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Photo: Holy Angels Church – October 2024 
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Section 1. Introduction 

Through a FY2024 One Stop for Growth, Housing Choice Grant Program award, the Town of Upton, 

Massachusetts received a $50,000 grant to hire a consultant, to complete a building rehabilitation 

feasibility and pre-permitting study for the redevelopment of 3 Milford Street, the former Holy Angels 

Church. The purpose of the study is to identify environmental resources, conceptual redevelopment 

layouts, potential permitting requirements, and an opinion of probable costs, as well as grants and 

other funding sources for redevelopment options.  

Project Overview and Scope 

This redevelopment feasibility study includes four properties in Upton Town Center – 1 & 3 Milford 

Street and 0 & 2 Grove Street.  Of these, 3 Milford Street (Holy Angels) and 0 Grove Street and 2 

Grove Street (vacant lots used for parking) are Town owned parcels while 1 Milford Street (also known 

as the Arcade block) is a privately owned parcel. The project scope includes the following elements:  

• Field Visit/Resource Delineation  

• Existing Conditions Review  

• Proposed Conceptual Redevelopment Scenarios  

• Permitting & Environmental Analysis  

• Final Redevelopment Design Scenario  

Purpose 

A key element of this study is to explore redevelopment options, including housing, for the former 

“Holy Angels Church” and the adjacent properties. This effort builds upon the 2019 Upton Center 

Visioning Project and includes consideration of the  upcoming MassDOT roadway improvements. 
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Because of the limited opportunity for housing within the existing church structure, this study explores 

different options for providing additional new housing units within Upton Center. The preferred 

concept plan developed through this effort would allow for the construction of two new mixed-use 

buildings yielding approximately nine (9) new housing units and a net gain of five (5) new units.   

Review Process 

The Town’s Economic Development Committee served as the sounding board for this project, 

reviewing concept plans and recommendations and offering critical feedback.  Meetings with the 

committee occurred on December 23, 2024, January 30, 2025, and March 27, 2025.  

In addition, in March 2025, the Town’s Planning Department submitted a request to the Conservation 

Commission for an Abbreviated Notice of Resource Area Delineation (ANRAD) for the study area and 

confirmation of the resource areas.  

The Select Board received a presentation with the opportunity to comment on the draft conceptual 

analysis at the April 15, 2025, meeting.   

On May 12, 2025, Town Meeting voters approved an appropriation of $35,000 for the continued 

evaluation of the Holy Angels Church building. 
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Figure 1 - Upton Town Center Project Focus Area 
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2019 Upton Center Visioning Project 

The Town’s 2019 Vision Plan is an important foundation for considering redevelopment options for 

the properties in the study area.  While there have been several significant changes in Upton Center 

since 2019, the vision provides a baseline to build upon.   

The Vision Plan laid the 

groundwork for locating the 

library/community center 

(which is now complete), the 

MassDOT roadway project 

(which is now beyond the 25% 

design phase), included a visual 

preference survey, and 

explored possible scenarios for 

Holy Angels and adjacent 

properties. 

The Vision Plan included high 

level conceptual designs for the 

redevelopment of numerous 

parcels in Upton Center. 

Figure 2 - Cover of the Upton Center Vision plan   
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This image shows the existing conditions 

from the 2019 Vision Plan with the current 

study area for this project outlined in red.   

The Vision Plan showed the relocation of 

Grove Street to the south of the Knowlton 

Risteen Building. See Figure 4. While 

interesting, the scenario is incompatible 

with the current MassDOT TIP project 

design. As shown in Figure 5, the 

relocation of Grove Street significantly 

changed the parcel boundaries and 

resulted in a conceptual design with new 

buildings located between the Holy 

Angels Church and the Knowlton/Risteen 

building and a large parking area.   

However, with the advancement of the 

MassDOT TIP project beyond the 25% 

design phase, the concept is no longer 

feasible.   Figure 3 - Portion of the 2019 Vision Plan with the 2025 study area 

outlined in red 
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 Figure 4 – Shows relocation of Grove Street    

 

Figure 5 – Shows a conceptual design with the relocation of Grove 

Street  
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Important Changes Since 2019 

There have been several changes since the 2019 Vision Plan which have important implications on 

the redevelopment feasibility study. These include: 

1. The Upton Community Center & Library has been built.  

• The dual use building was constructed at 0 Milford Street. During the 2019 Visioning Project, 

the location for the new building was not known and still under consideration. 

o This $12 million dollar project was approved by Town Meeting in May 2021. The 

building opened to the public in May 2023.   

2. The Upton Center Business District (UCBD) Zoning Bylaw was implemented. 

• The amendment was based on the 2019 Vision Plan with the purpose of encouraging the 

creation of a more vibrant town center. It included the following changes:  

o Allows for increased height (up to 3.5 stories), reduced setbacks, and increased lot 

coverage with a Special Permit. 

o Consolidates the Special Permit Granting Authority to prevent applicants from going to 

both the ZBA and Planning Board. 

o Allows a “mixed use facility” in the district with principal uses allowed in the Table of 

Uses.  
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3. Re-design of roadway through the MassDOT TIP Project - Route 140 (Main Street/Milford Street). 

• The project includes roadway improvements, pedestrian safety improvements, and a 

roundabout at the intersection of Route 140 and Grove Street.   

o A 25% design hearing was held on January 23, 2023. 

o The estimated construction cost is $7.7 million with planned funding in the 2029 TIP.  

4. Two Requests for Proposals (RFPs) have been released for the subject properties. 

• Both RFPs identified the Town’s desire to increase the vibrancy of and daily visits to the town 

center through redevelopment of the site with new service-based businesses, such as offices, 

shops, or restaurants, and with market rate housing options on the upper floors. 

o The Town released an initial RFP in February 2020 for a mixed-use development project 

of retail and residential units within a four-parcel area located in the center of town. The 

RFP required a developer to acquire two privately owned parcels (1 Milford Street 

containing the Arcade Building and 0 Grove Street containing a gravel parking lot) with 

a listed asking price of $400,000 and $150,000. The Town received no responses.  

o The Town released a second RFP in October 2022 for a mixed-use development. This 

RFP required a developer to acquire the last remaining private parcel (1 Milford Street 

containing the Arcade building) with a listed asking price of $700,000. The Town 

received no responses.   
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5. The Town acquired the gravel lot at 0 Grove Street. 

