITBY TER

LONGMEADOW ST

IRWIN AV

STAFFORD ST

C
H

AS
E 

ST

TU
PE

LO
 S

T

JEROME ST

ANNAPOLIS ST

GENE ST

HALLAM ST

M
AY

BU
RY

 S
T

FAIRBURY ST

FA
IR

LA
ND S

T

WHITING ST

W
IL

BU
R 

ST

BA
LF

O
U

R
 S

T

AL
EX

AN
D

ER
 S

T

BIRD ST

ROBIN HOOD ST

SO
U

TH
 S

YD
N

EY
 S

T

RONAN ST

W
EL

D
O

N
ST

SUNDERLAND ST

C
A

W
F I

E
LD

S
T

FERNALD
TER

NO
NQ

UI
T 

ST

G
LE

N
BU

R
N

E 
ST

SAVIN ST

BURRELL ST

INGLESIDE ST

WARE ST

DE
W

O
LF

 S
T

ST
AN

LE
Y

ST

H
U

BB
AR

DS
TO

N
RD

CARLISLE ST

KINEO ST

WEST HOWELL ST

GLEN ST

SUDAN ST

GREENHEYS ST

BEAUFORD LN

COLE
US 

PAR
K

HINCKLEY ST

SAYWARD ST

MAYFIELD ST

TRESCOTT ST

HOLDEN ST

MORRILL ST

DR
AY

TO
N

AV

M
ID

LA
N

D
 S

T

WOODWARD PARK ST
RA

M
SE

Y 
ST

M
IL

LS
 S

T

HUCKINS
ST

DUNMORE ST

S
H

E
R

M
A

N
S

T

ANNABEL ST

NORTH AV

R
O

C
KL

AN
D

 A
V

CHAMBLET ST

SO
U

TH
EA

ST
 E

XP
R

ES
SW

A
Y 

H
W

Y

WENONAH ST

G
AN

N
ETT ST

GREENMOUNT ST

GLENDALE ST

PEVERELL ST

BA
KE

R 
AV

GEORGE AV

M
AR

Y
LA

N
D

 S
T

FE
RN

BO
RO

ST

WAVERLY ST

ALBION ST

WABON ST

EDGEWOOD
ST

EV
ER

ET
T 

AV

M
O

UN
T 

EV
ER

ET
T 

ST

RILL
 S

T

G
R

A
N

T 
ST

WYOMING ST

SOUTHWOOD ST

ALASKA ST

CA
RS

O
N

ST

R
O

W
ELL ST

HOWES ST

GAYLAND ST

ROCKFORD ST

VI
RG

IN
IA

 S
T

D
AN

U
BE

ST

HOWE ST

DECKARD ST

N
E

W
PO

R
T

S
T

TAFT ST

DUNREATH ST

VON HILLERN ST

CLARENCE ST

WOODWARD AV

BELLFLOWER ST

LEYLAND ST

CRAWFORD ST

VICTORIA ST

THORNLEY ST

PEARL ST

DORSET ST

MAYHEW ST

MARTIN LUTHER KING J BLVD

PROCTOR ST

MARTIN LUTHER KING J BLVD

WOODBINE ST

S
A

R
G

EN
T

S
T

TU
TT

LE
ST

CLIFFORD ST

PL
E

A
SA

N
T

S
T

PL
EA

SA
N

T 
S

T

W
ARREN ST

W
AR

R
EN

 ST

BE
LD

EN
 S

T

BELDEN ST

C
LI

FT
O

N
S

T

C
LIFTO

N
 ST

M
ONA

DN
OCK

ST

B
U

T TO
N

W
O

O
D

S
T

W
AR

R
EN

 S
T

W
A

R
R

E
N

ST

W
A

R
R

E
N

S
T

W
AR

R
E

N
S

T

BROOK AV

BR
O

O
K

AV

H
A

R
TF

O
R

D
 S

T

HAR
TFO

R
D

ST

W
I N

TE
R

S
T

TR
EAD

W
AY R

D

BE
LL

E
V

U
E

S
T

B
ELLEV

U
E

ST

ELM HILL PARK

ELM HILL PARK

H
OW

E

TE R

H
AM

P
D

EN
 S

T

EASTMAN ST

E
A

S
TM

A
N

 S
T

B
A

TC
H

E
LD

E
R

S
T

SAWYER AV

M
SGR. DENNIS

F. O`CALLAGHAN
W

Y

POND
ST

FO
LS

OM S
T

R
O

B
EY

 S
T

DOWNER AV

Q
UINCEFIELD ST

WOODVILLE ST

C
EY

LO
N

ST

HALF MOON ST

O
TISFIELD ST

G
R

E
EN

VILLE ST

KEARSARGE

AV

DABNEY ST

DABNEY ST

WOODFORD ST

WASHBURN ST

PAYSON AV

PAYSO
N

 A
V

S
P

R
IN

G
 G

A
R

D
E

N
 S

T

CATAWBA ST

C
AT

AW
BA

 S
T

R
AV

EN
 S

T

Nonquit
Green

Dorchester
North Burying

Ground

The
Humps

Alpine
Street

Quincy
Street

Play Area

Howes
Playground

Little
Scobie

Playground

Buena
Vista

Dennis
Street
Park

Sterling
Square

Boys
Club Park

ELC
Playlot

Ryan Play
Area

Meany
Park

Clifford
Playground

Mt.
Pleasant
Play Area

Richardson
Park

King
