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PROJECT DATA

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 Name Bruce C. Bolling Municipal Building Location Dudley Square, Roxbury City Boston State MA
Owner City of Boston

Project Use(s) Mixed Use Retail, Community Space, and Office

Project size 219,000 sf Total Development Cost 9 124,000,000.00

Annual Operating Budget (if appropriate) 9 1,650,000.00

Date Initiated JUly 2011 Percent Completed by December 1,2016  100%

Project Completion Date (if appropriate) T €Pruary 2015 Project Website (if appropriate)

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

Application submitted by:

Name Maureen Anderson Titje Senior Project Manager

Organization City of Boston, Public Facilities Department

Address 26 Court Street - 10th Floor City/State/Zip Boston MA 02108
Telephone @17—@35—0535 E-mail maureen.anderson@boston.gov

Perspective Sheets:

Organization Name Telephone/e-mail

Public Agencies

Dana Whiteside

Dana Whiteside

dana.whiteside@boston.

Architect/Designer Fiske Crowell

617-923-7130

fcrowell@sasaki.com

N/A

Developer

N/A N/A

. Building Conservation Associates
Professional Consultant

Alicia Svenson

asvenson@bcausa.com

Haley House + Dudley Dough

Community Group

Luther Pickney

Ipinckney@haleyhouse.

Other

Shawmut Design & Construction

Tim Hurdelbrink

trh@shawmut.com

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

[JoirectMailing [ IDirect Email
I:l Professional DPreVious RBA entrant
DFacebook DSoda\ Media

I:l Previous Selection Committee member
DOnIme Notice
D Bruner/Loeb Forum

DProfessIonaI Organization
DOther (please specify)

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.

e 12/08/16

Signature%W/ W/
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PROJECT AT-A-GLANCE

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.

Bruce C. Bolling Municipal Building

Project Name

Address 2300 Washington Street City/State/ZIP Boston MA 02118

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

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.”

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)

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.
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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)

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... | 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 | 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.

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)

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.

13



PROJECT DESCRIPTION (conrp)

3. Describe the key elements of the development process, including community participation where appropriate. (300 words max)

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.

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable. (300 words max)

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.

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

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.

14
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COMMUNITY REPRESENTATIVE PERSPECTIVE

Pirase answer gquestions in space provided. IF possible, answers to all que }
answers are typed on a separate page, each answer must be preceded by the question ke
the srea provided un the original form.

icls, and the length of each answer should be limited Lo

This sheet is to be flled out by someona

155085,

name LUther Pinckney, Bing Broderick Tirie 12am Leader- Dudley Dough

Oraanization Haley House lelephone 8178573058

Address 2302 Washington St Citwstaterzip ROXbUrY MA 02119
Fmail pinckney@haleyhouse.org wensite Haleyhouse.org

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whal socver;
the materials submitied. The applicant warrants that the ant has full power and authority to submit the application and all attached materials and to grant

these rights and permissions. -
Signature ! @jﬁf 837, Date | ?—-" ? J l (‘?

s <
1. How did you, or the organization you represent, I;u:f.cu‘-z‘:;n.lni wvesd in this project? What role did you D"a-,f':‘

Haley House has been an active member in the Roxbury community and has run a business in the area for 11 years. We
have a long history in Social Justice movements in Boston, and when we opened our social enterprise cafe it Dudley, it
became a place to meet and organize in the neighborhood. When SasakilMecanoo first came to Dudley to envision how
to design a building that is meaningful to the community, they spent a lot of time with our customers and staff, inquiring
what their wants and needs were. And many of those interests are represented in the way that the building engages with
the community.

We opened and gourmet Fizza shop in the lobby of the Bruce C Bolling Building in October 2015. | am the team leader
and was in charge of the build out and opening operations.

2. From the community’s point of view. whal were the major issues concerning this project?

We didn't want a building that was designed for downtown or a office setting. We wanted the retail space to mix and fit
the neighborhood. At one time Dudley was the #2 shopping district in Boston, and it has been neglected for a long time.
We envisioned a return to that kind of bustling community, with independent businesses that folks can't find at the mall.
There was a lot of interest in establishing a space that was a community asset, that residents would take pride in, rather
than one where they felt they had no sense of community ownership. The community ownership piece was very
important, because without it, there would be a sense of the buildings being developed without attention to community
benefit, and this could be perceived as another step toward the displacement of the vibrant community that exists here.



COMMUNITY REPRESENTATIVE PERSPECTIVE (conro

3. Has this project made the community a beller place to live or work? If so, how?

The building is beautiful and respectful of the needs of the community. | have the pleasure of walking into a well designed
building every day. The building evokes a sense of worth and gives the neighborhood a sense of value. With the open
concept to the lobby and the street | get to see people and things normally not available. It feels more secure because
there are no corners to hide and again your able to see people and things from a distance.

With the building at the heart of Dudley, it's activation during the day and at night has resparked the light that has long
been gone from Dudley. Before, it was a hole or a void in the middle of the square, but now, with events happening on
different levels and spaces at the same time, it is a hub of activity and a symbol of community health. People have also
commented about how nice it is not to have to leave the neighborhood to get different amenities.

For Haley House's 50th Anniversary celebration, we chose to hold two of our four events in the Bolling Building to show
our stakeholders through the years the exciting project that we have participated in helping to develop, with the City of
Boston, Sasaki and Mecanoo.