• On November 10, 2020, residents at a Town Meeting authorized the acquisition of 0 Grove 

Street for $150,000 with an additional $60,000 to conduct environmental remediation.  

  
Photos - Upton Community Center, October 2024.      

 



 

June 2025 - Upton Town Center Redevelopment Feasibility Study     13 
 

Section 2. Existing Conditions Analysis 

This redevelopment study includes four parcels, three of which are owned by the Town of Upton, and 

one that is held in private ownership.   

For the purposes of this project, the properties have been evaluated based on the assumption they 

would be developed together as one project. Each property is discussed in more detail in this 

section. 

  

Figure 6 – Basemap showing the study area. 
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3 Milford Street  

Known as the Holy Angels Church, the property is a 

10,937 square foot (0.25 acre) site on the south side of 

Route 140. The property contains an existing vacant 

building formerly used as a church. The Holy Angels 

Church was built in 1848. In 2011, the Roman Catholic 

Diocese of Worcester ceased use of the property as a 

church and later sold it to Upton Crossings LLC in 2015. 

The Town of Upton purchased the property from Upton 

Crossings LLC in 2017 for $187,000 (WDRD, Book 58158, 

Page 365).   

The Holy Angels Church was a main discussion point 

during the 2019 Town Center Vision process. The report 

identifies that the participants had “mixed opinions about 

the Holy Angels Church. Most people like the way it looks 

and value it. Some people are willing to replace it if it 

doesn’t have a viable use, while others want to maintain it 

at any cost.” The plan identifies a series of actions to 

support the town’s strong preference for rehabilitating 

and reusing the building, including continued evaluation 

of costs associated with reuse. 

 
Photos – Holy Angels Church, October 2024.      
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An Approval Not Required (ANR) plan was endorsed by the Planning Board on May 26, 2022 (Plan 

Book 964, Page 68) to separate 3 Milford Street from the parcel to the east shown as Parcel A which is 

a small, 4,694 square foot parcel owned by the Town. 

 

 

Figure 7 – ANR Plan endorsed in 2022 
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The building at 3 Milford Street was built in 1848 and 

is a historic landmark located in the Upton Center 

Historic District. The structure has been inventoried 

under the Massachusetts Cultural Resource 

Information System (MACRIS) and is identified as a 

valuable historic resource. The completed MHC 

Inventory Form recommends the building for listing in 

the National Register of Historic Places but has not 

been designated as such. The church is described as 

“perhaps the most classic” example of Greek Revival 

architecture in Upton.  

The existing iron fence at the front of the property is 

an inventoried item (MARCIS ID # UPT.917) as a 

significant landscape architecture and religious feature 

associated with the Upton First Unitarian Church 

Decorative Iron Fence.  

The adjacent property contains the Grand Army of 

the Republic Hall Marker (MACRIS ID # UPT.900) AR 

Hall monument.   

  

Figure 8 – Excerpt from MHC Inventory Form     
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In 2015, the Planning Board approved a Site Plan Review application to convert the existing church 

building into 3 dwelling units with enclosed parking spaces in the basement. The permit approval 

contained several conditions including approval of a fire suppression plan, no left turn onto Milford 

Street, and provisions for a 16-foot-wide driveway. The site plan showed a driveway width of 12 feet 

and given the steep slope and proximity to Main Street; it is unclear if the required width is 

achievable. The project was never initiated beyond the Planning Board permit phase. 

 

 

 

Figure 9 - Excerpt from approved plans showing three units and basement parking 
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A structural evaluation was completed for the Town in April 2019. The report found that the building 

was structurally sound. The scope of the evaluation was narrow and while it identifies several areas of 

concern, it outlined two options relative to the building’s structural integrity:  

1. To stabilize the building so that none of the existing conditions become significantly worse. This 

included: exterior painting, weather proofing of the bell tower, securing the exterior ramp, and 

basement water control. In 2019, this was estimated to be $78,000. 

2. To renovate the structure and enhance the condition of the building (excluding upgrades 

associated with improvements required for a new use to meet building code). The 

improvements included stabilization of the bell tower, asbestos and lead paint mitigation, 

framing upgrades, and simple interior finishing. In 2019, these improvements were estimated to 

be $552,000.   

The report identifies that the costs listed do not include electrical upgrades, lighting, plumbing, 

HVAC, sprinklers, or alarms. In 2019, the all-system renovation cost was estimated at an additional 

$1,500,000.  

Finally, none of the costs listed above include accessibility improvements to the site such as ADA 

parking, ADA access (i.e. exterior ramp), interior ADA access, accessible restrooms, etc., which would 

be required for any public community space.  
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1 Milford Street 

Commonly referred to as the Thompson 

Block and/or the Arcade Block, the 

property at 1 Milford Street is a privately 

owned parcel containing an existing 

building with a mix of uses. The existing 

building contains three leased retail 

spaces on the first floor and four leased 

apartments on the second floor. Each of 

those housing units consists of two 

bedrooms. The building includes a 

basement storage area.   

Access to the property is via a curb cut 

situated on Grove Street close to the 

intersection with Main Street with an 

unmarked area for parking. As part of 

the Town’s 2022 Request for Proposals 

associated with the properties in the 

study area, this property was included 

with an asking price of $700,000.   

Photos - Thompson Block, October 2024.      
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The building at 1 Milford Street was once used as 

the Town’s post office in 1921. As described in the 

MHC inventory form, in 1907 the building consisted 

of three-stories with a one-story building to the right 

and a shed roof connecting the two. That form is 

likely what gave rise to the site being called the 

“Arcade Block.”  