School
Park

Winthrop
Playground

The Food
Project
Lot #2

Fredericks
Middle School

Playground

Woodcliff

Ceylon
Park I

Dickerman
School
Yard

Hannon
Playground

Salvation
Army Field

YMCA
Athletic

Field

Dudley Square
Main Streets

District

Grove Hall
Main Streets

District

Bowdoin/Geneva
Main Streets

District

Uphams Corner
Main Streets

District

0 250 500
Feet

1 inch equals 250 feet



Upham’s Corner Implementation
Community Planning - Upham’s Corner Station Area Plan

Development Capacity
The following 10-year growth capacities were identified 
for Upham’s Corner through a build-out analysis that 
examined the potential for new growth in relation to 
existing patterns of use, development and susceptibility 
to change. The following targets represent an average of 
a range that has been established for each metric based 
upon an analysis of existing land use patterns.

Population Capacity   873    6.0% Increase

Employment Capacity  413    7.6% Increase

Building Area Capacity  1.59M GSF  11.8% Increase

This potential capacity will only be redeveloped if 
Upham’s Corner can attract reinvestment. Several 
opportunities exist in the real estate market for Upham’s 
Corner. The market for new transit-oriented housing is 
a strength of the area. Commuter and resident serving 
retail to build upon the vitality of the retail that already 
exists in Upham’s Corner today is another opportunity. 
Leveraging the Strand Theater, the Salvation Army Kroc 
Center and attracting other institutional anchors is also 
an opportunity for the Station Area. Lastly, building 
upon the strength of existing social services and labor 
force training is an opportunity to reinforce a cluster of 
services.

Community Goals
The goals of the community vision are to: 

• Minimize displacement of current residents and 
businesses to preserve diversity

• Protect existing community assets found in the 
current residents, businesses, and historic sites and 
buildings of Upham’s Corner

• Strengthen businesses and activity to revitalize and 
support the commercial and cultural center

• Reinforce a walkable neighborhood orientation 
through public realm and open space improvements 
to enhance Station Area quality of life

• Provide new housing opportunities near the station 
and Main Streets District to support vitality

• Reinforce a direct connection between the center of 
activity and the rail station

UPHAM’S CORNER STATION AREA PLAN 30 FINAL REPORT
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Strengthen business activity to revitalize and support 
Upham’s Corner as a commercial and cultural anchor. 
Th e approaches to reinforcing the prosperity of the 
Station Area follow:

• Cultural Complements - new and existing retail 
and restaurant businesses should complement 
the Strand Th eatre to reinforce the district as a 
destination for cultural events.

