
Implementason di Upham’s Corner
Planiaméntu di Kumunidadi – Planus Stratéjiku

Planus di Ária di Stason 
na Fairmount Corridor  

Inisiativa di Planiaméntu di Fairmount Indigo éra un 
studu di três anu ki kumesa na febreru di 2012 y ki foi 
lideradu pa BPDA, ku parseria di Kámara Munisipal 
(Sidadi) di Boston. Kel inisiativa di planiaméntu 
analiza stratéjias di kurtu y di longu prazu pa midjora 
investiméntu di kapital, midjoraméntus na dumíniu 
públiku y asésu a trabadju na kel linha di konboiu di 
Fairmount Indigo, ki ten 9,2 milha y ki ta liga South 
Station ku Readville, y ta pasa pa Roxbury, Dorchester, 
Mattapan, y Hyde Park. Kel studu identifika oportunidadis 
na koridor interu pa dizenvolviméntu komersial y 
rezidensial, asésu di tránzitu, midjoraméntus na dumíniu 
públiku, y inisiativas pa konstrui kumunidadi.

Ligadu ku kel prusésu, identifikadu três Ária di Stason pa 
studa ku más ditalhi, inkluindu

•	 Ária di Stason di  Upham’s Corner 
•	 Ária di Stason di Blue Hill Ave/Cummins Hwy 
•	 Ária di Stason di Four Corners/Geneva Ave

Planu Stratéjiku pa 
Sidadi Interu Sentradu na 
Kumunidadis
Imagine Boston 2030 ta identifika sinku árais di ason 
pa orienta kresiméntu, midjoraméntu y prezervason di 
Boston, y el tene un konjuntu di métodus di midison ki ta 
ben avalia prugrésu y avalia susésus.

Midjora zónas: Midjora vitalidadi urbanu y 
afirma identidadi distintu di kada zóna através 
di investiméntu na dumíniu públiku, riforsu di 
sirvisus y konetividadi déntu di zóna, y insentivu di 
oportunidadis pa dizenvolviméntu.

Insentiva un núkliu di uzu misturadu: Insentiva un núkliu 
densu y móvel na nos séntrus di trabadju undi más 
pesoas ta mora, ta trabadja y ta djunta.

Spandi zónas: Na seis ária ki ten asésu pa tránzitu na 
bórdas di zónas ki ta izisti, orienta nóvu kresiméntu 
komersial y di moradias, apoiadu pa investiméntu na 
dumíniu públiku y na klima.

Kria un órla marítimu (zóna frenti di mar) pa jerasons 
futuru: Kria un órla marítimu pa tudu rezidenti di Boston 
através di ativason di spasus abértu, ligason di zónas ku 
kel órla marítimu, y investiméntu na infrastrutura y na 
planiaméntu di klima proativu.

Jera redis di oportunidadi na Fairmount Corridor: 
Alarga asésu a oportunidadi y riduzi disparidadis 
na zónas pértu di Fairmount Corridor através 
di investiméntus kordenadu na transpórti, na 
vitalidadi di zóna y na idukason.

Planu Stratéjiku pa 
Sidadi Interu Sentradu na 
konetividadi
Kel planu di mobilidadi pa sidadi interu, lideradu pa 
Dipartaméntu di Transpórti di Boston, dizenvolve un 
vizon korajozu pa futuru y un konjuntu di prujétus y 
pulítikas pa inplementa na prósimus 5, 10 y 15 anu. 
Prujétus prioritáriu ta inklui:

•	 Distritus di Rua Prinsipal ki ta da pa Anda Pé na Txon y 
na Bisikléta sén Prubléma

•	 Otokaru Rápidu di Mattapan pa LMA 
•	 Otokaru Rápidu y barku di North Station pa órla 

marítimu di South Boston 
•	 Midjoraméntus na Sirvisu di Linha di Fairmount 

Indigo y Transpórti konboiu Urbanu 
•	 Columbia Road Greenway
•	 6 Koridoris di Sinal Intilijenti y Distritus
•	 microHUBS di Mobilidadi na Zóna
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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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IB2030 Pilotu
Kel prusésu lideradu pa kumunidadi y promovidu pa 
Sidadi pa invisti na Upham’s Corner ta da un mudélu pa 
kel prusésu ki Boston pode uza pa midjora se zónas 

Papel di Sidadi é inisia un prusésu através di fóku 
stratéjiku y investiméntus diresionadu ki ta sai di 
vizon di kumunidadi pa ses zóna.