The MHC inventory form indicates that the top floor 

was removed between 1980-1981, reducing the 

historical integrity of the building’s architecture.   

 

  

Figure 10 – Excerpt from MHC Inventory Form     

 
Photo - Thompson Block, October 2024    
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0 Grove Street  

Known as the “town parking lot”, the property is a 0.25-

acre site on the east side of Grove Street near Route 

140.   

The Town acquired the site in 2016, and the existing 

vacant building was demolished. In 2017, the Town 

designed, permitted, and built a 23-space municipal 

parking lot.   

This lot serves as an important asset for the town center 

and provides parking for existing businesses, town hall, 

and community events. However, there was a clear 

indication from the 2019 Vision Plan that the area could 

be enhanced.  

In addition, the Town’s Economic Development 

Committee recently urged that if the redevelopment of 

the other parcels could not be advanced quickly, the lot 

should be expanded and enhanced to support the 

existing businesses and civic uses in the Town Center.   

It is important to note that the entrance to this parcel 

will be impacted by the MassDOT TIP project.  

Photos – Top: Town Parking Lot, October 2024.           

Bottom: Google Street View, October 2013. 
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Policy Documents and Plans 

2023 Upton Housing Production Plan  

The Town of Upton completed its Housing Production Plan (HPP) in 2023. The purpose of the plan is 

to provide the Town with a roadmap for creating affordable housing that aligns with local goals and 

state requirements. The Plan represents the culmination of baseline demographic and housing 

research, community outreach, zoning and regulatory review, plus an implementation plan for goals 

and objectives.   

The concepts outlined in this study (which highlight mixed use options) are consistent with Goal 2 of 

the Upton Housing Production Plan: 

Goal 2: Make zoning and planning reforms 

▪ Promote greater diversity and density of permitted housing types. 

▪ Continue to promote mixed-use development. 

The Plan identifies that the Town Center is appropriate for multi-family housing because major 

transportation routes intersect it and there are nearby businesses and services. The HPP finds that the 

Route 140 corridor is an ideal location for new businesses while also supporting additional housing 

units.   

Specifically, the HPP identifies a typical mixed-use scenario with two or three-story buildings with first 

floor commercial and multiple units of rental housing on the upper floors. This type of development 

would increase the opportunity and supply for rental housing and units with fewer than 2 bedrooms 

that are needed for young professionals, small families, or seniors.   
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Existing Zoning Regulations 

In 2019, following the Town Center 

visioning process, residents at Town 

Meeting adopted a zoning change to 

create the Upton Center Business 

District (UCBD), modifying the Table 

of Allowed Uses.  

The UCBD Zoning Bylaw allows for 

increased building heights, reduced 

setbacks, and increased coverage 

with a Special Permit. It also 

consolidates the Special Permit 

Granting Authority to prevent 

applicants from going to both the 

ZBA and Planning Board.   

The UCBD allows a mixed-use facility 

but prohibits the use of property 

solely for multi-family residential. The 

bylaw includes several provisions 

related to shared parking.  

 

Upton Center Business District Zoning Table 

Dimensional Requirements Upton Center Business District 

Minimum Frontage 100 feet  

Minimum Lot Area 10,000 sq. ft.  

Minimum Front Yard 30 feet (Reduced to 0 feet with a Special Permit) 

Minimum Side Yard 10 feet   

Minimum Rear Yard 20 feet  

Maximum Lot Coverage 40% (Up to 80% with a Special Permit) 

Height 25 feet (Up to 50 feet with a Special Permit) 

Number of Stories 2 (Up to 3.5 stories with a Special Permit) 

Use Regulations  

Townhouses and Garden 
Apartments 

N (Prohibited) 

Mixed Use Facilities PB (Special Permit) 

Retail (See Note 9) YES (Permitted as of right) 

Banks, Offices, Dine-in 
Restaurants 

YES 

Drive-through Establishments PB 

Note 9 - Only the following retail businesses are allowed by right: book, stationery or news 
store, cigar store, drug store, delicatessen, dry goods or variety store, florist or gift shop, fruit 
or grocery store, hardware store, jewelry store, meat market, music store, wearing apparel 
store, art galleries, and other similar retail businesses. In addition, the following retail business 
establishments are allowed in the UCBD by special permit: liquor store, artist live/work 
spaces. 
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The use of shared off-street parking is encouraged and desirable wherever feasible within the UCBD 

and the Planning Board may consider requests for shared parking as part of the permitting process.   

The shared parking provision establishes several requirements and criteria: 

• The minimum number of parking spaces for a mixed-use development or where shared parking 
is proposed shall be determined using the Urban Land Institute Shared Parking Report or ITE 
Shared Parking Guidelines.   

• For non-competing uses up to 75% of the predominant land use may be waived. 

• For competing uses, up to 30% of the predominant land use may be waived. 

BSC Group evaluated the ITE Shared Parking Guidelines relative to the potential redevelopment of 

the site for mixed-use development and activation of the Holy Angels Church. Based on the ITE 

parking generation, the peak demand for 9 residential units would be 15 parking spaces.  

The peak demand for 6,500 square feet of retail would be 19 parking spaces. Therefore, without 

reductions, the ITE parking generation for the two mixed-use buildings would be 34 parking spaces.  

Activation of the Holy Angels Church building with assembly use (designated as a church under ITE) 

would have a peak demand of 47 parking spaces.   
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Upton Center Design Standards 

The Upton Center Design Standards were completed in February 2020 for use by the Town’s 

Planning Board. They are meant to govern the “look and feel” of new construction within the UCBD.   

The Design Guidelines include a range of considerations for new development, including but not 

limited to: 

• Site Design – New development along the street frontage to reinforce the pedestrian realm and 

natural space and pedestrian paths to knit the UCBD together. 

• Driveways & Parking – Parking is a necessity, but it cannot be the dominant feature of mixed-use 

development. 