• Training and Connection - coordinate 
community, health, and training centers as a 
network to serve residents and businesses to 
connect to opportunity and partners.

• Local-serving Businesses - small businesses need 
to sustain active patronage from local residents to 
grow and thrive. Conversely, residents need to 
drive local spending.

• Identi able and Attractive - an attractive central 
district must be identifi able at its entry points and 
draw in residents and visitors at the rail station and 
Columbia Road.

• Mixed-use Activity - renovation and 
redevelopment should add new residential activity 
above active ground fl oor uses to support a vibrant 
retail district. 

eeeee

Potential Redevelopment of Key Sites

Commercial/Light 
Industrial (Gross Square Feet)

50,000

Residential (Units) 460
Retail (Gross Square Feet) 60,000
The following area calculations are based upon hypothetical redevelopment 
scenarios on (5) sites in Upham’s Corner selected by the Upham’s Corner 
Working Advisory Group (WAG). Potential redevelopment would require 
reinvestment in private property and modification to current zoning regulations to 
achieve. The scenarios tested the scale and feasibility of potential redevelopment 
at these key sites.

Prosperity

A

B

C

D

E

Leon Electric Building
Corners of Dudley St and Humphreys St

Th e recommendations within each topic area have been 
prioritized by the community as part of a community 
open house and online review of the draft Station Area Plan.
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The study area for the Upham’s Corner 
Station Area Plan with Prosperity recom-
mendations.
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the most economic viability. Th e residential units 
cross-subsidize the light industrial use and support its 
feasibility. Th e scale of development allows the use of less 
expensive stick built construction. Th e feasibility is made 
possible by the potential for the City to write-down the 
cost of the land in disposing the property. Disadvantages 
to the feasibility are the cost of demolition of the existing 
structures, site remediation and the cost of structured 
parking to support a higher density redevelopment. 

Use and Design Guidelines

Th e scale and density of development on this property 
should balance the transit-oriented location with the 
context of the existing triple-decker neighborhood to the 
east and be considerate to the adjacent neighborhood. 
A sloping topography may provide opportunity to build 
parking supply into the site grading. Light industrial 
and jobs producing uses should be oriented to the East 
Cottage Street frontage. Loading and storage should not 
be accessed from the neighborhood. 

At upper levels the site may off er great views to the 
downtown skyline. Building massing that is located near 
the center or south of the site should step down to meet 
the scale of the adjacent neighborhood. Community 
benefi ts of the development should consider including 

a publicly accessible community and open space. 
Additionally, the property and residential areas to the 
north would benefi t from the development of a new 
connection to the Upham’s Corner station platform 
from East Cottage Street. Th is type of connection would 
require approval and coordination with the MBTA. 

A development scenario of this scale at this location 
would require zoning modifi cations to accomplish. Th e 
parcels are currently located within a LI Local Industrial 
Subdistrict. Th is subdistrict limits the property to a 45’ 
maximum building height and a maximum fl oor area 
ratio of 2.0. Th e redevelopment scenario was designed to 
a 55’ maximum building height and a fl oor area ratio of 
1.31. Additionally, the amount of parking required for 
the residential units would need to be reduced from the 
current 1.5 spaces per unit. Zoning recommendations 
are discussed in greater detail in the Implementation 
Section of the Station Area Plan. 

Building massing for hypothetical redevelopment scenarios at the Maxwell Property

UPHAM’S CORNER STATION AREA PLAN 38 FINAL REPORT

Th e Maxwell Property is a single contiguous City-owned 
parcel that includes approximately 120,000 square feet 
of lot area. Th e property includes a vacant light industrial 
building and surface parking and loading areas. Th e 
Department of Neighborhood Development is currently 
leading a community process to establish development 
guidelines for disposition of this publicly owned property 
for redevelopment. 

Signi cance to Upham’s Corner

Th is location was determined to be a key site for Upham’s 
Corner due to its direct adjacency to the rail platform and 
condition as a vacant and underused property adjacent to 
a residential neighborhood and East Cottage Street. Th e 
property has strong potential to expand residential and 
job producing uses in Upham’s Corner while building 
activity and focus near the rail station gateway.

