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Please	answer	questions	in	space	provided.	If	possible,	answers	to	all	questions	should	be	typed	or	written	directly	on	the	forms.	If	the	forms	are	not	used	and	
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the 
area provided on the original form.

PROJECT	DATA

Project	Name	 Location	 	 									 	 City	 	 																		State

Owner

Project	Use(s)

Project Size Total	Development	Cost

Annual	Operating	Budget	(if	appropriate)

Date	Initiated Percent	Completed	by	December	1,	2016

Project	Completion	Date	(if	appropriate) Project	Website	(if	appropriate)

Attach, if you wish, a list of relevant project dates

Application submitted by:

Name Title

Organization

Address City/State/Zip

Telephone			(											) E-mail

Perspective Sheets:

Organization Name              			Telephone/e-mail

Public Agencies

Architect/Designer

Developer

Professional Consultant

Community	Group

Other

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence.	(Check	all	that	apply).

__	Direct	Mailing     __	Direct	Email   __ Previous Selection Committee member  

__ Professional     __	Previous	RBA	entrant  __ Online Notice    

__ Facebook     __	Social	Media	 	 	 __	Bruner/Loeb	Forum       

The	undersigned	grants	the	Bruner	Foundation	permission	to	use,	reproduce,	or	make	available	for	reproduction	or	use	by	others,	and	to	post	on	the	Bruner	

Foundation	websites,	the	materials	submitted.	The	applicant	warrants	that	the	applicant	has	full	power	and	authority	to	submit	the	application	and	all	attached	

materials and to grant these rights and permissions.

Signature                                           Date

__Professional Organization

__	Other	(please	specify)

__________________________________

Bruce C. Bolling Municipal Building Dudley Square, Roxbury Boston MA

City of Boston

Mixed Use Retail, Community Space, and Office

215,000 sf $124,000,000.00

$1,650,000.00

July 2011 100%

February 2015

Maureen Anderson Senior Project Manager

City of Boston, Public Facilities Department

26 Court Street - 10th Floor Boston MA 02108

617-635-0535 maureen.anderson@boston.gov

Dana Whiteside Dana Whiteside dana.whiteside@boston.gov

Fiske Crowell 617-923-7130 fcrowell@sasaki.com

N/A N/A N/A

Building Conservation Associates asvenson@bcausa.comAlicia Svenson

Haley House + Dudley Dough Luther Pickney

Shawmut Design & Construction Tim Hurdelbrink

 lpinckney@haleyhouse.org

trh@shawmut.com

12/08/16
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Please	answer	questions	in	space	provided.	If	possible,	answers	to	all	questions	should	be	typed	or	written	directly	on	the	forms.	If	the	forms	are	not	used	and	
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the 

area provided on the original form.

This	sheet,	the	Project	Data	sheet,	and	the	representative	photo	will	be	sent	to	the	Committee	in	advance	as	the	Project Overview.

Project Name

Address City/State/ZIP

1.	Give	a	brief	overview	of	the	project (500 words max).

 

2. Why does the project merit the Rudy Bruner Award for Urban Excellence ?	(You	may	wish	to	consider	such	factors	as:	effect	on	the	urban	environment;	
innovative	or	unique	approaches	to	any	aspect	of	project	development;	new	and	creative	approaches	to	urban	issues;	design	quality. (500 words max)

PROJECT	AT-A-GLANCE
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PROJECT	DESCRIPTION
Please	answer	questions	in	space	provided.	If	possible,	answers	to	all	questions	should	be	typed	or	written	directly	on	the	forms.	If	the	forms	are	not	used	and	
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the 
area provided on the original form.

1.  Describe the underlying values and goals of the project. What, if any, signifcant trade-offs were required to implement the project? (500 words max)

2.		Briefly	describe	the	project’s	urban	context.	How	has	the	project	impacted	the	local	community?	Who	does	the	project	serve?	
      How many people are served by the project? (500 words max)
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3. Describe the key elements of the development process, including community participation where appropriate. (300 words max)

5.		Is	the	project	unique	and/or	does	it	address	significant	urban	issues?	Is	the	model	adaptable	to	other	urban	settings? (300 words max)

PROJECT	DESCRIPTION	(CONT’D)

4.	Describe	the	financing	of	the	project.	Please	include	all	funding	sources	and	square	foot	costs	where	applicable. (300 words max)
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3.	Describe	the	project’s	impact	on	your	city.	Please	be	as	specific	as	possible. (300 words max)

4.	Did	this	project	result	in	new	models	of	public/private	partnerships?	Are	there	aspects	of	this	project	that	would	be	instructive	to	agencies	like	yours
 in other cities? (300 words max)

  

5.	What	do	you	consider	to	be	the	most	and	least	successful	aspects	of	this	project? (300 words max)

PUBLIC	AGENCY	PERSPECTIVE	(CONT’D)
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3. How might this project be instructive to others in your profession? (500 words max)

  

4. What do you consider to be the most and least successful aspects of this project? (500 words max) 

PROFESSIONAL	CONSULTANT	PERSPECTIVE	(CONT’D)
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ARCHITECT	OR	DESIGNER	PERSPECTIVE
Please	answer	questions	in	space	provided.	If	possible,	answers	to	all	questions	should	be	typed	or	written	directly	on	the	forms.	If	the	forms	are	not	used	and	
answers are typed on a separate page, each answer must be preceded by the  question to which it responds, and the length of each answer should be limited to 

the area provided on the original form.