Asons Más Inpurtanti

Kes ason li ta da orientasons pa dizenvolviméntu y es sta 
difinidu pa prioridadis di kumunidadi: 

•	 Investiméntus y pulítikas di Sidadi pa promove árias 
densu y ki ta da pa anda pértu di parajis di tránzitu  

•	 Pulítikas y akizison y dizenvolviméntu stratéjiku 
di terenu pa garanti spasu pa moradias y spasu 
komersial más baratu 

•	 Midjoris ligason, frekuénsia, y spiriénsa di viajantis na 
Linha di Fairmount

•	 Apoiu di negósius, artistas y enprezárius lokal 
•	 Promove kriason di un distritu di inovason artístiku ku 

moradias y rikursus pa artistas
•	 Midjora bibliotéka y spasus di Upham’s Corner 
•	 Investiméntus na Columbia Road sima un koridor 

verdi y ativu  

Kel stratéjia ki kriadu pa Upham’s Corner ten potensial pa 
sirbi komu un pilotu pa midjora zónas sima el y zónas na 
sidadi interu.

Implementason di Upham’s Corner
Planiaméntu di Kumunidadi – Pilotu di Zóna Midjoradu



Vizon di Kumunidadi

Upham’s Corner é un séntru komersial, kultural y kumunitáriu 

revitalizadu ki é un selebrason di diversidadi y un ânkura di arti y di 

kultura di Koridor di  Fairmount Indigo.
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Kapasidadi di 
Dizenvolviméntu
Kes siginti kapasidadi di kresiméntu di 10 anu 
identifikadu pa Upham’s Corner através di un análizi di 
konpilason ki izamina potensial pa nóvu kresiméntu en 
rilason a padrons di uzu, dizenvolviméntu y pusibilidadi 
di mudansa ki izisti. Kes objetivu siginti ta reprizenta 
un média di un intervalu ki kriadu pa kada métodu di 
midison baziadu na análizi di padrons di uzu di terenu ki 
izisti.

kapasidadi di populason 			   873			   6.0% omenta

kapasidadi di inpregu					    413			   7.6% omenta

kapasidadi di area di edificio		  1.59M GSF	 11.8% omenta

Kel kapasidadi potensial li so ta pode ser rikonstruídu 
si Upham’s Corner konsigi atrai investiméntu. Ten txeu 
oportunidadis na merkadu imobiliáriu di Upham’s 
Corner. Merkadu pa nóvus moradia diresionadu pa 
tránzitu é un pontu fórti di kel ária li. Un otu oportunidadi 
é lójas ki ta ben a retalhu pa sirbi pesoas ki ta viaja 
pa trabadju tudu dia y rezidentis pa riforsa kes lója ki 
dja izisti na Upham’s Corner. Pruveta Strand Theater 
y Salvation Army Kroc Center y atrai otus ânkura 
institusional é tanbe un oportunidadi pa kel Ária di 
Stason li. Finalmenti, pruveta kes sirvisu sosial y mon-di-
óbra ki dja izisti la é un oportunidadi pa riforsa un grupu 
di sirvisus.

Objetivus di Kumunidadi
Objetivus di vizon di kumunidadi é pa: 

•	 Minimiza mudansa di rezidentis y negósius ki sta la pa 
prezerva diversidadi

•	 Proteje kes rikursu kumunitáriu ki ta izisti na rezidentis 
y negósius ki sta la, y na lugaris y prédius stóriku di 
Upham’s Corner

•	 Riforsa negósius y atividadis pa revitaliza y apoia kel 
séntru komersial y kultural 

•	 Riforsa karakterístikas di un zóna ki ta da pa anda sén 
prubléma, através di midjoraméntu di dumíniu públiku 
y spasus abértu, pa midjora kualidadi di vida déntu di 
Ária di Stason 

•	 Oferese nóvus oportunidadi pa moradias pértu di 
stason y di Distritu di Ruas Prinsipal pa apoia vitalidadi 

•	 Riforsa un ligason dirétu entri séntru di atividadi y 
stason di konboiu 

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 Strand Theatre a cultural anchor to Upham’s Corner

25,000+ SF 
Active retail uses
200+ Housing units
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The study area for the Upham’s Corner 
Station Area Plan with Prosperity recom-
mendations.
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Maxwell Property
65 East Cottage Street

ATCO Supply Parcels
Columbia Rd at North Burying Ground

Upham’s Center Parcels
Columbia Rd and Cushing Ave Corners

Hancock Street Parcels
Columbia Rd and Hancock St Corner
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14,000+ SF 
Active retail uses
40+ Housing units