4. Would you change anything about this project or the development process you went through?

We thought the process was thoughtful and well done. The level of attention that was given to outreach before the design
stage made people feel like their ideas were being heard and as a result, they felt like they were having a say in what this
building would look like and feel like. The school committee room is a spectacular space, and many have commented on
the symbolic impact of our school department being able to conduct its business in a space that is more respectful of its
staff and stakeholders. As a business, we try to activate the lobby with our events and our "family game night" to
contribute further to the sense of community ownership of the building.
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PUBLIC AGENCY 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 guestion to which it responds, and the length of each answer should be limited to
the area provided on the original form.

This sheet is ta be filled out by staff representative(s) of public agencylies) who were directly invalved in the financing, design review, or public approvals that
affected this project.

Name Dana Whiteside Tirle Deputy Director Economic Development
Organization B0Ston Planning & Development Agency Telephone P@Ng Whiteside

Address ONe City Hall Square, 9th Floor \:\ @temp Boston MA 02201
E-mail dana.whiteside@boston.gov S / “**\\ W?E;c‘e bostonplans.org

The undersigned grants the Bruner Foundation perm|ss?3‘n to useépro "ffc-: or make avallgble for reproduction or use by others, for any purpose whatsoever,
the matefials submiitted:-The appllcant warrants that ’Ehe~ap ic h -fulLﬁw.er_}md authcfnty to submit the application and all attached materials and to grant

these rights and permissions. %
Signature. /%j‘/ /z ) g 'ZO/@

1. What role did your agency play in the development of this pr ect7 Desc@?e any requirements made of this preject by your agency
(e.g., zoning, public participation, public benefits, impact state énts)  $Pkefrga Ut

The Boston Planning & Development Agency (“BPDA™} — known as the Boston Redevelopment Authority (“BRA”") during
the project’s development — provided support for functions of development of the Bolling Building including planning
coordination, property assembly to facilitate building scope, management of the stakeholder/community process and
assistance with programmatic elements such as tenant interface for the commercial component as well as program
development for the Roxbury Innovation Center and assistance with coordination around project financing.

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project?

How did your agency participate in making them?fl $$k cfXga Ut
The creation of the Bolling Building is the capstone to the overall Dudley Vision Initiative which sought to benefit the
Dudley district, the neighborhood of Roxbury and the City of Boston as a whole. With the completion of this building
situated at the heart of the district which is quite literally at the gecgraphical heart of Boston, the goal was to take
municipal investment and create a destination that would catalyze additional private investment to enhance an already
vibrant part of the City that was economically depressed.

The City of Bosten as owner and landlord of a mixed use building that includes commercial uses made the intentional
choice to be responsive to stakeholder concerns and create an education and economic development focused center that
would draw families, imporiant school uses and offer a space wherein entrepreneurship could be fostered. The tradeoff
here was to promote and support local businesses as opposed to regional brands thereby making this a mission-driven
building.

The BPDA collaborated with sister-agencies like Property & Construction Management Department (now Public

Facilities Depariment), Budget Management, Department of Neighborhood Development, Boston Public Schools as well
as community members to shape a project that bridged programmatic needs and fiscal ffiduciary requirements.

19



PUBLIC AGENCY PERSPECTIVE conto)

3. Describe the project’s impact on your city. Please be as specific as possible. (300 words max)

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.

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)

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.

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

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

(i) 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

(i) The creative use of municipal resources and organizational structure to facilitate the completion of the Bolling Building
Project on time and on budget

20
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PROFESSIONAL CONSULTANT PERSPECTIVE

Please answer questions in space provided., If possible, answers to all questicns 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 professional who worked as a consultant on the project, providing design, planning, legal, ar other services, Copies may be given
to other professionals if desired.

name Alicia Svenson Title Senior Architectural Conservator

Organizatien Building Conservation Associates, Inc. Telephone £17 1916-5661

Address 10 Langley Road, Suite 202 City/State/zip Newton Centre MA 02459
E-mail @svenson@bcausa.com Websile WWW.bcausa.com

I'he 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 M‘M‘ﬂ\ e Date ’7"/5./2-9|69

1. What role did you er your organization play in the development of this project?es s s = sessm ssamimmsemine

The Bruce C. Bolling Municipal Building integrates the historical facades of the Ferdinand (1895), Curtis (1888), and
Waterman (1890) buildings into its design. Building Conservation Associates, Inc. served as the historic preservation
sub-consultant for Sasaki Associates, Inc. during the design and construction the Bolling Municipal Building. In this role
we were responsible for evaluating the preservation needs of the three historic buildings, assisting the design team with
presenting the project to the Boston Landmarks Commission and other preservation agencies, developing repairs for the
portions of the existing buildings to remain, assisting the design team with design for new elements to replace missing
historic elements, and project menitoring of the restoration work during construction to ensure work was carried out as
intended. We also assisted Sasaki with development of an historic interpretive exhibit about the site and buildings.

2. Describe the project’s impact an its community. Please be as specific as possible.ss s s = sse s s s

The Ferdinand Building, home of “Ferdinand’s Blue Store”, a store specializing in the sale of medium-priced furniture is
located on the most prominent corner of Dudley Square and has been a landmark for the neighborhood since its
construction in 1895. From the 1980s onward the building stood in the square as an empty shell, with many previous
attempts to find a new use for the structure having stalled or failed. At the time the project began, the storefronts at the
ground floor and all of the window openings above were missing their glass and were boarded up. The loss of the
elevated rail line terminal at Dudley Square (demolished 1987), and the demolition of a series of newer extensions to the
Ferdinand building had left the Ferdinand, Curtis, and Waterman buildings as lone structures in a block of empty
fenced-in lots. The relocated Dudley terminal faced the largest empty lot and the backs and blank sides of the existing
buildings.