This	sheet	is	to	be	filled	out	by	a	design	professional	who	worked	as	a	consultant	on	the	project,	providing	design,	planning,	or	other	services.	Copies	may	be	

given to other design professionals if desired.

Name	 Title

Organization	 Telephone			(										)

Address	 City/State/ZIP

E-mail	 Website

The	undersigned	grants	the	Bruner	Foundation	permission	to	use,	reproduce,	or	make	available	for	reproduction	or	use	by	others,	for	any	purpose	whatsoever,	
the	materials	submitted.	The	applicant	warrants	that	the	applicant	has	full	power	and	authority	to	submit	the	application	and	all	attached	materials	and	to	grant	
these rights and permissions.

Signature Date

1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc. (300 words max)

2. Describe the most important social and programmatic functions of the design. (300 words max)

Fiske Crowell Principal

Sasaki Associates 617-923-7130

64 Pleasant Street Watertown MA 02472

fcrowell@sasaki.com www.sasaki.com

The Bolling Building was designed to be a beacon for Dudley Square, an icon visible from all approaches, sitting stoically
as the cornerstone of the neighborhood. And its location does not deceive it - it is the north corner, the southeast corner,
and the southwest corner of a complex triangular lot. This provided a unique challenge to the design of the building -
there is no “back-of-house” facade, all sides of the building are equally prominent. To add to the intricacy of the site, there
were three existing buildings within the triangle that needed to remain. The design team fully embraced these obstacles
as opportunities to better incorporate the new building into its existing historic surroundings. This gesture developed into
a concept of three corners and the glue that holds them together. The Ferdinand building, standing tall at the north, would
become the anchor for the building along the approach from Washington Street. The Curtis and Waterman buildings,
paired on the southwest corner, would form the edge of the site for those arriving from Malcolm X Boulevard. And the
vacant southeast corner provided an opportunity for the design team to make a statement with a new bright corner for
Warren Street, taking its direction from the storied and celebrated neighboring facades and launching them into the 21st
century. All three corners were elegantly detailed in beautiful granite and terra cotta, following a formal architectural style
of the late 1800s. Conversely, the infill needed to contrast that architectural language, taking on a more playful aesthetic.
The team chose a red brick for the infill as a nod to the beautiful historic architecture of Boston, but added an iron spot
detail and various textures to give it a more modern feel. The infill also molds itself to the shape of the site. The form of
the building peels away from the existing facades so as not to overshadow, allowing them their prominence at the street
level, and maintaining the scale of the existing urban fabric. Its sinuous curves are influenced by the curve of the
Ferdinand prow, nestling the 215,000 sf structure into the site as if it has always been there.

This project was always meant to be for the people of Boston. And as such, the building needed to feel welcoming to both
its visitors and its neighbors. It could not feel foreign to the atmosphere of Dudley Square, and it could not feel restrictive
to the families of Boston Public Schools. To resolve both issues, the design team looked to the history of Dudley Square
for inspiration on how to fit in to the existing fabric while looking to more modern examples for how to create transparency
throughout. The composition of the ground floor then became paramount. Through the input from various community
meetings, the majority of the first floor of the building was given over to retail tenants, providing opportunities for local
businesses to have a presence in the new building. This resulted in a ground floor that interacts with the public realm on a
more personal level. It is occupied by retailers who resemble and are part of the local community. To draw people into the
lobby, the design team capitalized on former circulation paths, historically trains, and worked them into new pedestrian
paths, forging a seamless transition from exterior to interior. Programmatically, this gave the entry sequence an intuitively
comfortable and welcoming feel, devoid of restriction or constraint. Furthermore, the first two floors are managed and
monitored by staffed concierge desks instead of metal detectors, highlighting the personal touch and removing the stigma
of harsh municipal security. Pedestrians, neighborhood locals, and visitors alike not only feel welcome to pass through
the building, but encouraged. As for the interaction with Boston Public Schools, the design places all public-facing
programs on the second floor of the Bolling Building, allowing families to move freely between the lobby and their
destination without impeding on the security of the offices above, or imposing on the perception of an inviting public
service. The project also brings all of these services under a single roof for the first time, providing families with a
one-stop-shop for all BPS needs. This new functionality equips BPS with a cohesive, efficient, and accessible presence
to accommodate their students and their staff.