11,000+ SF 
Active retail uses

80+ Housing units

9,000+ SF 
Active retail uses
40+ Housing units

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

1

QUALITY 
OF LIFE

PARKS AND 
PUBLIC SPACE

FAIRMOUNT INDIGO PLANNING INITIATIVE41

PROSPERITY HOME PLACE GETTING 
AROUND

FAIRMOUNTINDIGOPLANNING.ORG

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

UPHAM’S CORNER STATION AREA PLAN 40 FINAL REPORT

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

UPHAM’S CORNER STATION AREA PLAN 42 FINAL REPORT

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

UPHAM’S CORNER STATION AREA PLAN 44 FINAL REPORT

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

Planu Boston Creates 
5 Objetivu
•	 Kria terenu fértil pa un ekosistéma di artis y kultura 

vibranti y sustentável.
•	 Mante artistas na Boston y atrai nóvus artista pa li, 

rekonhesendu y apoiandu kontribuison isensial di 
artistas na kria y mante un sidadi prósperu, saudável, 
y inovador.

•	 Kultiva un sidadi undi ki tudu tradison y spreson 
kultural ta ruspetadu, ta promovedu, y ta resebe 
rikursus di manera justu, y undi ki oportunidadis pa 
partisipa na artis y na kultura é asesível pa tudu algen.

•	 Integra artis y kultura na tudu aspétu di vida síviku, 
inspirandu tudu rezidenti di Boston a valoriza, pratika, 
y benefisia di kriatividadi na ses vida individual y na 
ses kumunidadi.

•	 Mobiliza parserus provavel y inprovavel, kolaborandu 
ku várius instituison y setor, pa jera entuziasmu 
y dimanda y rikursus pa setor di artis y kultura di 
Boston. 

Prusésu di engajaméntu revela un nisisidadi 
prufundu y jeneralizadu di spasus kultural asesível 
pa pesoas djunta, kria, kolabora, y partisipa na 
artis. Partisipantis ta gostaba di odja más spasus 
ta uzadu pa artis, alén di séntru di sidadi, inkluindu 
bibliotékas, Séntrus di Boston pa Juventudi y Familias, 
prédius stóriku, y spasus públiku.

Déntu di setor sén fin lukrativu, asésu a 
stabilisiméntus más baratu y apropriadu pa 
atuason y artis vizual surji sima un tema kumun, 
prinsipalmenti di organizasons pikinóti y médiu.
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Identifikason di 
nisisidadis kultural
Prublémas di ekuidadi y inkluzon ten inplikasons 
jiográfiku: organizasons di artis y kultura fóra di séntru 
di sidadi é provávelmenti más pikinóti y ta resebe poku 
finansiaméntu.

Rezidentis di Boston meste y kre asésu a oportunidadis 
di artis y kultura pértu di kaza, má kes oportunidadi la 
y kes rikursu ki ta pusibilita-s ta distribuídu di manera 
dizigual na sidadi.

Spasu pa Nsaia 
Spasus pa artistas indipendenti y organizasons pikinóti y 
médiu nsaia ten ki ser stremamenti baratu, ku fasilidadis 
tékniku sinplis, y lokalizadu pértu di transpórti públiku.

Spasus pa organizasons más grandi nsaia ta meste 
fasilidadis tékniku sofistikadu, y debe sta lokalizadu pértu 
di transpórti públiku.

Spasu pa Atuason
Spasu pa atuason di 150 lugar pa artistas indipendenti y 
organizasons pikinóti

Spasu pa atuason di 400-600 lugar pa organizasons 
pikinóti y médiu y atividadis komersial lokal 

Spasu pa atuason ku un palku apropriadu pa dansa 

Intende Ikonomia 
Kriativu di Boston
•	 Na 2014 tinha un total di 29.762 enprégus kriativu na 

stabilisiméntus komersial. Kel-la éra 5,4% di total di 
trabadjus pagadu na setor privadu di Boston.

•	 Más 6.483 trabadjadoris indipendenti na indústrias 
kriativu. Inkluindu trabadjadoris indipendenti, 
Ikonomia Kriativu di Boston ten un total di 36.254 
trabadjador.

•	 Kes 29.762 trabadjador ki ten un trabadju pagadu 
ganha 2,4 bilion di dóla, ku un média di 81.179 dóla di 
saláriu anual. 