• Styles & Materials – Historic building forms, consistent with New England village architecture, 

are preferred. 

• Bulk Massing & Scale – Designs employ a variety of techniques throughout the UCBD that avoid 

monotonous building facades and produce a distinct “sense of place.” 

  

Figure 11 – Left: Excerpt from Spencer Town Center Design Guidelines                                                  

Right: Excerpt from East Dedham Square Design Guidelines  
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Section 3. Resource Area Delineation 

BSC staff conducted a resource delineation of Center Brook and surrounding areas on October 31, 

2024. The purpose of the delineation was to establish the resource area boundaries and provide a 

map showing regulated areas. The wetland resource identified on site is the Inland Bank associated 

with Central Brook, a jurisdictional resource area under the Massachusetts Wetlands Protection Act. 

At the bottom of the bank is the wetland resource area, Land Under Water and Waterways (LUWW), 

and this is represented by the area of the stream that is inundated by flowing water.   

Delineation flags were hung along the top of the bank. Given the relatively steep slope of the bank, in 

terms of horizontal distance, the top of bank is within a couple of feet of the Ordinary High Water 

(OHW) elevation, which is the upper limit of the waterway resource of the Central Brook, and which 

represents the boundary of Waters of the U.S. (WOTUS) which is a resource area under the U.S. Army 

Corps of Engineers jurisdiction. The OHW line was not field delineated.  

No Bordering Vegetated Wetlands (BVW) were identified on site. Other wetland resources include 

Bordering Lands Subject to Flooding (BLSF) and a 200-ft Riverfront Area, along with a 100-ft buffer 

zone to the Inland Bank. The Riverfront Area and 100-ft Buffer Zone boundaries are determined in GIS 

as 200-ft and 100-ft offsets from the Inland Bank boundary line. 

The resulting plan is suitable for the Town to use as an Abbreviated Notice of Resource Area 

Delineation (ANRAD) filing with the Conservation Commission.  See Figure 12.  Once the ANRAD is 

approved, it will provide an agreed upon baseline from which any future development project would 

utilize for permitting with the Conservation Commission.   
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 Figure 12 – Abbreviated Notice of Resource Area Delineation (ANRAD) plan 
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As discussed in the Permitting Analysis, 

historical imagery was used to provide a 

preliminary calculation of areas defined under 

the Riverfront Regulations 310 CMR 10.58 as 

previously disturbed.   

For conceptual planning purposes, the 

resource area delineation was used to 

determine a preliminary calculation for 

disturbed areas.   

As shown on the map, approximately 1.46 

acres are within previously disturbed riverfront 

area (RFA).  This preliminary calculation is 

important for future redevelopment as it 

provides an estimate for land that can be 

eligible for redevelopment. 

A more detailed discussion of RFA permitting 

requirements is included in this report. Any 

future redevelopment project will have to seek 

confirmation of the existing disturbed area 

from the Conservation Commission.  

 

Figure 3 –Approximate calculation of disturbed areas   

 

Figure 13 – Approximate area of RFA disturbance 

 



 

June 2025 - Upton Town Center Redevelopment Feasibility Study     29 
 

Section 4. Mixed Use Building Design Considerations 

Based on feedback from the Economic Development Committee, the Select Board, and the 2019 

Visioning Report, the study area is an important visual focal point in Upton. Any future redevelopment 

in this area must carefully reflect and enhance the historic building architecture, patterns, and 

surrounding neighborhood.   

Figure 14 – Left: Existing buildings in Upton Town Center         Right: Excerpt from East Dedham Square Design Guidelines  
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The size and height of one or more mixed-use buildings in the Town Center will need to be 

compatible with the surrounding buildings and historic character. For the purposes of this study, a 

new mixed-use building was anticipated to be 2 stories in accordance with the dimensional 

regulations. The UCBD zoning does allow for building heights to increase to 50 feet and 3.5 stories, 

but with taller buildings, more onsite parking will be required.  

The images below depict a building in Hyannis containing 10 units on a small 0.38-acre parcel and a 

building in Clinton, CT containing 12 units with 4,300 square feet of commercial space on a 0.49-acre 

parcel.       

 

Figure 15 - Left: Excerpt from Cape Cod Commission Mixed Use Model Bylaw and Accompanying Guide                            

Right: Mixed-use building at 57 West Main Street in Clinton, CT (Google Streetview) 
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Creating an active first floor area in a mixed-use building is essential to creating a walkable Town 

Center.  This active space is traditionally occupied by shops, service businesses, restaurants, cafes, or 

art galleries. The least active uses should be oriented towards the back of the building and can 

include residential entrances and in some cases, can provide accessible units.    

Figure 16 - Left: Excerpt from East Dedham Square Design Guidelines. Right: Proposed Concept Plan A. 
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Section 5. Parking Lot Design Considerations 

`The study area is in a highly visible section of the Town Center. The existing Town owned parking lot 

provides important parking for visitors. The expansion of the municipal parking lot, or creation of 

parking as part of a new mixed-use development, should incorporate low impact design standards 

and attractive landscaping that enhances the visual appearance and function within the Town Center.  

The following figures are intended to illustrate important parking lot design considerations that have 

been incorporated in the conceptual designs.    

Figure 17 – Photo – Left: Existing town parking lot on Grove Street. Right: Parking lot runoff directed into a bioswale* 

https://www.harvestingrainwater.com/gallery/water-harvesting-parking-lot-garage-and-driveway-image-gallery/
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Figure 18 – Left: A municipal parking lot in Easthampton’s Green Infrastructure Master Plan.                                                                     

Right: Excerpt from proposed Concept Plan D showing the expansion of Upton’s municipal parking lot on Grove Street.   
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Figure 19 - Rendering of the municipal parking lot in Easthampton’s Green Infrastructure Master Plan.   
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Section 6. ADA/All Persons Trail Design Considerations 

The Center Brook runs through the rear of the study area and has been identified as an important 

asset within the Town Center. During the conceptual design development, providing pedestrian 

access to the Center Brook was a high priority.  