12/8/16
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3. Describe the major challenges of designing this project and any design trade-offs or compromises required to complete the project. (500 words max)

4.  Describe the ways in which the design relates to its urban context. (500 words max)

ARCHITECT	OR	DESIGNER	PERSPECTIVE	(CONT’D)
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OTHER	PERSPECTIVE
Please	answer	questions	in	space	provided.	If	possible,	answers	to	all	questions	should	be	typed	or	written	directly	on	the	forms.	If	the	forms	are	not	used	and	
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to 
the area provided on the original form.

Name	 Title

Organization	 Telephone			(										)

Address	 City/State/ZIP

E-mail	 Website

The	undersigned	grants	the	Bruner	Foundation	permission	to	use,	reproduce,	or	make	available	for	reproduction	or	use	by	others,	for	any	purpose	whatsoever,	
the	materials	submitted.	The	applicant	warrants	that	the	applicant	has	full	power	and	authority	to	submit	the	application	and	all	attached	materials	and	to	grant	
these rights and permissions.

Signature                                                                                                      Date

1. What role did you play in the development of this project? (300 words max)

2.	Describe	the	impact	that	this	project	has	had	on	the	your	community.	Please	be	as	specific	as	possible. (300 words max)

Tim Hurdelbrink Director of Construction Operations

Shawmut Design and Construction 617.622.7000

560 Harrison Avenue Boston, MA 02118

thurdelbrink@Shawmut.com http://www.shawmut.com/

Shawmut Design and Construction served as the Construction Manager on the project. Through case study presentation
and an open discussion, we explored the unique considerations and critical decisions that led to optimal approaches in
the field and ultimately the attainment of an extraordinary outcome within budget and in time for scheduled occupancy.

The Bruce C. Bolling Municipal Building has a significant impact on Dudley Square. Since the start of construction on the
Bruce C. Bolling Municipal Building (former Ferdinand’s Blue Store) in July 2011, Shawmut engaged community groups,
organizations, residents and businesses to provide a number of initiatives that have been beneficial to the community.

Some of our initiatives included:

• Partnering with local community organizations, groups to monitor the workforce goals, meeting bi-weekly
• Using local sub-contractors and vendors on the construction project
• Partnering with local and city-wide construction apprentice programs, informing walk-on applicants that they could
obtain the support and credentials needed to enter the trades. These programs also offered academic instruction to
prepared students for the workforce
• Connecting with Madison Park High School, the only trade school in the City of Boston, and placing a number of trade
students with subs, and assisting students to obtain necessary certification in the respective trades

The Boston Redevelopment Authority stated prior to construction start that the project would bring major economic and
community benefits to the Dudley Square community. “In addition to the construction jobs that will come from a project of
this size, approximately 400 municipal workers would be relocated to the new facility, which should spur the economic
revitalization that has been envisioned for the Dudley Square area.”

Shawmut Design and Construction has had a significant impact in Dudley Square since starting construction on the Bruce
C. Bolling Municipal Building (former Ferdinand’s Blue Store) in July 2011. SDC engaged with community groups,
organizations, residents and businesses to provide a number of initiatives that have been beneficial to the community.

Shawmut’s goal was to make an effort for their subs to employ 50% residents, 25% minorities and 10% women; large
numbers of tradesmen from the area obtained jobs. The actual percentages have exceeded the goals, and are some of
the highest ever achieved in Boston. The greatest impact has been the economic boost that resulted in the hiring of
minorities and the women and men who live, work, and shop here.

12/8/16
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3. What trade-offs and compromises were required during the development of the project? Did you participate in making them? (500 words max)

4. What do you consider to be the the most and least successful aspects of this project? (500 words max)

OTHER	PERSPECTIVE	(CONT’D)



The Ferdinand Building, 1895. Image: Junction of Washington and Warren St., Boston, 1899. Image: Dudley Street Station, Boston, 1955.

For over 100 years the Ferdinand Building has served as the symbolic center of Dudley Square in Roxbury, MA.

Historic Dudley Square



Existing Conditions

Over time, the neighborhood experienced periods of disinvestment that left only vestiges of the Ferdinand, Curtis, and Waterman buildings in various stages of disrepair.

Existing Conditions aerial of project site Existing conditions view of Ferdinand Building

Boston bricks with a Dutch touch

Mecanoo and Sasaki’s design for the Bruce C. Bolling Municipal Building embodies the City of 
Boston’s vision of a symbol of change. At the gravity point of the city, the building celebrates the 
history of Roxbury. It houses the Boston Public Schools (BPS) Department and plays a central role 
in reactivating Dudley Square, the neighbourhood’s transportation hub and commercial centre.

Given that every student and parent in the state will visit the BPS at least once, the building was 
designed to be friendly, accommodating and inspirational to people of all ages. It challenges the 
standard office building model and proposes new ways of working by promoting collaboration 
and transparency through an open plan layout. 
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Image: Dudley Street Station, Boston, 1955.The six-story Bolling building sits on a triangular lot bordered by Washington and Warren Streets and the Dudley Square bus station.

The Ferdinand Building, 1895.  
Image: Junction of Washington and Warren St., Boston,1899.

The Curtis Building, 1888 (left) and the Waterman Building, 1890 
(right). Image: Dudley Street Station, Boston, 1899.