•	 Númeru di trabadjadoris indipendenti di Boston na 
Indústrias Kriativu aumenta na nóvi di últimus dozi 
anu, y kel númeru subi di 4.902 pa 6.483 (32,3%) di 
2002 - 2014.

•	 Artistas Indipendenti, Skritoris, y otus Artista é ménus 
ki metadi di total di trabadjadoris indipendenti na 
Ikonomia Kriativu di Boston.

Strand Theatre

Diskuson di comunidadi

Nuvembru

Implementason di Upham’s Corner
Artis & Kultura – Ikonomia Kriativu & Rikursus di Kumunidadi
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Kontestu
Strand Theater é un pilar kultural di kumunidadi di 
Upham’s Corner. Strand Theater konstruídu na 1918 y 
el foi pruméru sinéma di Boston. El pruveta kuantidadi 
di atividadi na Upham’s Corner y el adisional un atrason 
kultural na kel séntru komersial en kresiméntu. Strand 
Theater gósi é un propriedadi di Sidadi di Boston, y kel 
sinéma di 1.400 lugar renovadu na 2005.

Strand Theatre
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Kontestu
Antis es éra Dorchester Savings Bank, má Dudley 
Neighbors Inc. (DNI) kunpra kes parséla li na 2017. 
Citizens Bank inda sta lokalizadu na Upham’s Corner y 
gósi el sta a un distánsia di alguns pórta na 580 Columbia 
Road.

Citizen’s Bank
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Kontestu
Antis es éra Dorchester Trust Company, kes parséla 
li ta inklui prédiu di antigu Bank of America y kel parki 
di stasionaméntu di Citizen’s Bank ki sta pegadu ku 
el. Bank of America muda na 2014 y Dipartaméntu di 
Dizenvolviméntu di Zónas (DND) di Sidadi di Boston ten 
stadu ta jere-l desdi kel data la. Na Planu di Ária di Stason 
di Upham’s Corner, kes parséla li identifikadu komu 
lugaris pa dizenvolviméntu di uzu misturadu na futuru. 
Na julhu di 2017, na lansaméntu di Imagine Boston 2030, 
Prizidenti di Kámara Walsh anunsia ma filial di Bibliotéka 
Públiku di Boston (BPL) na Upham’s Corner ta ben faze 
parti di prédiu di uzu misturadu na kel lugar la na futuru.

Bank of America Parséla & Citizen’s Bank parki di stasionaméntu

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

Implementason di Upham’s Corner
Rizumu di Parséla - 555 Columbia Road



19.00

110.00

80.00

32
.5

0

95
.5

0

54.00

49
.7

6

35
.0

0

69.41

40
.1

1

40.14

6.
94

40.00

45.00

90
.0

0

55
.1

2

51
.7

7

11
7.

44

135.35

66.31

50.00

29.00

87
.6

6

10
2.

57

97
.8

9

66
.0

0

84.75

72.00

26.25

60
.0

0

52
.5

0

66.22

76
.5

2

10
1.

63

30
.0

0

66
.9

1

70
.0

6

21.8

26.34

49.

19
.0

0

21.66

50.00

20
.8

5

19
.0

0

70.11

29
.0

0

26.97

27.69

82
.5

6

44
.2

0

49
.0

0

46
.5

7

66
.0

0

52.35

49.

68
.1

0

50.00

29.00

67.18

19
.0

0

21.80

102.96

69
.6

6

35
.0

1

18.93

96
.8

0

73
.7

2

60
.2

3

32
.5

0

8.65

19.00

45.00

27
.4

5

65.83

40.00

45
.0

0

33
.0

2

9.33

73.72

89.84

29.17

40.00

27
.5

7

80
.6

8

103.45

85
.0

0

10
0.

01

19
.0

0

10
0.

00

11
3.

76

60
.0

7

17.30

60.00

37
.1

7

60.68

60
.0

0
40.00

17.00

39.09

94
.4

8

11
8.

82

24
.2

5

25
.8

4

42.73
106.23

24
.1

8

68.02

42.51

20.00

74
.6

0

30
.0

0

31.64

19
.3

0

27.31

13.79

65.00

74
.9

0

67
.7

0

83.00

19.00

59
.0

0

83.00

30.17

45
.0

0

65.80

10
0.

20

54.70

49.40

72
.0

0

80.00

33
.0

0

48
.3

3

31.00

74
.7

0

26
4.

86

11
8.

82

91
.7

9

50.03

65
.3

1

100.10

148.11

65.00

32
.5

0

31.87

21.80

64
.4

5

206.59

23
.8

4

46
.0

0

90
.8

5

74.00

19
.0

0

30.00

33
.2

9

80.00

50.30

10
0.