Potential Redevelopment Program

Th e scale of the property could accommodate multiple 
buildings and could support a mixed-use redevelopment 
program either in connected or separate facilities. Th e 
frontage of the parcel on East Cottage Street in close 
proximity to Newmarket and may be an attractive site 
for a jobs producing manufacturing or light industrial 

50,000+ SF 
Jobs producing uses
100+ Housing units

5-story height
FAR of 1.3

use. Additionally, housing units at the rear or center of 
the site would connect it to the surrounding residential 
neighborhood. 

Th e general approach undertaken in the development 
scenarios was to combine jobs producing uses with 
residential uses in separate facilities on the northern and 
southern halves of the site. Under this approach, the fi t 
studies on the site yielded approximately 50,000 square 
feet of commercial or light industrial space using the 
northern half of the site. Additionally, over 100 housing 
units were developed in a multifamily housing building 
at the southern half of the site. Th e residential uses would 
be supported by parking underneath the building to 
maintain a parking supply of .5 spaces for every unit.

Feasibility of Redevelopment

Th e physical features and confi guration of the site off er 
few constraints, but would require removal of existing 
structures, potential environmental remediation and 
earthwork to refi ne site contours. Th e scale of the property 
and near rectangular shape off er many possibilities for 
the redevelopment of the property.

Th e proforma test of the development program on this 
property was positive with the residential uses providing 

Maxwell Property
65 East Cottage Street
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Use and Design Guidelines

Th e use and design of the these key parcels should anchor 
this gateway into the Main Street district and provide a 
beacon for the rail station and station entry. A higher 
building height should be mediated by using facade step 
backs at heights consistent with adjacent buildings to 
reduce the overall building massing and to relate to the 
existing scale of the district. 

Bringing  an active ground fl oor use to the sidewalk at 
Dudley Street is critical to extending the continuity of 
the Main Street district to the rail station and expanding 
the walkability of the district. Th e ground fl oor should 
be active and transparent. Parking and loading should 
be located to the rear and interior of the properties. 

Community benefi ts of the development should consider 
including publicly accessible community and open 
spaces. Th e rail station would benefi t from a building 
design and site layout that provided additional public 
space at the entry to the inbound platform. Th e current 
ramp to the platform is very constrained as it meets 
Dudley Street.

A development scenario of this scale at this location 
would require zoning modifi cations to accomplish. Th e 
parcels are currently located within a NS Neighborhood 
Shopping Subdistrict. Th is subdistrict limits the property 
to a 40’ maximum building height and a maximum 
fl oor area ratio of 1.0. Th e redevelopment scenario was 
designed to a 100’ building height and a fl oor area ratio 
of 3.94. Additionally, the amount of parking required for 
the residential units would need to be reduced from the 
current 1.5 spaces per unit. Zoning recommendations 
are discussed in greater detail in the Implementation 
Section of the Station Area Plan. 

Building massing for hypothetical redevelopment scenarios at the Leon Electric Building and adjacent parcels

View of the Study Property from Dudley Street
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Th e Leon Electric parcels are directly adjacent to the 
Upham’s Corner rail station. Th e parcels considered are 
all privately owned by multiple owners. Four parcels 
were considered in the analysis with a combined lot area 
of over 60,000 SF. Th ree parcels are located to the north 
of Dudley Street and Humphreys Street. One parcel is 
located to the south of Humphreys Street with frontage 
on Dudley Street.

Signi cance to Upham’s Corner

Th is location was determined to be a key site due to 
its direct adjacency to the Upham’s Corner rail station 
platform and station entry and critical frontage along 
Dudley Street. Th is location and the prominence of the 
existing building are a landmark that is viewed negatively 
by most in the community. Th e properties are a gateway 
in Upham’s Corner and should better refl ect the valuable 
and strategic position they occupy in the district.