The project successfully reconnected the block to the neighborhood, engaging with the Dudley terminal and the
surrounding streets. The new building has a “front” on all three sides of its triangular site, with commercial storefronts
and public access on all sides. Itis now a true center for the square. From a preservation standpoint, the project was
able reclaim the Ferdinand building as a neighborhood landmark by giving it a new life and purpose. It also sends a
message to about the importance of preservation of the city’s history.

25




PROFESSIONAL CONSULTANT PERSPECTIVE conrp)

3. How might this project be instructive to others in your profession? (500 words max)

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 facade was treated as a unigue 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.

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

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.
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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 Fiske Crowell Title Principal

Organization Sasaki Associates Telephone $179923-7130

Address 04 Pleasant Street City/State/zIp Watertown MA 02472
E-mail fcrowell@sasaki.com Website WWw.sasaki.com

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 JWM Date 12/8/16

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

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.

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

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.
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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)

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.

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

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.
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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 Tim Hurdelbrink Title Director of Construction Operations
Oreanization Shawmut Design and Construction Telephone 817.622.7000

Address 960 Harrison Avenue Citv/State/zIp Boston, MA 02118

E-mail thurdelbrink@Shawmut.com Website http://www.shawmut.com/

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. \

Date 12/8/16

Signature

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

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

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

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.
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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)

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.

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

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.
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Historic Dudley Square
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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.



Existing Conditions

Existing conditions view of Ferdinand Building

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



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
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Three Became One

The Ferdinand facade is?key elément in the revi-

talization of Dudley Square, a legacy from the past.

The Ferdinand Building before and after restoration.

Intersection of the Curtis Building and the Water- Historic preservation efforts at the Ferdinand
man Building. facade.

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

Construction progress.
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Building entry across from Dudley Station. A light installation marks where the tracks of the former elevated rail used to run.
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A new energy and optimism radiates from an
undulating, deep red brick building rising up
from behind surrounding historic facades.
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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.




R

| [N

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.
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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-
o-foot stations—without costly reconfiguration—-providing the ability to increase the
number of open offices by 18 percent.









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
large event space.
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Transforming, but Not Disrupting
Time for Strategic Architecture

By ALEXANDRA LANGE SEPT. 3, 2014

The new building in Dudley Square in Boston doesn't look like anything else in sight.
And yet it fits right in. That’s a good description of the tempered ambition of many
American urhan projects opening in the coming months: They aren’t disruptive but
(their supporters hope) transformative, and their shapes, even their sparkle, come
from understanding past civic hopes and redegigning them to meet the future. The
curvaceous brick cornice of the Bruce C. Bolling Municipal Building in Dudley
Square knits together three historic buildings, provides offices for 500 employees of
the Boston Public Schools and incorporates an old rail track into its ground-floor
plan, the better to connect the building to the adjacent bus station,

The building's striking design, by Mecanoo Architecten and Sasaki Associates
In¢., is a literal beacon (the mechanical penthouse has nighttime lighting) as well as
a metaphorical one, signaling the city’s reinvestment in an area where community
groups fonght off a highway and organized land trusts to create affordable housing,
schools and gardens on vacant land. The new building does not seem parachuted in,
but inflects to the existing fabrie, taking its curves not from the computer but from
the distinetive round corner of the 1895 Ferdinand building.

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 musele, encourage future development through eye-
catching design, and link o the parks, plazas, bike paths and libraries that give
neighborhoods a center. These are hybrids, not large-scale institutions like museums

tciieaew THiM 0. COMV 204087 ar arts-previaw-Tme-fr héml

but urban players, being built in places not necessarily known for design. They will
open new routes through old cities and new ideas about what businesses can be
successful in which locations.

The idea that urban planning could build upon citizen action, rather than
consisting of imposed boulevards or housing blocks (as with the urban renewal that
originally gutted Roxbury) is gaining traction. The Museum of Modern Art, which
has exhibited its fair share of top-down architectural proposals, amplifies that
conversation with “Uneven Growth: Tactical Urbanisms for Expanding Megacities”
opening Nov. 22. The museum asked six interdisciplinary teams to devise new
strategies to deal with environmental, spatial, and residential challenges in six of the
world’s cities, often learning from informal, smaller-scale design that residents have
accomplished on their own.

Theaster Gates, the Chicago artist and planner who gave a keynote speech at
this summer’s American Institute of Architects national convention, has recently
offered a twist on bottom-up efforts at revitalization. Over the past few years, Mr.
Gates and his nonprofit have renovated buildings on the South Side, creating
housing and small-scale cultural facilities with a distinctive aesthetic of reused,
patchworklike building materials.

His most ambitious project, the Stony Island Arts Bank, will open next spring,
transforming an abandoned 1920s terra-cotta-clad bank Mr. Gates bought from the
city for $1 into a gallery, restaurant and reading room, stocked with the library of
John H. Johnson (founder of Ebony and Jet magazines). For Mr. Gates’s social
project to succeed, the programming is as important as the paneling, and the bank
has already been selected as a site for the first Chicago Architecture Biennial,
opening October 2015.

