
Implementación de Upham’s Corner
Planificación comunitaria - Planes estratégicos

Planes de las zonas de 
estaciones en el corredor 
Fairmount  

La Iniciativa de Planificación Fairmount Indigo fue un 
estudio de tres años que comenzó en febrero de 2012 
liderado por la BPDA en sociedad con la Municipalidad 
de Boston. La iniciativa de planificación consideró 
estrategias de corto y largo plazo para mejorar la 
inversión de capital, mejoras públicas y acceso a 
empleos a lo largo de la línea ferroviaria para pasajeros 
interurbanos Fairmount Indigo de 9.2 millas, que conecta 
a la South Station con Readville, pasando por Roxbury, 
Dorchester, Mattapan, y Hyde Park. El estudio identificó 
oportunidades en todo el corredor para el desarrollo 
comercial y residencial, acceso al transporte público, 
mejoras públicas e iniciativas de mejoras comunitarias.

Como parte del proceso, se identificaron tres zonas de 
estaciones para ser estudiadas en mayor detalle, que 
incluyen a la

•	 Zona de la estación de Upham’s Corner
•	 Zona de estación de Blue Hill Ave/Cummins Hwy
•	 Zona de estación de Four Corners/Geneva Ave

Un plan estratégico 
para toda la ciudad 
que se concentra en las 
comunidades
Imagine Boston 2030 identifica cinco áreas para guiar 
el crecimiento, mejora y conservación de Boston y se 
agrega a un juego de mediciones que evaluarán el 
progreso y los éxitos.

Mejorar los vecindarios: Mejorar la vitalidad 
urbana y afirmar la identidad propia de cada 
vecindario al invertir en el espacio público, reforzar 
los servicios y la conectividad del vecindario y 
apoyar oportunidades para el desarrollo. 

Apoyar un núcleo de uso mixto: Apoyar un núcleo denso, 
que se pueda caminar en nuestros centros laborales 
donde más personas vivan, trabajen y se reúnan.

Expandir los vecindarios: En seis zonas accesibles por 
el transporte público en la periferia de vecindarios 
existentes, guiar el crecimiento comercial y la 
construcción de nuevas viviendas, apoyadas por el 
espacio público e inversiones climáticas.

Crear una costanera para las generaciones futuras: 
Crear una costanera para todos los bostonianos al 
activar espacios abiertos, comunicar los vecindarios a la 
costanera e invertir en la planificación e infraestructura 
climática proactiva.

Generar redes de oportunidades en el Corredor 
Fairmount: Expandir el acceso a la oportunidad 
y reducir las disparidades en los vecindarios 
a lo largo del Corredor Fairmount a través de 
inversiones coordinadas en transporte, vibrantes 
vecindarios y educación.

Un plan estratégico 
para toda la ciudad 
que se concentra en la 
conectividad
El plan de movilidad de toda la ciudad, liderado por 
el Departamento de Transporte de Boston, creó una 
innovadora visión del futuro y una serie de proyectos y 
políticas que se implementarán durante los próximos 5, 
10 y 15 años. Los proyectos prioritarios incluyen:

•	 Distritos con calles principales donde se pueda 
caminar y andar en bicicleta

•	 Autobús rápido de Mattapan a LMA
•	 Ferry y autobús rápido de North Station a la costanera 

de South Boston
•	 Mejora al servicio de la línea Fairmount Indigo y 

ferrocarril urbano
•	 Vía ecológica de Columbia Road
•	 6 distritos y corredores con carteles inteligentes
•	 Micro núcleos con movilidad del vecindario
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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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Enhance Neighborhoods

Introduction Context The Opportunity of Growth Taking Action Initiatives Next Steps
Enhance Neighborhoods

IB2030 Piloto
El proceso liderado por la comunidad y promovido por 
la Municipalidad para la inversión en Upham’s Corner 
provee una plantilla para el proceso a través del cual 
Boston puede mejorar a otros vecindarios

El papel de la Municipalidad es iniciar el proceso 
a través de la concentración estratégica e 
inversiones enfocadas que surgen de la visión de la 
comunidad para el vecindario.

Medidas claves
Estas medidas brindan directivas para el desarrollo y se 
definen a través de prioridades comunitarias:

•	 Inversiones y políticas promovidas por la 
Municipalidad para impulsar zonas peatonales densas 
cercanas a las paradas del transporte público

•	 Políticas y adquisición y desarrollo estratégico de 
terrenos para asegurar un espacio comercial y 
residencial accesible

•	 Conexiones, frecuencia y experiencias de usuarios 
mejoradas en la línea Fairmount

•	 Apoyo a empresas, artistas y empresarios locales
•	 Apoyar la creación de un distrito de innovación en las 

artes con viviendas y recursos para artistas 
•	 Espacios y biblioteca mejoradas en Upham’s Corner
•	 Inversiones en Columbia Road como un corredor 

ecológico y activo 

La estrategia creada para Upham’s Corner tiene el 
potencial de servir como piloto para mejorar los 
vecindarios a lo largo de esta línea y en los vecindarios 
de toda la ciudad.