02

Ferdinand Building 

Warren St 

Washington St

Curtis Block

In 2006, late Boston Mayor 
Thomas Menino first 
raised the idea of bringing 
Dudley Square, the historic 
center of the city’s African-
American community, back 
to life by redeveloping 
the block that included 
the long-vacant Ferdinand 
Furniture building. 

Waterman & Sons



Concept

The shape of Dudley Square was 
determined by the culmination of 
three of the most important streets 
in Roxbury: Washington Street, 
Warren Street, and DudleyStreet. 
These roads were originally foot 
paths that evolved into major 
arteries through the neighborhood, 
and defined Dudley Square as 
a node of activity from the very 
beginning—a highly visible place in 
the heart of a community.

The team chose a red brick for the 
infill as a nod to the beautiful historic 
architecture of Boston, but added an iron 
spot detail and various textures to give it 
a more modern feel. The infill also molds 
itself to the shape of the site.

Three corners

Brick infill

dudley square municipal offices
roxbury, boston

the T tracks





By uniting and re-engaging the three existing facades with the neighborhood, the building reaches back out to all sides of the city. In blending new and old into one proud yet subtle, 
interconnected series of spaces, it boldly looks to the future while referencing the neighborhood’s rich and vibrant past.

Three Became One

The Ferdinand facade is a key element in the revi-
talization of Dudley Square, a legacy from the past.

Aerial view from the construction site.

Intersection of the Curtis Building and the Water-
man Building.

Historic preservation efforts at the Ferdinand 
facade.

The Ferdinand Building before and after restoration.



The Bruce C. Bolling Municipal Building reads as a 
true collaboration between architects, contractors, 
and client—it’s a good sign when everyone involved 

wants ownership. Touring it felt both bracing and 
inspiring, proof that letting architects solve urban 

problems with strategy and taste creates richer, 
more open cityscapes.

ALEXANDRA LANGE FOR ARCHITECT 
APRIL 02, 2015



Given the historic significance of the location 
and the project’s aspirations, it was important 
that the design team craft a contemporary 
response that could restore Dudley Square’s 
iconic stature within the community and 
the city at large—considering urban scale, 
historic content, neighborhood revitalization, 
sustainability, and new collaboration models 
for Boston Public Schools. 



New construction of stone and brick unite 
the complex—detailed and built with careful 
attention to craft.



Every facade of the building is considered 
a face to the public, a welcoming sight 
to the residents of Roxbury. Elements of 
new construction woven with the historic 
structures forge one cohesive, new complex.



The Curtis Building, 1888 (left) and the Waterman Building, 1890 (right). 
Image: Dudley Street Station, Boston, 1899.

Construction progress.



Building entry across from Dudley Station.  A light installation marks where the tracks of the former elevated rail used to run.



A new energy and optimism radiates from an 
undulating, deep red brick building rising up 
from behind surrounding historic facades.



A 700 square-foot, hand-drawn mural graces the wall of the lobby. 
It depicts a map covering the area from Readville in the South to 

Orient Heights in the North, with Dudley Square located in the center.

The rich blue background of the silver colored mural references 
Ferdinand’s Blue Store, the famous furniture shop whose facade has 

been restored and incorporated into the new structure.



The lobby serves as a welcoming public space for families, commuters, and neighborhood residents alike to come together and share stories, new ideas, and cultures.



Glazed walls and bright daylight enhance the ideas of government transparency. A single contact point for families to interface with BPS streamlines the registration 
process and allows for a more efficient and easier experience for students and their families.



The second floor of the building is a mix of open conference 
rooms and community rooms, which provides visitors with 
resources to congregate and meet in a safe and inviting 
atmosphere.





The project co-locates departments that had previously been in six scattered 
locations, centrally placing them within a 2.5 mile radius of the majority of the 
demographic they serve, across the street from a public transportation hub.

“We were far removed from most of our schools and most of the families that 
attended our schools. This facility allows us to bring people together from 
different offices, creating a sense of oneness. It’s a great environment to 
get work done. I’ve already seen more meetings happen than I’ve ever seen 
before which I think is going to help the district get its work done better and 
sooner. We feel that BPS is transforming and this building is the catalyst for the 
transformation.”

Carleton Jones
Executive Director, Capital & Facilities Management
Boston Public Schools



BPS employees are now connected: neighborhoods naturally flow into one another, 
providing the flexibility needed to respond to change. Further flexibility was 
provided by designing 6-by-8-foot workstations that can be shifted to create 6-by-
6-foot stations—without costly reconfiguration—providing the ability to increase the 
number of open offices by 18 percent.

“We’ve already noticed a big change in the culture of BPS. Between the open 
sight lines of the office, shared conference rooms, shared pantries, and other 
shared spaces, people can get together and work a little bit more efficiently.  
Seeing the users and the community so thrilled with the result of our project, I 
think that’s the best part — seeing the project that’s come to fruition and that 
is successful, not just aesthetically but functionally as well.”