Potential Redevelopment Program

At this critical location, the Working Advisory Group 
(WAG) thought it was appropriate to expand the 
allowable density and height for future redevelopment to 
leverage the transit-oriented and gateway aspects of the 
sites. Accordingly, the preferred development scenario 

25,000+ SF 
Active retail uses
200+ Housing units

10-story height
FAR of 3.9

pushed beyond current zoning limitations to propose a 
new mixed-use multi-family and retail project that could 
be up to 10-stories with a fl oor to area ratio (FAR) of just 
under 4.0. Th is type of expanded redevelopment would 
include approximately 200 units and 25,000 SF of active 
uses on lower levels. 

Th e scale of redevelopment is not dissimilar to the scale 
of the existing building. Th e redevelopment scenario 
involved demolition of the existing building to create a 
fl oor plate and building confi guration better suited to 
residential uses. Additionally, the reconfi guration of the 
new building on the site adds street wall continuity to 
Dudley Street where activity and a continuation of the 
Main Street District is needed.

Feasibility of Redevelopment

Th e scale and density of this type of development would 
require removal of the existing buildings, construction of 
structured parking and mid-rise building construction. 
All of which impose cost burdens that the current market 
conditions cannot support. Th erefore, the evolution 
of this property is a long term vision that will, in all 
likelihood, occur after other redevelopment projects 
build a more tangible momentum for the real estate 
market in Upham’s Corner.

Leon Electric Building
Corners of Dudley Street and Humphreys Street
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Th is scenario illustrates the impact of parking costs on 
feasibility, the residential market cannot support the cost 
of structured parking without off sets and where parking 
can be provided in a surface lot, such as this site, it 
improves feasibility.

Use and Design Guidelines

At this gateway location into the Main Street District, it is 
important to visually defi ne Columbia Road and anchor 
the corner near Annabel Street. Th is is accomplished 
primarily through the building massing and creation 
of new street wall continuity along Columbia Road. 
Th e scale of the building, articulation of the facade 
and materials should complement the adjacent historic 
structures, such as the Pierce Building. Th e street 
frontage along Columbia Road should be occupied 
by the building and include an active and transparent 
ground fl oor.

Th e redevelopment should relate to the North Burying 
Ground with a complementary and publicly accessible 
open space. Access and parking should be provided to 
the rear of the building and should include a landscape 
buff er to the cemetery. Community benefi ts of the 
development should consider including a publicly 
accessible open space that is visually connected to 

the North Burying Ground and includes a portion of 
frontage on Columbia Road. Th is area could include 
the additional of the City-owned “Comfort Station” or 
could remove the existing structure on this property to 
contribute to a larger publicly accessible open space.

A development scenario of this scale at this location 
would require zoning modifi cations to accomplish. Th e 
parcels are currently located within a 3F-5000 Th ree-
Family Residential Subdistrict. Th is subdistrict limits 
the property to a 35’ maximum building height or 2.5 
stories. Th e redevelopment scenario was designed to a 55’ 
building height at 5 stories. Additionally, the amount of 
parking required for the residential units would need to 
be reduced from the current 1.5 spaces per unit. Zoning 
recommendations are discussed in greater detail in the 
Implementation Section of the Station Area Plan. 

Building massing for hypothetical redevelopment scenarios at the ATCO Supply Parcels
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Th e ATCO Supply Parcels are a collection of private and 
publicly owned adjacent properties with frontage along 
Columbia Road near the Old North Burying Ground. 
Th e majority of the property is privately owned by 
multiple owners with a small vacant parcel owned by 
the City. Th e four parcels have a combined lot area of 
approximately 42,000 SF.

Signi cance to Upham’s Corner

Th is location was determined to be a key site due to 
its location as a gateway into Upham’s Corner along 
Columbia Road. As it is currently confi gured this portion 
of frontage along Columbia Road does not provide a 
strong gateway into the district. Parking is adjacent to 
the street and a lengthy curb cut exists at this location. 
Continuity of building frontage along Columbia Road 
with an active ground fl oor could expand and anchor a 
walkable retail district. 