The 2019 Vision Plan included a streamside path and a bridge to connect to the VFW and playing 

fields.  

With the completion of the of the community center construction, the Town has an opportunity to 

incorporate public access as part of a redevelopment project. The precedent examples in this section 

illustrate the opportunity for the Town to create an accessible trail in the heart of the town’s center. 

 

 

 

 

 

 

 

 

 

Figure 20 – Photo: Accessible trail from 

Mass Audubon All Persons Trail guide.  
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The two projects identified below, are prime examples of accessible trails adjacent to resource areas.  

Each provides accessible pedestrian access using a stone dust surface and meet the U.S. Forest 

Service standards for accessibility. Park projects that incorporate U.S. Forest Service standards into 

their design and construction are eligible for funding through state programs such as MassTrails and 

the Parkland Acquisitions and Renovations for Communities (PARC) program.  

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 21 – Photo – Top: Swift River Universal Access 

Trail Loop in Palmer MA (Marcy Marchello)                                       

Bottom: Lake Wallace Sensory Trail in Belchertown MA 

(New England Outdoor Project)  

Figure 22 – Excerpt showing an accessible 

path from the proposed Concept Plans.   
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Section 7. Concept Plans  

Four concept plans were developed with input from the Economic Development Committee and 

Planning Department staff between December 2024 - May 2025. These concept plans serve as a 

guide to show arrangements that represent the community’s vision for redevelopment within the 

Town Center. They suggest ways that the Town can support new commercial space and housing units 

in the Town Center. Future variables may result in the mixing and matching of the components 

presented in these concept plans. Key factors that were considered during the design development 

process include: 

• All four concept plans were designed to incorporate and show the forthcoming MassDOT TIP 

project roadway layout which includes the construction of a roundabout in the heart of the town 

center, adjacent to the study area.   

• Three out of four concepts incorporate the Holy Angels Church building as an integral 

component of the design.  

• One scenario depicts the replacement of the church and Thompson Block. It was important for 

the community to have an illustration of how a new building might be incorporated into the site 

if the building is deemed not feasible for reuse. 

• A central theme of the 2019 Town Center Study was to focus on a mixed-use building 

development pattern to create a new sense of vibrancy within the town center. Any future 

development within the study area will need to carefully respect, complement, and relate to the 

historic structures within the town center.   
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• The concept plans depict a possible pedestrian bridge over Center Brook. The location of the 

bridge has shifted to the south to account for significant grade changes. Additional in-depth 

study is required to determine the financial and permitting feasibility of a pedestrian bridge.   

• The plans attempt to provide a balanced approach to parking, recognizing parking relief may 

need to be granted or shared parking arrangements made with others.    

• The concept plans include an option for the Town to enhance and expand the existing Town-

owned parking lot if redevelopment does not occur in the near term.  There was discussion of 

certain changes to the parking areas that could be accomplished through negotiations with the 

owners of the Thompson Block. 
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Existing Conditions 

• Holy Angels Church (town-owned) 

• Thompson Block (privately owned) 

• Grove Street parking (town-owned) 

• Vacant gravel lot (town-owned)  

 
14 public parking spaces 
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Concept A 

Holy Angels building preserved 

Building 1 = 5,200 square foot, 2 stories  
• First floor with two (2) commercial 

spaces at 2,000 square feet 
• Second floor with five (5) 

apartments 
  
Building 2 = 4,500 square foot, 2 stories 

• First floor with three (3) 
commercial spaces at 1,500 
square feet each 

• Second floor with four (4) one-
bedroom apartments 

36 parking spaces 
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Concept D 
Holy Angels preserved; Thompson 
Block remains 
Existing municipal lot  

• Current= 14 spaces 
• After MassDOT = 11 spaces 

Expanded municipal lot 
• Existing municipal lot = 11 

spaces 
• Expanded municipal lot = 17 

spaces 
Expanded Total = 28 parking spaces 

Concept B 

Demolition of Holy Angels & Thompson Block 

Building 1 = 9,500 square foot, 2 stories  
• First floor with four (4) commercial 

spaces at 2,000 square feet 
• Second floor with nine (9) apartments 

  
Building 2 = 4,500 square foot, 2 stories  

• First floor with three (3) commercial 
spaces at 1,500 square feet each 

• Second floor with four (4) one-
bedroom apartments 

34 parking spaces 
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Concept C 

Holy Angels preserved; Thompson Block 
demolished 

Building 1 = 5,200 square foot, 2 stories  
• First floor with two (2) commercial 

spaces at 2,000 square feet 
• Second floor with five (5) 

apartments 

31 parking spaces 
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Concept D   
   

Holy Angels and Thompson Block 
preserved 

Parking only   

• Town owned lot (existing after 
MassDOT) = 11 spaces 

• Town owned lot (expansion) = 
17 spaces 

• Optional (future opportunity) 
behind Thompson Block = 9 
spaces 

27 parking spaces 
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Section 8. Order of Magnitude Costs  

The estimated order of magnitude construction cost for a mixed-use building in 2025 could range 

between $200-$350 per square foot inclusive of both hard and soft costs. Therefore, the building 

costs below are based on the range of these figures. Several factors may influence actual costs, 

including: 

• Design complexity – e.g., architectural features or designs that are compatible with adjacent 

historic buildings. 

• Material choices – e.g., premium siding, window style and finishes. 

• Site conditions – e.g., remediation of contaminated soil and/or soil quality related to stormwater 

infiltration. 

• Regulatory requirements – e.g., permitting from the Conservation Commission and/or Planning 

Board.  