Maureen Anderson
Senior Project Manager 
Property and Construction Management Department
Boston Public Schools



“You can see BPS staff’s habits shifting with every passing day, 
as they take advantage of collaborative spaces, state of the art 
facilities, and, of course, appreciate the tremendous natural light 
that flows from every window.”

John McDonough
Superintendent, Boston Public Schools



The building’s vertical, repetitive fenestration 
casts dramatic and abundant natural light into 
the sixth floor community space.



The sixth floor community space includes conference rooms, a shared kitchen, and entry to the roof deck. The conference room’s glass wall can be retracted to create a 
large event space.



A green roof is also accessible to the community, offering sweeping 
panoramic views of the downtown Boston skyline.



Retail Retail

Main Lobby Retail
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The New York Times 
November 2016





Architect Magazine
April 2014 



Given the historic significance of the location 
and the project’s aspirations, it was important 
that the design team craft a contemporary 
response that could restore Dudley Square’s 
iconic stature within the community and 
the city at large—considering urban scale, 
historic content, neighborhood revitalization, 
sustainability, and new collaboration models 
for Boston Public Schools. 









Building Design + Construction 
Auguest 2013 








	Project Name: Bruce C. Bolling Municipal Building
	Project Address: 2300 Washington Street
	Project City: Boston
	Project State: MA
	Project Zip: 02118
	Project at-a-glance 1: Located in the heart of Roxbury, Dudley Square is a mass transit hub rich with culture and history. The Bruce C. Bolling Building is a part of former Mayor Menino's Dudley Square Vision Project, which sought to revitalize the once-thriving urban neighborhood—enhancing community. The initial concept sought to weave the urban fabric of the neighborhood into the design of the building—not as an isolated structure, but rather an intricate, integrated addition to an already rich and vibrant context.
 
The 215,000-square-foot structure is the headquarters of Boston Public Schools, and includes a green roof, state-of-the-art office space, retail, innovation center, and community meeting space. The facility unites BPS into one facility for the first time, and introduces a large workforce into the square, generating demand for consumer amenities. New retail on the ground floor supports neighborhood needs and activates the square during evening hours.
 
In addition to the historic Ferdinand building—a symbol of Roxbury’s vibrant past—the design incorporates the Curtis and Waterman buildings, creating a triangle of historic facades connected by new construction. The restored Ferdinand, Curtis, and Waterman buildings maintain the existing feel and scale of Dudley Square, coupled with a powerful modern aesthetic.
 
Alexandra Lange of The New York Times says “the Bolling Building fits a new category of what one might call strategic architecture: projects that combine the forces of community activism and historic preservation with government muscle, encouraging future development through eye-catching design, and link to the [amenities] that give neighborhoods a center.”

	Project at-a-glace 2: The Bruce C. Bolling Building has played a central role in the resurgence of Boston’s historic Roxbury neighborhood. Dudley Square, a once vibrant downtown hub rich with culture, commerce, and vivacity at the turn of the century, was ripe for an intervention in the new millennium. Known at one time as the "Gateway to Boston", Roxbury's Dudley Square signified the beginning of a commercial district that marched up Washington Street into the center of downtown Boston, providing opportunities for businesses both large and small to prosper. Though, as the years moved along, Dudley Square was dealt a series of difficult setbacks. In the 1970s Ferdinand’s Blue Store, a major furniture retailer in the area since 1896, closed, leaving the historic landmark building vacant for what would turn out to be the next 40 years. The redirection of the Orange subway line in the late 1980s removed a transportation lifeline to the Square, severing the strongest connection of Dudley to downtown Boston. And the demolition of numerous buildings in the 1990s without any new development left a giant tear in the once tightly woven urban fabric. As the surrounding areas prospered, Roxbury remained hindered. By the 2000s, the neighborhood was in need of a catalyst. The City of Boston answered with the Bruce C. Bolling Building.


The City understood the significance of creating a new civic building in a transitioning neighborhood. They seized the opportunity to invest in the economic development of a community and reinvigorate its once thriving history. Reviving the Ferdinand Building was a symbolic gesture that breathed life back into the very landmark that represented a time of  prosperity and success for the neighborhood. By the same token, the City repaired the local social and urban fabric of by using a building created for the youth of Boston to bridge the gap to Roxbury’s storied and cultured past. Dudley Square has reclaimed its place as the Gateway to Boston, serving as a shining beacon from the north, pulling the activity of downtown deeper into the southern neighborhoods, and simultaneously linking the south to the vibrants activity of the north. This project is the embodiment of the Rudy Bruner Award mantra. The City of Boston has built a jewel that will not only advance, but enrich, enliven, and enhance the conversation around making cities better for years to come.