Potential Redevelopment Program

In terms of the overall district, the benefi t of redevelopment 
of this site is to create a more continuous and consistent 
mixed-use and walkable main street character. Th e types 
of automotive and service uses currently on the site 
would better serve the neighborhood in a more similar 

11,000+ SF 
Active retail uses
80+ Housing units

5-story height
FAR of 2.3

light industrial area. Accordingly, the development 
program tested includes an active retail ground fl oor 
with residential uses above. Th e scale of redevelopment 
was optimized to add residential units, but maintained 
a parking supply of about .6 spaces per unit in the rear 
surface parking lot. Th e 4-stories of residential use yield 
approximately 80 units of housing.

Feasibility of Redevelopment

Th e scale and geometry of the properties is of an 
appropriate size and depth to support a mixed-use multi-
family residential project with surface parking in the rear 
of the building. Of all the development scenarios studied 
in Upham’s Corner, the potential redevelopment of these 
properties seemed the most straightforward in terms 
of the confi guration and scale of redevelopment. Th e 
feasibility would be subject to the actions of the private 
owners. 

Th e proforma test of the development program on this 
property is positive. Th e advantages of this redevelopment 
include low demolition cost, a site that accommodates 
inexpensive surface parking and a building scale that can 
be built conventionally with less expensive stick-built 
construction. Acquisition cost and process of acquisition 
would be the main impediment to redevelopment. 

ATCO Supply Parcels
Columbia Rd Adjacent to North Burying Ground
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discuss this specifi c idea. Th e corner site is a prominent 
feature in Upham’s Corner and may warrant further 
investigation within the neighborhood to understand if 
this type of reconfi guration would be supported.

Th e proforma test of the development program on this 
property was positive in terms of fi nancial feasibility 
as a result of low demolition cost, inexpensive surface 
parking, and less expensive stick-built construction. 
As noted, the scale of redevelopment of the combined 
parcels is required to create enough revenue from the 
property to recover the other costs of redevelopment. 
Th e reconfi guration of the street and acquisition costs of 
the properties are the impediments to redevelopment for 
this scenario. Th e conceptual proformas are near break-
even and would depend on the ability to secure a high 
paying ground fl oor retail user.

Use and Design Guidelines

As seen in many historic postcards of Upham’s Corner, 
this corner is the identity of the district. While a nice 
building, the low scale and perimeter parking of the 
current site layout does not refl ect the historic scale, 
density and activity of a thriving commercial district at 
Upham’s Corner. Th e building height and massing of a 
redevelopment project should be deployed to anchor the 

prominent corner with a similar scale and mass as the 
historic Masonic Building across Columbia Road. Th e 
redevelopment should provide a continuous frontage 
with an active ground fl oor facade that contributes to 
the Main Street District. 

Vehicular access should be provided to the south of the 
new building with a small access drive from Columbia 
Road. A tiered parking confi guration can be achieved 
with the grade change between Mount Cushing Terrace 
and Columbia Road. An upper parking area can add to 
district parking capacity with access from the rear of the 
building from Mount Cushing Terrace. 

Building massing for hypothetical redevelopment scenarios at the Upham’s Center parcels

View of the Study Property from Columbia Road
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Th e Upham’s Center parcels are two privately owned 
banking properties at the corner of Columbia Road 
and Dudley Street. Th e two privately owned parcels 
combine to form a lot area of approximately 22,000 
SF separated by a public right of way, Mount Cushing 
Terrace that would require roadway reconfi guration 
prior to redevelopment. Although this would be a 
change in the City infrastructure and street network it 
appears to be a relatively straight forward adaptation for 
the neighborhoods to the rear of the properties and may 
simplify circulation at this critical intersection at the 
center of Upham’s Corner. 

Signi cance to Upham’s Corner

Th e corner of Columbia Road and Stoughton Street is the 
center of Upham’s Corner. It is the focus of the district 
and the most memorable intersection of the area with 
the historic Pierce Building and Masonic Hall anchoring 
the other corners of the intersection. Th e North Burying 
Ground is the other corner of the intersection and 
provides a visual void that must be overcome by the 
building massing at the other three corners. Th e existing 
combination of buildings and parking lots at the corner 
today do not overcome this void to visually anchor the 
center of the district.