The costs associated with reuse of the Holy Angels Church building are pending. In May 2024, voters 

at Town Meeting authorized funds to examine the costs associated with bringing the building up to 

current building codes for an assembly space. The following is an approximate order of magnitude 

cost estimate for the preferred concept plan (Concept A): 

Holy Angels Church:          TBD 

Building 1 (19,000 GFA mixed use building at $200-$350/sq. ft.): $3,800,000-$6,650,000  

Building 2 (9,000 GFA mixed use building at $200-$350/sq. ft.): $1,800,000-$3,150,000  

Site construction (grading, parking, stormwater, ADA trail, etc.): $675,000 

Acquisition of 1 Milford Street (Thompson Block):     TBD 
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Section 9. Permitting Analysis  

The following Permitting Assessment Summary includes ecological and environmental permitting 

requirements anticipated for the redevelopment of the subject properties. It is based on Concept A, 

as the preferred concept plan, and includes the following:  

Demolition and New Construction: 

• Demolish 1 Milford Street (Thompson Block building) 

• Construct a new 5,200 square foot building in its place 

• Remove 2 Grove Street parking lot 

• Construct a new 4,500 square foot building on both 2 Grove and 0 Grove Street 

Parking and Pathways: 

• Create a new parking lot behind and between the two new buildings 

• Install an ADA-compliant, stabilized stone dust path behind the church, parking lots, and along 

Center Brook 

Landscaping and Stormwater Improvements: 

• Enhance the riverfront area with stormwater management features 

• Install bioswales between the parking lot and Center Brook 

• Incorporate native plantings and maintain existing vegetation near wetland resource areas 
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The Permitting Table below outlines the anticipated permits necessary for redevelopment of the 

properties.  A brief discussion related to permitting follows: 

Permitting Table 

Permitting Authority Required Permit 
Estimated 
Timeline 

Upton Planning Board Mixed Use Buildings: Special Permit for mixed use 
facility and shared parking 
Holy Angels Church: Special Permit for shared 
parking (use is allowed by right) 

4 months 

Upton Zoning Board of Appeals Holy Angels Church – ZBA Special Permit for 
alterations, extension, or changes to non-
conforming structure (setbacks) 

4 months 

Upton Conservation Commission  • Permit - Upton Wetlands Protection Bylaw 
• Notice of Intent - Wetlands Protection Act 

• Permit - Land Disturbance (Stormwater) 

4-8 
months 

Upton Historical Commission Demolition Delay possible for demolition of 
Thompson Block 
Demolition Delay possible for demolition of Holy 
Angels Church 

3 months 

MADEP Stormwater Report  4-8 
months 

USEPA National Pollution Discharge Elimination System 
General Permit 

4 months 

MEPA, Natural Heritage & Endangered Species (NHESP), and Massachusetts Historic Commission 
permitting are not applicable. 
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The following is a description of anticipated permitting requirements for redevelopment of the 

subject property based on the concept plans:  

Planning Board  

The redevelopment of the site for construction of a new mixed-use building(s) and reuse of the Holy 

Angels church building will require approval from the Upton Planning Board.   

Within the Upton Center Business District, the use of a “mixed use facility” is regulated by a Special 

Permit from the Planning Board. Certain commercial uses that could occupy the first floor of a mixed-

use building such retail uses, dine-in restaurants, and service uses are allowed by right. A mixed-use 

facility will likely require approval for shared parking, which is reviewed and approved by the Planning 

Board as part of the application for the mixed-use facility.  

The reuse of the Holy Angels Church for a hub related to arts and culture or similar gathering space 

would likely be considered either a “nonprofit museum, art gallery or community center” or a 

“performing arts/concert venue” or “place of amusement or assembly” all of which are allowed by 

right in the UCBD.  

However, due to the limited availability of parking, a Special Permit from the Planning Board would be 

required for shared parking associated with the reuse of the church building.   

Zoning Board of Appeals 

Regarding Holy Angels Church, a Special Permit from the ZBA will be required since the building is 

non-conforming to required setbacks. Significant alterations, such as new accessible ramps or an 

addition to incorporate an elevator, will require a Special Permit from the Zoning Board of Appeals. 
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Conservation Commission 

The entire site is located within 200 feet of the Center Brook – a perennial stream. Therefore, any 

proposed improvements will require review and approval by the Conservation Commission through a 

Notice of Intent (NOI). The NOI will address 310 CMR 10.58 (8) which is required for redevelopment 

within previously developed Riverfront Areas (RFA). The concept plan demonstrates improvements to 

the RFA through landscape design, stormwater management, and accessible pathways.  

Based on a desktop review, the study area contains Bordering Land Subject to Flooding (BLSF), 

primarily on 0 Grove and 2 Grove Street. Development in a BLSF will require the creation of flood 

compensatory storage at a ratio of 2:1. This could have a significant impact on a developer’s ability to 

provide the required compensatory storage at the site. As outlined in the recommendations, it 

appears that the Base Flood Elevation as shown on the FEMA maps may be inaccurate.   

MassDEP and Upton Stormwater Management 

The proposed project will disturb more than 20,000 square feet of land and therefore a Land 

Disturbance Permit is required.  Pursuant to Chapter 325 of Upton’s Stormwater Regulations, the 

Conservation Commission is Upton’s Stormwater Authority, and any application must include a 

Stormwater Management Plan, Erosion and Sedimentation Control Plan, and Operation and 

Maintenance Plan. The project will also require a stormwater report pursuant to MassDEP guidelines.   

Massachusetts Environmental Policy Act (MEPA) 

The redevelopment of the site for construction of new mixed-use buildings and associated parking 

does not appear to trigger any of the thresholds of 301 CMR 11.03 under MEPA. 
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Section 10. Next Steps & Recommendations 

The following is a preliminary list of the next steps associated with the potential redevelopment of the 

study area:  

1. Existing Conditions Land Survey 

It is recommended the Town complete an existing conditions land survey for 0 Grove Street. If 

possible, the Town should seek approval from the owners of 1 Milford Street and include that 

property in the land survey. The survey should include the resource area delineation mapped by BSC 

Group, topography in 1-foot intervals, and existing trees larger than 3” caliper. The survey will provide 

critical information for a developer if the property is released for disposition via a new Request for 

Proposals process. 