	Project Description 1: The Bruce C. Bolling Building started with a single vision for Roxbury stated by Boston’s late Mayor Thomas Menino in a 2011 briefing to the Boston Municipal Research Bureau: “Unlocking the potential at the Ferdinand will be a catalyst for continued redevelopment, bringing more people and economic life to historic Dudley Square… By breaking ground on the Ferdinand we cement the comeback of Dudley Square… I know there will be pushback as we go – ‘The Ferdinand is too big or too small, the process is too fast or too slow, the project is too public or too private, it’s never going to happen or it never should… You know what I say? It’s too important. It’s too central. It’s too urgent. We will never know how great Boston can be until Dudley Square is great once again.”

The goals were numerous for the Bolling Building from the very start, yet the underlying value held single, higher ground. This project was to be a revitalizing catalyst for a Boston neighborhood set aside for far too long. The Bolling Building was to be the spark that would ignite Roxbury’s reinvigoration and allow it to once again shine bright for the rest of Boston to see.

In that 2011 speech, Mayor Menino stated numerous objectives for the Dudley Square initiative. First and foremost, this building would bring the services of Boston Public Schools closer to its (at the time) 56,000 constituents. This meant a major trade-off for the employees of the City of Boston and the School Department. The move uprooted hundreds of City employees from a location convenient to their partners in City Hall and relocated them to a new address more suitable to the people they served: the families of Boston’s students. Though initially considered a trade-off, this compromise has since been enthusiastically supported by all. Secondly, the City would use this project to embark on a new venture into public and private development. The City of Boston would, for the first time, utilize a public-private development structure. By borrowing to redevelop the site, the City ensured the new building served its public purpose. The City would then hire a developer to provide advice and expertise and to attract suitable retail tenants. The unique partnership allowed the City to move forward by using state-of-the-art design technology and office planning to lower construction costs, allowing a private partner to operate the building once it’s built to keep energy and maintenance costs low and affording the developer the responsibility to lease and manage retail space on the first floor. This was a courageous risk to take on the part of the City, but one that has resulted in extraordinary success.
	Project Description 2: As was mentioned before, by the turn of the 21st century, Roxbury’s Dudley Square was a place left economically dormant for decades. A neighborhood tormented by municipal inaction and degraded by vacancy and neglect. Boston Public Schools (BPS) moved into the neighborhood in February 2015, bringing more than 500 new people to Roxbury on a daily basis, and adding a vital stimulus to the stalled local economy. The first floor of the Bolling Building is filled with restaurants and shops catering to both the employees during the day as well as the residents at night, keeping the formerly dormant neighborhood now active well into the evening hours. Furthermore, BPS draws hundreds of daily visitors into the area year round, all of whom bring added commerce to a place recently considered economically undeveloped.
 
The move also brings BPS closer to its constituents – young students and their families. Dudley Square, home to one of the MBTA’s largest bus stations, lies within a 2 mile radius of 85% of BPS families. The strategic location of the new building takes advantage of major public transit options for visitors and employees alike, allowing better access to the School Department for urban families and individuals without personal automobiles. It also capitalizes on the economic potential of the 30,000 daily transit users by offering them a place to stop and stay in an area long known for its transient atmosphere.


One can argue that with a school system of 56,500 students, a staff of 500 people in the building and another 8,500 employees throughout BPS, and the daily passage of 30,000 transit users, the building stands to serve over 100,000 people at any given moment. But those numbers extend far beyond that figure. This building provided hundreds of construction jobs for the residents of the city over the 2.5 year period, heightened the attention of the neighborhood from the surrounding areas, drawing people to Dudley Square for the first time in decades, and will continue to prove its worth as development begins along Washington Street as a result of this successful endeavor.

	Project Description 3: The Bolling Building was a fully inclusive project from start to finish. The project began with an open design competition, where design teams presented ideas to both the jury and the public. People were encouraged to ask questions of each team to understand how their design would impact the neighborhood.

After the awarding of the project, the design team, with the City of Boston, presented progress at bi-weekly public meetings in the neighborhood through a mayoral appointed committee called the Dudley Vision Advisory Task Force. In these meetings, open to neighborhood and city residents and business owners, people had the chance to again ask questions and make comments on the design of the building and subsequent impact to the surrounding area. An example of a result of these meetings was the City’s decision to double the amount of retail square footage, making the entire ground floor available for retail. These meetings continued every two weeks through the entirety of the design process.

Once construction started, the City of Boston, in coordination with the construction manager, Shawmut, created an online website for the public to receive updates on the progress and schedule of the project. The public meetings continued with the City agencies every two weeks focusing on job creation numbers and the demographics of the workers on site - Boston has strict percentages that all projects must meet for residents, minorities, and women on the job site.