14,000+ SF 
Active retail uses
40+ Housing units

5-story height
FAR of 2.6

Potential Redevelopment Program

A redevelopment scenario was tested that retained 
Mount Cushing Terrace is its current confi guration. 
Th e resulting development program was not substantial 
enough to be feasible. Th erefore this redevelopment 
program terminates Mount Cushing Terrace and uses 
the segment that connects to Columbia Road to form 
a large contiguous development parcel. Th is type of 
street reconfi guration connects two parcels together and 
opens a new opportunity for development at this critical 
corner for the center of Upham’s Corner. Th e scale of the 
development should be similar to the historic structures 
across Columbia Road, 4 to 5 stories and could provide 
new ground fl oor retail space and 40 residential units at 
the center of the district.

Feasibility of Redevelopment

When the two properties studied are redeveloped 
separately, they are not physically large enough to support 
a redevelopment program of enough scale to be feasible. 
A part of the feasibility of this redevelopment scenario 
is the feasibility of combining the parcels to include a 
portion of a public street right-of-way and to reconfi gure 
neighborhood traffi  c patterns. Th is process did not 
involve direct outreach to the surrounding residents to 

Upham’s Center Parcels
Columbia Road and Cushing Avenue Corners
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Boston Creates  
 Executive Summary

June 2016

Boston Creates Plan - 
5 Goals
• Create fertile ground for a vibrant and sustainable arts 

and culture ecosystem.
• Keep artists in Boston and attract new ones here, 

recognizing and supporting artists’ essential 
contribution to creating and maintaining a thriving, 
healthy, and innovative city.

• Cultivate a city where all cultural traditions and 
expressions are respected, promoted, and equitably 
resourced, and where opportunities to engage with 
arts and culture are accessible to all.

• Integrate arts and culture into all aspects of civic life, 
inspiring all Bostonians to value, practice, and reap 
the benefits of creativity in their individual lives and in 
their communities.

• Mobilize likely and unlikely partners, collaborating 
across institutions and sectors, to generate 
excitement about, and demand and resources for, 
Boston’s arts and culture sector. 

The engagement process revealed a deep and 
widespread need for affordable cultural spaces 
for people to gather, create, collaborate, and 
participate in the arts. Participants would like to 
see the use of more spaces for the arts beyond the 
downtown core, including libraries, the Boston Centers 
for Youth and Families, historic buildings, and public 
spaces. 

Within the nonprofit sector, access to facilities 
that are affordable and appropriate for 
performance and the visual arts disciplines 
emerged as a common theme, especially from 
small and mid-sized organizations.

 
 

 
 
 
 
 
 
 
 
 
 

Boston Performing Arts  
Facility Assessment 

 

DRAFT FOR PUBLIC COMMENT 
July 2017 

 
 

Authors: 
Christopher Perez, Vice President 

Susan Nelson, Executive Vice President 
Elizabeth Wiesner, Senior Associate 

 
 
 
 

  

Prepared by TDC

 

Identifying cultural needs 
 
Issues of equity and inclusion have geographic 

implications: arts and culture organizations outside of 

downtown are likely to be small and underfunded. 

Boston residents need and want access to arts 

and culture opportunities close to home, but such 

opportunities, and the resources that make them 

possible, are unevenly distributed across the city. 

Rehearsal Space 

Rehearsal space for independent artists and small to 

mid-sized organizations must be extremely low cost, 

offering modest technical amenities, located near public 

transportation. 

Rehearsal space for larger organizations requires 

sophisticated technical amenities and should be located 

near public transportation. 

Performance Space

150 seat performance space for independent artists and 

small organizations

400-600 seat performance space for small to mid-sized 

organizations and local commercial acts

Performance space with a stage appropriate for dance

Understanding Boston’s 
Creative Economy
• Creative employment in 2014 totaled 29,762 jobs in 

business establishments. This was 5.4% of Boston’s 
total private sector payroll employment. 