Implementación de Upham’s Corner
Planificación comunitaria - Proceso piloto para mejorar vecindarios



Visión comunitaria

Upham’s Corner es un centro comunitario, cultural y comercial 

revitalizado que celebra la diversidad y es el corazón cultural y de las 

artes del Corredor Fairmount Indigo.
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Capacidad de desarrollo
Las capacidades siguientes de 10 años de crecimiento 
fueron identificadas para Upham’s Corner a través de 
un análisis externo que estudio el potencial de un nuevo 
crecimiento con relación a tipos existentes de uso, 
desarrollo y susceptibilidad al cambio. Las siguientes 
metas representan un promedio de una variación que ha 
sido establecida para cada medición según el análisis de 
pautas existentes del uso de los terrenos.

capacidad de la población 			   873			   6.0% aumento

capacidad de empleo				    413			   7.6% aumento

capacidad de área di edificación	 1.59M GSF	 11.8% aumento

Esta capacidad potencial solamente será desarrollada 
nuevamente si Upham’s Corner puede atraer nuevas 
inversiones. Existen varias oportunidades en el mercado 
inmobiliario para Upham’s Corner. Un punto a favor 
de la zona es el mercado de viviendas orientadas 
hacia el transporte público. Comercios minoristas que 
atienden a los residentes y las personas que trabajan 
para incrementar la vitalidad del sector minorista que 
ya existe en Upham’s Corner en la actualidad es otra 
oportunidad. Aprovechar el Strand Theater, el Salvation 
Army Kroc Center y atraer otras anclas institucionales es 
también una oportunidad para la zona de la estación. 
Por último, aumentar la solidez de los servicios sociales 
y la fuerza laboral existente es una oportunidad para 
reforzar a una serie de servicios.

Metas comunitarias
Las metas de la visión comunitaria son para:

•	 Minimizar el desplazamiento de negocios y residentes 
existentes para proteger la diversidad

•	 Proteger los activos comunitarios existentes que son 
parte de los residentes, negocios, sitios históricos y 
edificios existentes en Upham’s Corner

•	 Fortalecer negocios y la actividad para revitalizar y 
apoyar el centro comercial y cultural

•	 Reforzar una orientación hacia un vecindario peatonal 
a través de mejoras a los espacios abiertos y públicos 
para mejorar la calidad de vida en la zona de la 
estación

•	 Proveer nuevas oportunidades en la vivienda cercanas 
a la estación y al distrito de la calle principal para 
apoyar la vitalidad

•	 Reforzar una conexión directa entre el centro de 
actividad y la estación ferroviaria

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

QUALITY 
OF LIFE

PARKS AND 
PUBLIC SPACE
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PROSPERITY HOME PLACE GETTING 
AROUND

FAIRMOUNTINDIGOPLANNING.ORG

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

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
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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

Plan Boston Creates 
5 metas
•	 Crear un ambiente propicio para un ecosistema 

sostenible y vibrante para las artes y la cultura.
•	 Retener a los artistas en Boston y atraer nuevos, 

reconociendo y apoyando la contribución esencial de 
los artistas en la creación y mantenimiento de una 
ciudad entusiasta, sana e innovadora.

•	 Crear una ciudad donde todas las expresiones y 
tradiciones culturales reciben respeto, promoción e 
igualdad de recursos y donde las oportunidades de 
participar en las artes y la cultura son accesibles para 
todos.

•	 Integrar las artes y la cultura en todos los aspectos 
de la vida cívica, inspirando a todos los bostonianos 
a valorar, practicar y aprovechar los beneficios de 
la creatividad en sus vidas individuales y en sus 
comunidades.

•	 Movilizar socios naturales y no naturales, colaborar 
entre instituciones y sectores para generar 
entusiasmo sobre y demandar recursos para las artes 
y el sector cultural de Boston.  

El proceso de participación reveló una necesidad 
profunda y amplia de espacios culturales accesibles 
para que la gente pueda reunirse, crear, colaborar 
y participar en las artes. Los participantes desean ver 
el uso de más espacios para las artes fuera del núcleo 
del centro, que incluyen bibliotecas, los Boston Centers 
for Youth and Families, edificios históricos y espacios 
públicos.

Dentro del sector sin fines de lucro, acceso a 
instalaciones que son accesibles y apropiadas 
para las disciplinas de las artes visuales y del 
espectáculo surgieron como una idea común, 
especialmente para organizaciones de pequeño y 
mediano tamaño.
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Identificación de las 
necesidades culturales
Cuestiones de equidad e inclusión tienen consecuencias 
geográficas: Es posible que las organizaciones del arte 
y la cultura fuera del centro sean pequeñas y tengan 
insuficiente financiación.