2. FEMA Letter of Map Revision (LOMR) 

A small portion of the study area was surveyed during the design of the adjacent Grove Street Bridge 

Replacement project. However, the survey did not include enough data on the subject properties to 

determine the topography. Upon completion of the existing conditions land survey, BSC 

recommends the Town seek a Letter of Map Revision (LOMR) from FEMA regarding the location BLSF 

land.  The primary issue is that in Zone AE, the BLSF and Building Code requirements are based on 

the actual grades and elevations on the property, not what is shown on FEMA FIRM maps. Based on 

available survey information and the Base Flood Elevation, it appears that the BLSF is closer to the 

stream bank than the center of the property at 0 Grove Street. Any effort to clarify the location and 

extent of the BLSF prior to releasing an RFP will provide clarity for a developer considering 

redeveloping the property.   
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3. Geotechnical Exploration/Test Pits 

To better understand the proximity of groundwater and soil conditions in the study area, test pits are 

recommended at key locations to support stormwater design, on-site hydrology analysis, hydraulic 

calculations, and preparation of a stormwater report. This information will provide clarity for a 

developer considering redeveloping the property.     

4. Thompson Block Appraisal 

The Town should explore ways to work cooperatively with the property owner to secure an updated 

appraisal for the value of the property. The estimated cost for acquisition included in the 2022 RFP 

was $700,000. The cost of the acquisition, if unknown, may be a barrier to enticing a private 

developer to prepare a proforma for a development proposal via response to an RFP process.    

5. MassDOT  

The conceptual design plans include the current designs for the MassDOT project. As noted, the 

MassDOT project will have an impact on the existing town-owned parking lot on Grove Street. Based 

on the review of available information, it appears that the MassDOT project will realign a portion of 

Grove Street at the existing entrance to the parking lot and eliminate three parking spaces. The Town 

should discuss this element of the project design with MassDOT to ensure that the design has the 

most minimal impact on the existing parking area.   

6. Holy Angels  

If the Holy Angels building is considered for renovation as a stand alone project, a conceptual 

design/fit test for the existing driveway on the church property should be evaluated for compliance 

with ADA requirements, including but not limited to, vehicle turning movements, ADA discharge 
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aisles, slope, line of sight, and driveway width. Although the MassDOT TIP project maintains the curb 

cut, the viability of that space for providing ADA parking is not clear. If activation of the church occurs 

without any involvement of the owners of the Thompson Block, or if the curb cut was deemed to not 

provide ADA parking and access, a waiver from the AAB requirements should be explored.  

7. Structural Analysis Update 

In 2025, the Town appropriated funds for the continued exploration of the Holy Angels Church 

building for reuse as a gathering space. This evaluation should provide the Town with enough 

information to know if the condition of the building will allow renovation and identify the current 

order of magnitude cost associated with modernizing the building.  

8. Upton Cultural Council/Mass Cultural Council 

If the Holy Angels Church building is suitable for renovation, the Town’s Cultural Council could begin 

to support the creation of an organization dedicated to developing the space as an activity hub in the 

town center. The Massachusetts Cultural Council also provides significant grants to organizations that 

facilitate upgrades and enhancements to creative spaces and places through the Cultural Facilities 

Fund.    
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Upton Town Center

Redevelopment Feasibility Study

Select Board presentation April 15, 2025



Introduction

▪ Funded by a Housing Choice Grant

▪ Economic Development Committee

▪ Builds off prior efforts:
– 2019 Town Center Vision
– Mass DOT TIP
– Grove St Bridge
– Two RFP’s for redevelopment
– Upton Design Standards
– Upton Housing Production Plan

▪ Scope includes: 
– Resource Delineation
– Existing Conditions Review
– Conceptual Redevelopment Scenarios
– Permitting Analysis



Resource Area Delineation

▪ Center Brook runs 
along site study 
area  

▪ BSC ecologists 
delineated the top 
of bank

▪ Creates baseline 
data to make the 
permitting more 
predictable



Existing Conditions

▪ Zoning – The UCBD creates flexibility for 
height (up to 3 stories, setbacks, and shared 
parking).  Allows for mixed use buildings.

▪ Historic – Preserving as much historic 
character as possible.  
– The Holy Angels Church is an important element of 

the town center.  
– The Thompson Block was significantly modified (3rd 

floor removed).

▪ Parking –Flexibility with parking 
requirements for new construction will be 
critical.



Town Center Vision

▪ 2019 Vision Plan
– Collected significant community input
– Laid groundwork for 

library/community center
– Explored possible scenarios for Holy 

Angels and adjacent parcels
– Included a visual preference survey

▪ Acknowledged goals of historic 
preservation and outlined need 
to investigate options and costs 
associated with Holy Angels.  



Town Center Vision

▪ 2019 Vision Plan 
– Created an ambitious and 

ultimately infeasible concept for 
the town center by relocating 
Grove Street.

  
– This concept plan became 

infeasible as the MassDOT TIP 
project advanced. 



Precedent Examples – Mixed Use



Precedent Examples - Parking



Precedent Examples – Low Impact/ADA Trail



Study Area 
Study Area



Redevelopment Concepts
Concept A

Holy Angels preserved; Thompson 

Block demolished

Building 1 – 5,200 square feet, 2 

story

• First floor with two (2) 

commercial spaces at 2,000 

square feet

• Second floor with five (5)  

apartments

Building 2 = 4,500 square feet, 2 

story

• First floor with three (3) 

commercial spaces at 1,500 

square feet each

• Second floor with four (4) one-

bedroom apartments

36 parking spaces

Concept B

Demolition of Holy Angels and 

Thompson Block

Building 1 = 9,500 square foot, 2 

story 

• First floor with four (4) commercial 

spaces at 2,000 square feet

• Second floor with nine (9) 

apartments

 