In downtown Durham, N.C., a 17-story Art Deco bank designed by Shreve,
Lamb & Harmon, architects of the Empire State Building, will reopen as an art and
entertainment hub in February 2015, the latest in the chain known as 21c Museum
Hotels. The company picked Durham to follow Louisville, Cincinnati and
Bentonville, Ark., because of existing revitalization: the redevelopment of the city’s
defunct tobacco factories, the thriving food culture, the local start-ups. The adaptive
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Time for Strategic Architecture - The New York Times

When a section of the earthquake-damaged Central Freeway came down in San
Francisco, local advocates saw a chance to create a template for a stronger
neighborhood. Buildings along the newly created Octavia Boulevard by several
architect-developer teams include retail and affordable housing, and take advantage
of the area’s walkability and public transportation. Their design does not mimic
historical architecture but offers distinctive character: contemporary, delicate in its
details, referring to San Francisco Victorian bays and pastels without imitating
them.

The newest, 8 Octavia, an eight-story condominium by Stanley
Saitowitz/Natoma Architects, opening this month, has a facade of operable, white
louvers, making a changing pattern across the simple surface and a virtue of its long,
narrow site.

Transportation is at the heart of many cities’ strategies, as planners focus on life
beyond the automobile. The Anaheim Regional Transportation Intermodal Center is
a new station where 10,000 passengers can board eight different transportation
modes daily. It will open in Orange County in November under a retro-futurist
parabolic roof formed by polymer pillows (the material used for the Water Cube at
the 2008 Beijing Olympics). Its designers, Parsons Brinckerhoff and HOK, with
SWA Group as landscape architects, created paired plazas: one beneath the roof, one
under a canopy of trees. Los Angeles’s elegant 1939 Union Station is also getting a
face-lift to accommodate more foot, bicycle and bus and rail traffic, as well as the
long-awaited high-speed train.

Will architecture make people get out of their cars? Read books? Explore new
neighborhoods? When it makes personal connections, yes.

Correction: September 21, 2014

An article in the New Season issue on Sept. 7 about new buildings omitted one of the
architectural firms involved in the design of the Ryerson University Student Learning
Center in Toronto. The center was designed by Snohetta, in collaboration with Zeidler
Partnership Architects — not just by Snohetta.

A version of this article appears in print on September 7, 2014, on page ARSE of the New York edition with
the headline: Transforming, but Not Disrupting.
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Bruce C. Bolling Municipal Building, Designed by
Mecanoo and Sasaki

Alexandra Lange cn what makes the new Boston Public Schools headquarters 8 model for urban
redavelopment

By ALEXANDRA LANGE

&

Anton Grass|/Esto
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The story of the §124 million Bruce C. Bolling Municipal Building in Boston's Roxbury neighborhood is a long
architectural saga with an unexpected happy ending. In 2006, |late Beston 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. Dutch firm Mecanoo and
locally-based Sasaki Associates teamed up to enter a competition for the site two years later. The design—to
create a centralized headquarters for Boston Public Schocls {BPS)—had to satisfy two demanding
communities: Roxbury residents and business cwners and the 500 BPS employees being relocated there from

sites across the city.

But it couldn't be toc expensive and, at least initially, it couldn't be iconic: ¥ Dudley Square has been the
recipient of a lot of heroic urban design and planning ideas," says Kairos Shen, directer of planning for the
Boston Redevelopment Authority {(BRA). “Francine [Houben, Hon. FAIA, the creative directer of Mecanco] and
Sasaki won with a concept about what the square meant. This wasn't an iconic autonomous building that you

could immediately recognize—even though now you do.”

Mecanoo

The noriheast corner of the Bolling building, which features the
restored facade of the 1896 Ferdinand furniture store.

The 215,000 sguare-foot, six-story Bolling bullding sits on a triangular lot bordered by Washington and Warren
Streets and the Dudley Square bus station, the busiest in New England. When the architects won the
competition in 2008, the 30,000-sguare foot site included the Ferdinand building, but two 18th-century
commercial buildings at the southwest corner of the block were still in private hands. A few months into design
development, the designers and the city realized that tc achieve the catalytic neighborhood effect they wanted,
the site needed to include those buildings, too. The local community supported an eminent domain process,
overlooking decades of negative history {land was seized in the 1970s for a never-built Inner Belt highway, for
instance). The businesses in those two buildings were relocated, and everything that could be salvaged from

the histeric facades was absorbed into the Bolling building's undulating sides.
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Basemap crested in Google Maps

That acquisiticn meant that two of the three corners of the new building were preservation projects: One, the
landmark 1895 furniture store, a wedding cake with a prominent curved corner, oversized round windows, and
two stories of storefront glass; and two, the Curtis Block and Waterman & Sons storefronts, made of
sandstone and granite. Mecanoo and Sasski decided to give the third cerner, on Warren, a character of its own,

cladding it in granite matching that of the vintage Waterman facade.

Boston Bricks with a Dutch Touch (2014)

The “cement” holding the whole preject together, as Houben puts it, are rippling, stepped layers of Endicott
Medium Irenspot brick in an irndescent brown, set three ways: running bond, stacked bond, and a rotated

soldier course. The curves are not parametric, but riff on the Ferdinand corner, turning an artifact into & design
metif. These layers meet the sidewalk at the center of each side, but step back sbove the historic fagades to
meet the sky, ending in a mechanical penthouse with LED lighting that has already gone red, white, and blue
ferthe New England Patricts’ Super Bowd win. "Bosten is very much a brick town " says Victer Vizgaitis, AlA,

principal at Sasaki. “We wanted to really focus on the idea of craft. Looking at Waterman, it is the articulation of

the detail that really makes that special. We thought, let's not mimic that but pay attention.”