	Project Description 4: NMTC was used to finance the Bolling Building. In rough numbers, the NMTC financing allowed the City to reduce its project borrowing by $8.5 million; strategically it allowed the City to maintain the size and quality of the building when there were budget challenges. Sources and uses for the NMTC financing are listed below:
SOURCES                                                                                                                 USES 
$   7.473914 million Banc of America CDE Loan A                          $   3.223986 million Acquisition
$   3.331207 million Banc of America CDE Loan B                          $   103.317926 million Hard construction
$ 10.897000 million MHIC CDE Loan A                                           $  15.670902 million Soft construction & other
$   4.103000 million MHIC CDE Loan B                                           $ .720192 million Interest during construction
$   5.518500 million TCB Loan A                                                      $   1.775143 million Transaction costs
$ 41.240705 million COB Grant to DSRC, 2013                              $124.708149 million (1)
$ 37.000000 million COB Grant to DSRC, 2014
$  5.662322 million COB Grant to DSRC, 2015
$124.708148 million (1)



$580 for the total project square footage cost for 215,000 square foot building. 
$480/sf for hard construction cost.
	Project Description 5: Though the story and the history of this project are unique to Boston and Roxbury, the model and the process are not. The Bolling Building is a shining example of a city investing in itself; investing in the revival and renaissance of its neighborhoods and its communities. As has been detailed in previous question responses, Boston’s Roxbury neighborhood was a once vibrant commercial hub at the turn of the 20th century that fell on hard times as the years went on. These kinds of neighborhoods exist in urban areas throughout this country. The truly unique aspect of the Bolling Building was the bold vision initially set forward by one mayor and supported and seen through to completion by his predecessor. The dedication of the leadership to do right by the neighborhood of Roxbury and its people is a model that not only can be adaptable to other urban settings, but should whenever possible, as many times as possible.
	Public Agency 3: By constructing an education and economic development focused building in the heart of Roxbury, the City of Boston working under the leadership of Mayor Walsh has witnessed a growth in the level of interest in private investment in and around the district.  Private development projects are currently underway, and initiatives like PLAN: Dudley which will result in the development of approximately 4 million square feet of vacant land are moving forward expeditiously as a result of the completed municipal investment which the Bolling Building represents.

Relatedly, as Boston seeks to engage more fully the innovation economy and create opportunities for synergy and engagement, the Bolling Building’s inclusion of the Roxbury Innovation Center as a preeminent component of its program offerings – for Boston Public Schools students, families as well as local and regional entrepreneurs – serves as a key connector to those circles of innovation that exist throughout Boston thereby enabling the City to broaden and strengthen its ties to centers of technology and learning within its limits as well as with neighboring centers and the region.

	Public Agency 4: Two of the more innovative aspects of creating the Bolling Building was the City’s utilizing public-private partnerships to facilitate use of New Markets Tax Credits as a source of funding for the project as well as the first-ever utilized Construction Manager at Risk (“CMR”) model for moving forward with design and construction.  These two approaches which required close coordination with private entities enabled Boston to work effectively and maintain compliance with protocols which govern public agencies.
	Public Agency 5: There are a great many elements of the Bolling Building Project which are successful.  From this vantage point the following are the most beneficial and to this day remain among those which are touted as examples of best practices: 

(i) The planning process (Dudley Vision) which engaged a broad spectrum of community members and stakeholders to shape the design and programmatic aspects of the project 
(ii) The well-established work led by the City’s Property & Construction Department with construction and design firms to ensure diversity within the workforce throughout all aspects of the project’s development; and 
(iii) The creative use of municipal resources and organizational structure to facilitate the completion of the Bolling Building Project on time and on budget

	Other 3: The 29,611 square foot site is located in an incredibly busy and active section of Roxbury, with the adjacent Dudley Bus Station needing to remain open and operational throughout the entirety of construction. To meet that City mandate, the Shawmut team needed to carefully coordinate a very detailed logistics and traffic management plan to minimize disruption of ongoing bus operations where 35,000 people come and go daily. The trade-off for an intensive effort at the front end of the project was a smooth operation and minimal disruption to the existing transit system in the area.

Another compromise was realized during the bidding and preconstruction phases of the project. Due to schedule, logistics, and the complexity of some design features, we needed to be proactive in our approach to information management, as well as fully understanding the building in three dimensions. This resulted in the formulation of a multi-faceted approach to dealing with information as well as 3d geometries. Working with 3d models developed by the design team, we were able to integrate a new role onto the project team of a VDC/APM.  This is a person brought to the team with experience in both project management, as well as Building Information Modeling (BIM).  Having this experience on site in a daily capacity allows the team to exploit opportunities to better understand the complexities of the project, as well as supplement design information to help better prepare subcontractors who would otherwise be tight on schedule due to the nature of the job. What started as a compromise truly ended up being an immeasurable asset and benefit to the entire project.

	Other 4: The Dudley Square Vision project has seen the City invest in construction of the new B-2 Police Station, creating a large parcel for future mixed use development; redesign and renovation of the Dudley Square Branch Public Library entrance; water and sewer upgrades throughout Dudley Square; a redesign of the existing roadways in Dudley Square; and the $124 million Bruce C. Bolling Municipal Building, which is the cornerstone of the Square’s redevelopment. These projects have spurred private investment across Dudley Square.

The design includes a new collaborative, flexible work environment for BPS’s 500 employees; robust, efficient, and flexible technological infrastructure that will adapt to future technology needs; a green roof; a variety of retail spaces; and community meeting spaces. In addition, Mayor Walsh has dedicated space to house The Roxbury Innovation Center, a business incubator that will help fulfill the Mayor’s vision and goal of creating an innovative City.