01

25
.9

8

23
6.

04

27.20

4.55

10
6.

23

74
.5

1

30.67

52
.9

2

40.00

32
.5

0

35
.9

9

30.95

84
.6

6

71.66

54
.0

0

48.15

19
.0

0

27
.1

3

40
.0

0

31.76

10
.

75.87

22
.5

5

40.00

65.00

73.44

49.83

49.40

49.67

65
.6

8

50.30

80.00

49.65

43.92

60.00

99.82

35
.5

0
30

.0
0

35
.0

0

53
.3

0

0.35

74
.3

0
64

.9
6

10
6.

23

65.00

35
.7

2

50
.4

2

29
.0

0

48.50

31.00

60.00

19
.3

0

60
.0

1

28.83

29
.0

0

71.62

76
.3

0

21
.0

4

69.59

10
7.

80

184.90

55
.3

8

47
.2

1

66
.00

29
.0

9

50.00

65.00

53.53

35
.5

0

63
.8

2

66.69

69
.6

0

33
.2

1

72.94

30
.0

4

50.00

21.66

20.00

74.79
60

.3
7

80.00

65.00

49.25

26.35

9.
9

33
.4

7

87
.6

6

36
.1

2

40.00

71.00

5.05

97
.8

0

26
.7

1

45
.7

5

29
.0

1
17

.4
9

77.12

26.25

4.55

34
.7

0

58.27

45.32

35.85

14.95

79.54

11

756

7

1

12

2

4

11

15

22

30

63
3

62
4

11

17

39

61
7

8

10

13

63
2

15

14

17

63
8

758

16

5

10

15

61
8

64
4

63
6

764

15

770

12

13

11

23

4

3

6

737

61
1

21

64
8

61
2

749

65
0

759

747

32

19

61
9

64
0

7

18

19

37

33

744

62
5

28

772

61
3

734

17

742

24

9

19

748

62
0

11

21

750

9

4

14
26

735

DUDLEY ST

CO
LU

M
BI

A 
RDW

EN
DO

VE
R 

ST

BE
LD

EN
 S

T

VI
RG

IN
IA

 S
T

HOLDEN ST

QUINCEFIELD ST

HAMLET ST

RA
M

SE
Y

ST CO
LU

M
BI

A 
RD

Dorchester
North Burying

Ground

Nellie Miranda
Memorial Park

50

40

35

30

25

45

40

45

30

20

30

2,692 SF

4,987 SF

7,131 SF

2,600 SF

3,907 SF

1,426 SF

1,625 SF

1,361 SF

6,315 SF

1,277 SF

3,233 SF 2,892 SF

1,490 SF

3,400 SF

2,413 SF

1,530 SF

1,358 SF

7,340 SF
1,565 SF

3,215 SF

2,978 SF

2,032 SF

12,300 SF

2,892 SF

1,470 SF

2,986 SF

13,220 SF

3,638 SF

1,520 SF

3,610 SF

1,520 SF

18,718 SF

2,844 SF

2,533 SF

17,077 SF

2,450 SF

4,071 SF

1,895 SF

2,429 SF

6,433 SF

1,450 SF

5,171 SF
5,400 SF

4,940 SF

2,040 SF

5,238 SF

2,552 SF

3,758 SF

6,763 SF

7,020 SF

1,946 SF

6,479 SF

6,266 SF

2,892 SF

6,932 SF

1,625 SF

1,745 SF

2,928 SF

9,904 SF

3,061 SF

19,423 SF

136,685 SF

1,544 SF

1,520 SF

6,414 SF

4,788 SF

1,354 SF

3,506 SF

2,520 SF

7,179 SF

1,569 SF

3,415 SF
1,888 SF

2,274 SF

2,317 SF

2,571 SF

4,994 SF

1,745 SF

2,630 SF

34,270 SF

0 30 60
Feet

Topography: 1-foot contour lines
Property information: assessing data, FY'17

1 inch equals 30 feet

Identifikason di Parséla	 0703894000 
Ária di Lóti					     	 34,270 square feet

Kontestu
Kel parki di stasionaméntu li é propriedadi di Sidadi di 
Boston y el é didikadu komu un parki di stasionaméntu 
munisipal. El ta oferese 85 lugar di stasionaméntu pa 
públiku, di grasa. Dipartaméntu di Transpórti di Boston 
(BTD) ta kuida, guarda y kontrola kel lugar.
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