Sasaki/Mecanoo

The effect of the brick, both close-up and far away, is hypnotic. | originally spotted the top of the Belling
building on a trip to Marcel Breuer’s nearby 1978 Madison Park High School and was drawn toward it.
Handsome and sclid, itis clearly the preduct of thoughtful design without being showy or fancy or corporate—
all characteristics the city and the BRA wanted to avoid. The aluminum window frames are held behind the
brick and are visible only on the interior—a detail that helps the reading of the exterior and its rounded corners

as a continuous fabric, punctusted by rhythmic, not repetitive, rectangles.
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Mecanoo

It teck seme doing to convinge local masons that they could accomplish the task the architects had set out,
ncluding the two-brick-wide columns between many of the windows. The rotated scldier pattern, originally
conceived with the blocks at 2 45-degree angle, had to be tweaked because the holes down the center of
typical bricks would have been left exposed. To avoid the extra expense of custom pieces, the architects
changed the angle to 30 degrees. As | stcod outside with Vizgaitis by the broad, terraced entrance on the bus
station side—where meost members of the public will likely enter—he peinted out the light hitting the cne

interior corner, turning the vertical bricks into glowing fish scales.

Anton Grassl/Esto

Through the clear glass windows above this entrance cne can see a row of diminutive wooden tables and
chagirs cn the second floor—a waiting area that leads inte a welcome center for children new to the scheel
systemn. Down the hall is a 3,000-sguare-foot space being developed as the Roxbury Innovation Center. A
counter has been installed around the upstairs balustrade, turning it inte birds-eye public seating; this

generous space will have free Wi-Fi, as well as community rooms. (There's also a roof deck on the sixth floor—

available for events—with a 2 70-degree view of Boston.)

Anton Grassl/Esto

At ground level, six retall spaces open onto the streets and into the public lobby, a large space with flexible
seating and a dark terrazzo floor centered on & striking, switchback steel staircase. Veneered wood columns
and wood slats on the ceiling offer some warmth. Future tenants will include a sit-down restaurant—there were
none in Dudley Sguare—as well as an optometrist {alsc new to the z2ip code), a coffee shop, and an organic

pizza and salad shop, all locally cwned. Former BPS superintendent Carol Johnseon vetoed fast food chains as

sending the wrong message to kids.




Anton Grassl/Esto

The bulk ¢f the BPS empleyees will werk in private offices on the third through the sixth floors. On the
Yashington Street side, the architects have half-exposed the fire stair to the street, in hopes of encouraging
more employees to walk between floors rather than take the elevator. The offices are not lavish, but they are
dominated by daylight and views through the floor-te-ceiling windows banded by aluminum. It's a Silicon
Valley-lite landscape of white desks, colorful breakout spaces, bright blue kitchens, and glass-frented
cenference rcoms. The ocutside curves have been cleverly incorporated into the corners and soffits around the

core, so one moves smoothly in and around the various lobes of desks and communal spaces.

Interim BPS superintendent John McDonough says he can already see a different in the workplace: “The way
that itis structured allows for a very different culture of collaboration and communication. You can just walk
around and everybody engages immediately. For those of us who work in public agencies, it is s considerable

shift that 1s very welcome.”

Iy

Anton Grassl/Esto

The Bolling building is part of a series of city-led developments in the area. A new police station was
completed in 2011, and the site of the old “bunker-like" building cleared for ancther mixed-use site on Dudley
Street. The branch library, designed by Bosten City Hall architects Kallman McKinnell & Woed, got 8 new

marguee by Utile last year and is due for an interior renovation.

But mere than that, the Bolling is & beautiful piece of architecture. The city and the BRA see it as a model for
future office projects, a prototype fer government buildings with mixed-use civic amenities—the white
workstations have already become the city standard. The scale of the project alsc makes it an accessible

model for smaller cities that need to intervene in commercial neighborhocds with & historic fabric.

Mecanoo

Southwest corner of the building, which features the restored facades
ofthe Curtis Block (far left) and the Waterman & Sons huilding (feft).

As an entrée for Mecanco into American architecture, the Bolling project is less flashy than other Dutch
debuts, but it should appeal to a broader range of clients. {For flashy, consider the firm's Library of Birmingham
in England.) Mecanoo's next U.S. project, the rencvation of and addition to Mies van der Rehe's 1972 Martin
Luther King Jr. Memoenial Library in Washington, D.C. {with Martinez+ Johnson as a partner), has some similar
gosals: activating ground-floor retall, creating greater vertical transparency and legibility within the library,
combining new and old{ish} architectures on the roof. One hopes Mecanoo can negotiate those imperatives

with as much grace.



Mecanoo

The southeast corner of the huilding.

The Bruce C. Bolling Municipal Buillding 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,
precf that letting architects solve urban problems with strategy and taste creates richer, more open

cityscapes.
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HOW TO WIN
LOCAL GOVERNMENT PROJECTS
1. As always, start with the right location.

2. Think big, think holistically.

3, Provide plenty of public gathering areas.

4. Be craativa with amenities.

5. Make your design open and welcoming.

&. Use local history to make a design statement.

public-sector projects

BUILDING TRENDS REPORT

Civic projects in Boston, Las Vegas, Austin, and
suburban Atlanta show that a 'big vision' can
also be a spur to neighborhood revitalization,

BY PETER FABRIS, CONTRIBUTING EDITOR

he mid-20th century (and perhaps a few decades beyond)

saw the construction of many local Brutalist-style city halls,

libraries, police and fire stations, and administrative office

buitdirgs that more closaly resembiled bunker-like monu-
ments to power than they did places of civility, comfort, and respite
for the public they were meant to serve.