• An additional 6,483 people were self-employed in 
the creative industries. Including self-employment, 
Boston’s Creative Economy totals 36,254 workers. 

• The 29,762 workers on payrolls took home over 2.4 
billion dollars combined, averaging $81,179 in annual 
wages. 

• Boston’s number of self-employed workers in 
Creative Industries has increased in nine of the last 
twelve years, growing from 4,902 to 6,483 (32.3%) 
from 2002 - 2014.

• Independent Artists, Writers, and Performers make 
up just under half of self-employed people in Boston’s 
Creative Economy.

Strand Theatre

Community Discussion

coming in November
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Context
The Strand Theater is a cultural cornerstone of the 
Upham’s Corner community. The Strand Theater was 
built in 1918 and was Boston’s first movie theater. It 
capitalized on the amount of activity in Upham’s Corner 
and added a cultural attraction to the burgeoning 
commercial center. The Strand Theater is now owned 
by the City of Boston and the 1,400 seat theater was 
restored in 2005.

Strand Theatre
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Context
Previously the Dorchester Savings Bank, the Dudley 
Neighbors Inc. (DNI) purchased these parcels in 2017. 
Citizens Bank is still located in Upham’s Corner and is 
now a few doors away at 580 Columbia Road. 

Citizen’s Bank 

UPHAMS
CORNER

C
LI

FT
O

N
ST

DUDLEY ST

BIRD ST

SU
M

N
ER

 S
T

WILLIS ST

M
AG

N
O

LI
A 

ST

H
AN

C
O

C
K ST

ARION ST

W
EN

DO
VE

R
ST

D
AW

ES
 S

T

COLUMBIA
RD

COLUMBIA
RD

STOUGHTON ST

HUMPHREYS ST

UPHAM AV

EASTMAN ST

DU
DL

EY
 T

ER

C
U

SH
IN

G
 A

V
KEVIN RD

DAVERN AV

HAMLET ST

SUMNER PARK

MAYFIELD ST

SUMNER TER

ALVAN TER

CONRAD ST

WH EELOCK AV

MORRILL ST

ROBIN HOOD ST

FO
LS

OM S
T

AR
IO

N ST

TRESCOTT ST

GENE ST

JEROME ST

ANNAPOLIS ST

SA
LC

OM
BE

ST

W
IL

BU
R 

ST

BIRD ST

NO
NQ

UI
T 

ST

HOLDEN ST

RA
M

SE
Y 

ST

ANNABEL ST

W
IN

DE
R

M
E

R
E

R
D

EV
ER

ET
T 

AV

VI
RG

IN
IA

 S
T

BE
LD

EN
 S

T

M
ONA

DN
OCK

ST

H
AR

R
O

W
ST

Q
UINCEFIELD ST

AL
EX

AN
D

ER
 S

T

WOODFORD ST

Dorchester
North Burying

Ground

Salvation
Army Field



Upham’s Corner Implementation
Parcel Summary - 555 Columbia Road
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Parcel ID 1301743000 / 1301735000 
Lot Area 8,251 square feet / 10,570 square feet

Context
Previously the Dorchester Trust Company, these parcels 
include the former Bank of America building and the 
adjacent Citizen’s Bank parking lot. Bank of America 
moved in 2014 and the building has been managed 
by the City of Boston’s Department of Neighborhood 
Development (DND) since. In the Upham’s Corner Station 
Area Plan, these parcels were identified as sites for 
future mixed-use development. In July 2017 at the launch 
of Imagine Boston 2030, Mayor Walsh announced that 
the Upham’s Corner Branch of the Boston Public Library 
would be part of a future mixed-use building on the site.

Bank of America Parcel & Citizen’s Bank Parking Lot
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Upham’s Corner Implementation
Parcel Summary - 19 Hamlet Street
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1 inch equals 30 feet

Parcel ID 0703894000 
Lot Area 34,270 square feet

Context
This parking lot is owned by the City of Boston and is 
dedicated as a municipal parking facility. It provides 85 
parking spaces to the public without charge. The Boston 
Transportation Department (BTD) has care, custody and 
control of the site.
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