Building 2 = 4,500 square foot, 2 

story 

• First floor with three (3) commercial 

spaces at 1,500 square feet each

• Second floor with four (4) one-

bedroom apartments

34 parking spaces

Concept C

Holy Angels preserved; Thompson 

Block demolished

Building 1 = 5,200 square foot, 2 

story 

• First floor with two (2) 

commercial spaces at 2,000 

square feet

• Second floor with five (5) 

apartments

31 parking spaces

Concept D

Holy Angels preserved; Thompson 

Block remains

Existing municipal lot 

• Current= 14 spaces

• After MassDOT = 11 spaces

Expanded municipal lot

• Existing municipal lot = 11 

spaces

• Expanded municipal lot = 17 

spaces

Expanded Total = 28 parking 

spaces 



Concept A



Concept B



Concept C



Concept D



Permitting Analysis Summary

Permitting Authority Required Permit

Upton Planning Board • Site Plan Approval

Upton Conservation Commission • Upton Wetlands Protection Bylaw permit

• Wetland Protection Act – Notice of Intent 

(including performance standards for RFA, 310 

CMR 10.58(5)

• Land Disturbance Permit (Stormwater)

Upton Historical Commission • Demolition Delay

MEPA • N/A

MADEP • Stormwater Report

Natural Heritage & Endangered Species (NHESP) • N/A

Massachusetts Historic Commission • Optional: National Historic Register Designation 

(tax credits)

USEPA • National Pollution Discharge Elimination System 

(NPDES) Construction General Permit

FEMA • Bordering Land Subject to Flooding (BLSF)  

Letter of Map Revision completed by the Town to 

make private development 
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Engineers 

Environmental Scientists 

Software Developers 

Landscape Architects 

Planners 

Surveyors 

1 Mercantile Street, Suite 610 / Worcester, MA 01606 / 508-792-4500 

MEMORANDUM www.bscgroup.com 

TO: Michael Antonellis, Town Planner 
FROM: Jeff Bagg, Senior Planner, BSC Group 
DATE: December 16, 2024 
RE: Upton Center Conceptual Designs  

BSC Group’s role in this project is to help the Town explore options for the reuse of the 
properties in Upton Center at 1 Milford Street, 3 Milford Street, 0 Grove Street, and 2 
Grove Street (“the Site”). To that end, we conducted a site visit of the properties and 
completed a resource area delineation in October 2024. We have also reviewed the 
2019 Upton Vision Plan and the 2019 Structural Evaluation of the building known as the 
Holy Angels Church. 

Based on this information and our initial consultation with Town officials, our team has 
prepared three preliminary concepts for the redevelopment of the properties for review 
and comment. We are prepared to attend the next meeting of the Town’s Economic 
Development Committee (EDC) to review the baseline information collected to date and 
to discuss the three concepts.  Based on feedback received from the EDC meeting, our 
team will continue to refine the proposed options and prepare a comparison of existing 
vs. conceptual conditions associated with building sizes, uses, and parking.   

Upon receiving feedback, BSC will finalize the concepts and complete our analysis. 

The following is a brief overview of the preliminary concepts which should be 
considered DRAFT FOR DISCUSSION:   

Option A illustrates the potential for the following: 

a. Retention of the church building along with ADA parking nearby.
b. The existing ADA ramp is extended down to the parking area and would provide

ADA access to both levels of the church building without the need for an
elevator.

c. Demolition of the Arcade block to be replaced with a 5,200 square foot building.
d. A new 4,500 square foot building along Grove Street with associated parking and

stormwater detention.
e. A conceptual "trail" at the back of the property along Center Brook.

https://www.uptonma.gov/DocumentCenter/View/691/Upton-Center-Visioning-Final-Report-PDF
https://www.uptonma.gov/DocumentCenter/View/677/Structural-Evaluation-of-former-Holy-Angels-Church-PDF


 

   
 

1 Mercantile Street, Suite 610 / Worcester, MA 01606 / 508-792-4500 

Option B illustrates the potential for the following: 
 

a. Demolition of the church building and the Arcade block and construction of a new 
9,250 square foot building. 

b. A new 4,500 square foot building along Grove Street with associated parking.  
c. A conceptual "trail" at the back of the property along Center Brook. 

 

Option C illustrates the potential for the following:   
 

a. Retention of the church along with ADA parking nearby. 
b. The existing ADA ramp is extended down to the parking area and would provide 

ADA access to both levels of the church building without the need for an 
elevator.  

c. Demolition of the Arcade block to be replaced with a 5,200 square foot building.  
d. Construction of a larger municipal parking lot to serve the town center and 

potential community uses in the area. 
 
Resource Area Delineation & Riverfront Disturbed Areas.  

The Resource Area Delineation map shows a 100-foot and 200-foot riverfront buffer 
area as well as FEMA flood zones. The Riverfront Disturbed Area map shows an initial 
calculation of existing disturbed areas. Together, these maps begin to dictate the 
potential redevelopment opportunities with some additional allowance potentially 
available under the Wetlands Protection Act. 
 
Next Steps 

With input from Town officials and the EDC, the three proposed concepts will be refined, 
with the goal of identifying one preferred conceptual plan. Additional information related 
to the potential number of units, number of required parking spaces, and other 
calculations will be provided for the Town. This project also includes a review of 
potential permitting requirements for the redevelopment of these properties and the 
preparation of a plan suitable for an Abbreviated Notice of Resource Area Delineation 
(ANRAD). Finally, BSC will provide an estimate of probable costs for the finalized 
concept plan.  
 
Please note that the project scope does not include a detailed evaluation of 
improvements to the Holy Angels Church. A future phase is anticipated to be necessary 
with the support of an architect to provide the Town with more detailed information 
regarding the reuse of that building.   
 
Sincerely, 
 
Jeff Bagg 
Senior Planner 
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Appendix D – Holy Angels Church Structural Evaluation dated April 26, 2019 

  



















































Appendix E – Site Plan Approval dated February 15, 2015 
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