Recant municipal and county projects are being designed to
be much more open and inviting to the local citizenry in an at-
tempt to recalibrats the public's redationship with local officials and
institutions. Some go a step further, striving also 1o be catalysts
for neighborhoad revitalization that will draw more people and new
businesses to neglected arsas.

Building Dasign+Construction examined several naw city and
county projects that exempdify these trends, What we found could
signal a movement toward local government projects that not onty
relate more closely to the community, but also help fuel neighbor-
hood eccnomic development.

Las Vegas City Hall, constructed at a cost of $109 million, $17 million
below budget. Bullding Team: Forest City Enterprises {public/private
development partner), Elkus Manfredi Architects (design architect), JMA
An:hnmum Studios (AOR), DeSimone Cnnsum»g Engineers (SE), JBA

Design Group (CE),
&wn Mll:nm & Wilke {ucwulluhf.ﬂ\l'} thl’lﬂng Desfgn Alliance (lighting),
The Weidt Group oy Design Consult-

ing (curtain wall), GrEn A/E Conwltams (L_EED consultant), and The
Whiting-Turner Censtruction Co. (CM at risk).
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1. AS ALWAYS, START WITH THE
RIGHT LOCATION

Cities usually have morne than one choice
about where to site a prominent new mu-
nicipal building. Besides leoking at property
values and site development costs, public
officials and their Buitding Team pariners
must first ask: Will the site be convenient
for city workers and the public to access?
Can a less desirable city-owned property
be sold to help pay for a new building at
the nght location? Would it be more cost-
affective to renovate and adapt an existing
bufiding, rather than bulding new?

Some new local govermment projects
probe further: Which location would
generate the heftiest economic boost? For
instance, the downtown site of the new
seven-story, 308,000-sf Las Vegas City
Hall lies in an economic dead zone. The
new project is the centerpiece of a grand
downtown revitalization plan advocated by
QOscar Goodman, the flamboyant former
mayor (1999-2011). "It is part of the former
miayer's vision for a total ransformation
of dawntown,” says Howard Elkus, Elkus
Manfrach Architects (www, slkus-maniredi
comy, the design firm for tha building.

Using his considerable lawyerly skills,
Goodman pushed the controversial project
through the city council in the midst of the
2008-2009 recession, and even secured
low-intarest federal Build America bonds to
finance it.

Located about 10 miles from the Las Ve
gas Strip, the 2.75-acre site s bounded dn
tha west by a 61-acre parcel dominated by
a rafl yard and surrounded on tha other three
sides by mostly decrapit structures, The
master plan cafls for the redevelopment of a
five-block area. "If you imagine the neighbor-
hood as a mall, consider City Hall the anchor
tenant,” says Michasl Viaovich, AlA, Project
Manager, City of Las Viegas Public Works.

Completed in 2012, the new $106.3
million, LEED Gold City Hall houses more
than 500 employvess. Thay now patron-
ize nearby restaurants, retail shops, and
senvice providers, injecting new economic
wvitadity into the neighborhood. Add a new

ADGUST 2013
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The Las Vegas Gity Hall's two distinctive shapes—the curvilinear, 430-seat city council chamber and

the angular seven-story glass office tower housing the city's

like this i an &

together in the lobby’s space.

g places of congragati

selling point for the new g i {

concert hall and children's museum nearby
at the old rall yard site, and a variety of
other commercial and cultural projects that
are about 1o open, and you've got a rebuilt,
thriving neighborhood. The city estimatas
13,000 new jobs and up to $20 miflion in
new tax revenue will result from this down-
town renaissance, although such projec-
tions always have to be viewed somawhat
skeptically, Meanwhile, the old Gty Hall, in
another part of downtown, has been sold to
Zappos.com; it will host 2,000 employesas
of the online shoe retader.

Stimulating neighborhood rebirth
takes leaders who think big and are
extremely persistent. Boston's new school
headquarters in the Roxbury nelghborhood
presants such a case, The location, known
as Dudley Square, containg a hislorc build
ing that had been vacant for over 40 years.

BUILDMNG DESIGN+COMSTRUCTION

county

Various proposals to redevelop the area
had bean advanced by federal and state
officials in recent decades, only to be aban-
doned, As we'll see, it took & determined
effort by Mayor Thomas M. Merino to finally
get the project moving.

The takeaway: Advisa your public-sector
cllents to conslder how a new municipal
or county project could infect new e into
an aconcmically maribund area. Pose this
question: "Where could we create the big
gest economic shot in the arm, at the most
reasonabie cost?”

In sorme cases, this line of thinking may
lead to a specific site that coukd be more
costly to develop than other alternatives,
but have a greater long-term payoff in terms
of neighbborhood revitalization. That's when
your team will need to work with civic lead-
ers o make a compelling case to taxpayers

www, BOCnebwork

© BRAD FEINKNOPF

regarding the far-reaching benefits of going
with the more expensive cption.

2. THINK BIG, THINK
HOLISTICALLY

Sometimes It's better to set aside timidity
and think big, by proposing muitiple com-
plementary projects that will garner support
from a wider swath of the community.