	Professional Consultant 3: The Bruce C. Bolling Municipal Building is an excellent example of how historic buildings can be integrated into new construction without loss of their individual identity. While what remains from the historic buildings is primarily only the carefully-restored street facades, the way the new construction interacts with the historic facades allows each building to maintain an individual presence on the street. Each building façade was treated as a unique entity in its restoration and detailing, down to separate window brick-mold profiles and pointing mortars.  The project was a model of successful collaboration between the design team and the Boston Landmarks Commission.  The Commission and staff were involved throughout the design and construction process with the goal of making this building a new landmark without losing what made the existing buildings unique and significant.

From a technical standpoint the project was complex, as the facades had to be stabilized with temporary structural support (that withstood both an earthquake and hurricane), and then re-supported with a new structural system. Restoration work was highly involved.  Between the three buildings there were five different types of stone, three different brick types, four different mortars, multi-colored terra cotta, decorative copper, decorative sheet metal, cast iron, wood and mosaic tile. Extensive historic research was carried out to identify the configuration of the original storefronts and windows as well as other severely deteriorated or missing original features. These elements were reconstructed from detailed study of remaining fragments and historic photographs. Where there were no remaining fragments, computer modeling was used to determine appropriate size and scale of details from historic images.

	Professional Consultant 4: The most successful aspect of this project was the way in which it responded to the neighborhood and kept the unique identity of each of the historic buildings. Rather than a giant municipal building that could have been built anywhere, the structure feels like it is a continuation of the mixed-era small-scale buildings of the surrounding neighborhood.

For us the least successful or most difficult aspect of this project was the decision about interior arrangements that led to the loss of the interior cast-iron structure of the Curtis and Waterman buildings. 
	Architect/Designer 3: The biggest challenge over the course of the project was more of an opportunity - setting the Bolling Building as the new office standard for the City of Boston. This was the first major construction project for the City since Boston City Hall and the Bolling Building would serve to set the bar for future municipal office space for years to come. The design of the existing BPS offices was dated with mismatched furniture, oversized and numerous private offices, and high cubicle walls. The new design brought all workstation partitions down to 42”, increasing the views across the floor plates but decreasing the visual privacy BPS employees had become accustomed to. We also reduced the number of private offices, accommodating only department heads with a closed door and moving many people into an open office environment. The new design also pushed BPS to pair down their paper filing storage and move more towards electronic scanning and saving.

All of these design decisions challenged the cultural norms of the BPS employees, and posed a major shift in working style, one that was met with understandable apprehension. The trade offs were large and small. By reducing their individual footprint to more workstations and less offices, BPS was able to concentrate more staff under one roof in Dudley Square. This enabled the City to cut back on the number of BPS locations throughout Boston, reducing operating costs and maintenance, and forge partnerships between departments that may have never been collocated before, all to the benefit of Boston's schools and students. On a smaller scale, the compromise to move towards a new open office concept would provide BPS with abundant open collaboration areas, better access to fellow coworkers, and improved views and daylight.

In order to ease the transition from a taller, more enclosed workspace to an open environment, the design team worked with multiple furniture vendors to mock up different workstations for employees to try. The project even went as far as to renovate a small suite within City Hall itself where people could stop in, test the new furniture styles, and provide feedback for the final design.

Though the process felt a steady headwind throughout, in time, the ability to transform the operation and culture of BPS has resulted in a far more inclusive, productive, and overall enjoyable office environment for all.
	Architect/Designer 4: Even from conception, the Bolling Building was considered a part of a larger whole within the context of Dudley Square and greater Roxbury. The original design for the project envisioned a new look for the entire district, called Ferdinand Village. It invoked an idea that the renovation and expansion of the Ferdinand building was just the beginning of a larger effort, one that could envelop the entire block and better develop and unite all of Dudley Square. It was a thought that though not part of the scope as of yet, could take people along a journey of hope for what the future could hold.


Moving back towards the project at hand, the activity of Dudley Square ties into the design of the Bolling Building. The new urban streetscape promotes better circulation and engagement with the public realm, enhancing the pedestrian’s experience at the sidewalk and improving the walkability of the entire block. A new plaza adjacent to the bus station enriches the feeling of place in the Square while creating a safer space for buses and people to coexist. The form of the building pays careful attention to the surrounding urban fabric. As an infill project, the Bolling Building nestles itself behind the three existing facades. It respectfully complements their historic significance and emotional connection to the neighborhood, while simultaneously using a bold design to launch Dudley Square into the 21st century. And at a sentimental level, a lighting installation in the lobby leads visitors along the same path as the trains of the 1900, the patterning of the windows throughout the facade harkens back to the staccato rhythms of Roxbury’s history of Jazz, and the upper section of the building is illuminated at night, casting a very real and tangible light to the symbolic and new beacon. Contextually, from the siting, to the massing, to the small details, the Bolling Building embraces and highlights the rich history and culture of Roxbury.