Los residentes de Boston necesitan y desean acceso a 
oportunidades en las artes y la cultura cercanas a sus 
residencies, pero dichas oportunidades y los recursos 
que las hacen posibles, están distribuidas de manera 
muy despareja en toda la ciudad.

Espacio para ensayos
El espacio para ensayos de artistas independientes y 
organizaciones de tamaño pequeño y mediano deben 
ser de un costo extremadamente bajo, ofreciendo 
funciones técnicas modestas y ubicadas cerca del 
transporte público.

El espacio para ensayos de organizaciones más grandes 
requiere funciones técnicas más sofisticadas y deben 
estar ubicadas cerca del transporte público.

Espacio para espectáculos
Espacio para espectáculos con 150 butacas para artistas 
independientes y pequeñas organizaciones

Espacio para espectáculos con 400 a 600 butacas para 
organizaciones de tamaño mediano y espectáculos 
comerciales locales

Espacio para espectáculos con un escenario apropiado 
para bailes

Entender la economía 
creativa de Boston
•	 En 2014, el empleo creativo alcanzó a 29.762 empleos 

y establecimientos comerciales. Esto representa 
un 5,4% del total del empleo de nómina del sector 
privado de Boston.

•	 Un total de 6.483 personas adicionales trabajaron por 
cuenta propia en las industrias creativas. Incluyendo 
a los empleados por cuenta propia, la economía 
creativa de Boston alcanza a 36.254 trabajadores.

•	 Los 29.762 trabajadores de nómina recibieron 2,4 mil 
millones de dólares combinados, con un ingreso anual 
promedio de $81.179.

•	 La cantidad de trabajadores por cuenta propia de 
Boston en las industrias creativas ha aumentado en 
nueve de los últimos doce años, creciendo desde 
4.902 a 6.483 (32,3%) desde 2002 a 2014.

•	 Artistas, escritores y virtuosos independientes forman 
parte de un poco menos de la mitad de las personas 
que trabajan por cuenta propia en la economía 
creativa de Boston.

Strand Theatre

Discusión de la comunidad

en noviembre

Implementación de Upham’s Corner
Artes y cultura – Economías creativas y activos comunitarios
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Identificación de terrenos 	 1301742000 
Superficie del lote				   	 24,533 square feet

Contexto
El Strand Theater es la pieza fundamental cultural de 
la comunidad de Upham’s Corner. El Strand Theater 
fue construido en 1918 y fue el primer cine de Boston. 
Aprovechó la cantidad de actividad en Upham’s Corner 
y agregó una atracción cultural al creciente centro 
comercial. El Strand Theater pertenece ahora a la 
Municipalidad de Boston y el teatro de 1.400 butacas fue 
restaurado en 2005.

Strand Theatre
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Identificación de terrenos 	 1301340000 
Superficie del lote				   	 15,970 square feet

Contexto
Antiguamente el Dorchester Savings Bank, Dudley 
Neighbors Inc. (DNI) compró estos terrenos en 2017. 
Citizens Bank todavía está ubicado en Upham’s Corner y 
está muy cerca en 580 Columbia Road.

Citizen’s Bank
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Identificación de terrenos 1301743000 / 1301735000 
Superficie del lote				   8,251 / 10,570 square feet

Contexto
Antiguamente la Dorchester Trust Company, estos 
terrenos incluyen el edificio antiguo del Bank of 
America y el estacionamiento adyacente de Citizen’s 
Bank. Bank of America se mudó en 2014 y el edificio ha 
sido administrado por el Departamento de Desarrollo 
de Vecindarios (DND) de la Municipalidad de Boston 
desde entonces. En el plan de la zona de la estación de 
Upham’s Corner, estos terrenos fueron identificados 
como lugares para un desarrollo futuro de uso mixto. 
En julio de 2017, en el lanzamiento de Boston 2030, el 
Alcalde Walsh anunció que la sucursal Upham’s Corner 
de la Biblioteca Pública de Boston sería parte de un 
edificio futuro de uso mixto en dicho lugar.

Bank of America Parséla & parki di stasionaméntu di Citizen’s Bank
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Identificación de terrenos	 0703894000 
Superficie del lote				   	 34,270 square feet

Contexto
La Municipalidad de Boston es dueña de este 
estacionamiento y ha sido dedicado como una 
instalación municipal de estacionamiento. Ofrece 85 
lugares de estacionamiento al público sin cargo. El 
Departamento de Transporte de Boston (BTD) cuida, 
custodia y controla el lugar.
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Implementación de Upham’s Corner
Resumen de terrenos - 19 Hamlet Street