That's what happened in Boston, whara
20-year-incumbent Menino (who racently
announced he will not run for reslection) kept
urging his planning staff to think big about
tha new school headguarters, "It wasn't like
we ware going to plunk down the build-
ing and walk away,” says Pairick Brophy,
Agsistant Director of Operations of Capital
Construction Division in the city's Property
and Construction Managament Depart-
mant. The idea was to schedule public- and
private-sector projects so that the area
would receive a major economic jolt to spur
private-sector investment. “We didn't want
a 20-year slow leak of investment,” says
Brophy, This strategy required years of plan
ning and detalled coordination with multiple
stakeholders, including electric, telecommu-
nécations, and natural gas providers,

For Sasaki Assoclates (www.sagaki,com)
and its pariners on the school headquarters
project—Duteh firm Mecanoo architec-
ten (www.mecanoo.nl), Arup (www.arup,
com), and CM at risk Shawmut Design &
Construction {www.shawmut.com)—neigh-
barhood revitalization figured prominenthy
In the thinking behind the six-story, $115
millien bullding, which will house more than
500 full-time employees, The 200,000~
sf facliity's large, open lobty and main
entrance are orlented 1o create & direct line
of sight to the bus station across the street.
In addition, the neighborhood iz undergoing
a complete infrastructure rebuild —roads,
utiiitias, even traffic signals, The local police
slation was replaced with a new structure,
and the branch library is being renovated.
Al this activity has been taking place over
an 18-manth period,

This infusion of public dollars and spirit
seems 1o be having the hoped-for effect,

©BDCunversity.com

public-sector projects

BUILDING TRENDS REPORT

Muestra Comunidad Development Corp.

iz expected to begin construction soon on
Bartlett Place, a mix of 323 housing units,
offices, and retall shops on the site of &
former bus yard just outside Dudley Square.
On land cleared by the Boston Redevelop-
ment Agency, design/development firm
Urbenica plans to construct a hotelhousing

complex, while Tropical Foods and the
Madison Park Development Corp, are build-
ing new offices, apartments, and a grocery
store. And the city’s Diractor of Neighbor-
hood Development, Sheila Diion, has told
the Boston Globe she's getting numerous
calls from developers inguiring about pub-
licty owned land in Dudley Square,

© BRAD FEINKNOPF

5 M AR .
The solar “tree farm” in the plaza at Las Vegas City Hall—33 tubular columns, 25 to 35 feet in height,
mounted with photovoltalc panels that generate 7% of the building's annual energy use. The LEED
Gold building's sustainable design also avoids 240,000 metric tons of greenhouse gas emissions,
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Two views of the Dudley Square Municipal Of-
fice Facility, keystona of the redevelopment of
Boston's Roxbury neighborhood, The Building
Tearn for the $115 million Boston Public Schoclks
headquarters is being led by Sasaki Associates
{architect/GEAandscape/interiars), with Maca-
noo International (architectural design collabo-
rator), Arup (MEP/SE/FP), McPhail Associates

i i Weston & S

), Budiding C
thistoric p i

Lam Partnars {lighting), Cavanaugh Tocci As-
sociates (acousticall, ACT Associates (AV), and
Shawmut Design and Construction (CM at risk).

THE “BIG VISION" APPROACH is also
being put to work by the city of Alipharetta,
s new 48,000-sf city
lacus for

Ga., which is u
hall as & mes
the community.

ing sp
to hold corn
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ctures a cohesive look and feed.

The takeaway: A new civic building
enterplece of & coo
ke a nek

1 ba the cal

3. PROVIDE PLENTY OF PUBLIC
GATHERING AREAS

For the new generation of civic buildings,

providing multiple spac

5 Is bec a crucisl

outdoor plaza to provide additional space for
publc gatherings, The Boston Public Schools
headguartecs will feature a second-floor
meeting space with flexble partitions to ac-
commodate community meetings of vanious
sizas on weekends and on weskday evenngs
when official business is not being conduct-

il

ad. (There's even talk of aliowing neighbor-
heod residents to rent the space for birthday
parties and other private celebrations.) The

spactacular vi
also be avalable for public events.

In Austin, Texas, a new 198,000-sf central
library will be topped with a landscaped t
race offering dramatic vistas of the down
town environs, notably that of nearby Lady
Bird Lake. Las Vegas's new City Hall offers a
similar events venue on a sacond-floor out-
door plaza, which also serves as an informal
lunich spat for anea workers. The bullding's
interior features a 430-seat, acoustically
tunad Council Chamber, equipped with the-
atrical lighting, AV systems, movable walls
and cyclorama curtain to host community
arfistic performances and special events.
Access to all these spaces s controlled or
manitared by security personnel,

The takeaway: Work with public officlals
responsible for programming these bulld
ings to explore how these structures can
play multiple roles for the community at
large. When a cily or county adds a promi-
nent naw struciure to the landscape, the
building should provide multiple uses and
benafits for everyona—not just govermmant
employsas —to enjoy.

4. BE CREATIVE WITH AMENITIES
Pubiic buidings at the local leval have to be
naighborhood friendly. To that end, the Aus-
tin Central Library planners havae set aside
leazable space for restaurants and ratall
stores, notably a popular used bookstore
run by the library itself. Boston is reserving
spaca for mixed-use retall—"the first time
the city has ever tried to put retall space
into a city bullding,” says Brophy.

Amenities like these should not be an after-
thought; they can be cruclal components of

BOCuniversity.com

COURTESY SASAK) ASSOCIATES

public-sector projects

BUILDING TRENDS REPORT

Overview of the greater Roxbury area of Boston, site of a major redevelopment envisioned by Mayor

Thomas N. Menino. Dudley Square is on the [eft, with the renovated branch library at center left and
the new Roxbury neighborhood police station at right. The area is also undergeing a complate refit-
ting of public infrastructure—roads, utilities, even traffic lights—as a spur to private Investment.

& grander scheme. The planned restaurant
in Boston fils a vold. “The area is com-
mescially and socially dead after dark,” says

clor Vizgaitis, AlA, LEED AP, Principal,
Sasaki Associates. “There are faw restau
rants open after lunchtime.” That's one
reason Sasald's designers expanded retall!
restaurant space from 8,000 sf to 18,000
sf, a change that gamered sirong support
from neighbors hungering for such quality-
of-life amenities

In Austin, the lbrary's eatery will serva a
rapidly developing neighborhood. The city
is conslructing a bridge over the adiacent

*Shoal Cresk to extand Second Avenue,
Austin's thriving downtown commercial

strip, past the library. Private developers are
putting up new apartment and mixed-use
complexas nearby. The library's restaurant,
which will connect with a patio for al fresco
dining, ks expectad to draw more patrons
and add an important social dimension to
this fast-amerging neighborhood.

Two other spaces in Austin's library
speak to the area's outdoor-oriented
lifestyle. Two screenad, shaded, open-air
porches fumnished with rocking chairs—one
in the children's section with seating for 80,
another in the adult area that will seat 45—

BLILDING DESIGN + COMNSTRUCTION

will look out over Shoal Creek and the
nearty lake. The city’s warm climate means
library visitors can read and relax in these
spaces mast of the year.

The open-air porches stimed up contro
wersy at first, according to Sidney R. Bowen,
AlA, Managing Principal, Shegiay Bulfinch
{www.shepleybulfinch.com), the joint-venture
architect with Lake|Flato Architects (www.
lakefiato.com). Librarians feared that some
patrons might try to steal ttems from the
lection by throwing them from the porch,
thase fears were allayed when the designers
added screens 1o prevent such nefarious
vities by the book-reading public.

yile garage under the libeary is
another Austin-styls amenity. "There
- r bikes [150-2
says Bowen. Plans call for
the bicycle parking station to be leased to a
bike repair shop, which will collect parking
fees and offer maintenance senvices for
cychists while they visit the Ebrary,

The takeaway: These projects show
that local government decision-makers are
Increasingly open to propesals with innova-
tive amenities that line up with a project's
overall goals. One way to discem what will
be appealing s to analyze neighborhood

ALUGUST 2013
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amenities and consider how space in a new
building could enhance the quality of life.

5. MAKE YOUR DESIGN OPEN
AND WELCOMING

Civic projects cry out for prominent ele-
mants in and around thelr entrances to
encourage visitors to coma inside. After all,
thesa are public bulidings.

Boston's old police station in Dudiey
Square was built In the late 1980s with no
windows. "The neighbornood wanted a
design whera you didn't feed like you were
intruding on the bunker,” says Brophy, The
new pofice station fealures floor-to-roaf
fenestration around the entrance, with a
brightly lit lobby—a signal to the naighbors
to engage with thair local palice in commu-
nity-based crime pravention.

The Municipal Office Facility embraces
transparency as well, with large, bold
fenestration fining the lower floors of
the modern areas of the fagade, allow-
ing passersby to peer into the daylight-
flooded, apen lobby. And the entrance to
the Dudiey Square liorary, another Brutalist
monument, was remodeled with better
tighting and a huge, colorful sign to make
the facility more easily identifiable.

The takeaway: During programming,
wark with area residents to evaluate their
clesire for more welcoming public faciiities.

Aview of the future downtown of

AUGUST 2013

6. USE LOCAL HISTORY TO MAKE
A DESIGN STATEMENT

Historic elements can and should enrich
civic projects, making them more of & draw
to visitors and thereby enhancing their value
proposition. This was certainly the case

for the $109.3 million Las Vegas City Hal,
which bacame a kind of dicrama of the
city's geciogical past.

After an early concepiual design was re-
Jected, Howard Elkus defved into the region’s
geoclogical history for inspiration. He learmed
that the name “as vegas” means "the
meadows,” a reference to the time whan
verdant grasses fad by an underground
spring made the valley a lush home to the
Southern Paiute. The cunvilinear form of the
430-seat council chamiber was inspired by
the mounds created by the soring, repre-
sented in the undulating sand-colorad walls
and meatalic-ribboned cedings.

Nearby Hoover Dam, which helped
shape Las Vegas into & modsm, neon-
drenched city, is reflected in the vertical
glass fins of the fagade, signifying the flow
of water through the intake towers of the
dam's turbines, Horizontal bands in the
maln structure portray the earthen lay-
ers in the Black CGanyon where the dam is
located. The Grand Lobby's horizontally
veined stone floor and walls recall the
stratified rock layers visible on the canyon

BUILDING DESIGN+CONSTRUCTION

walls, The fluminated glass sculpture of the
Grand Staircase calls to mind the energy of
the Colorado River, while gigantic concrate
blocks emulate the dam’s muscular form.,

Solar power, a key technology of the
future for this city of abundant sunshine, is
represented by decorative rays that adom
the east-wing fagade. These rays lead to
33 photovoltaic “trees,” 25- to 35-foot steel
structures that shade the main plaza dur-
ing the day and are expected to produce
290,000 kwh of electricity a year, or 7% of
the bulkding’s enargy needs, The photovoita-
ics luminate glass fins on the fagade ina
changing display of colored LED fights—a
new landmark in the city’s nightscape.

Similarly, Boston’s Municipal Office Facil-
ity will preserve the histore fagade of the
neighborhood's most prominent landmark,
the flatiron-shaped Ferdinand's Fumiture
Building. Many Bostonians of a certain age
have fond memaries of trips to this store as
children, notes Vizgaitis. *If you bought your
furniturg there, It was a sign of success,”
he says.

The design also ncorporates the histonc
Curtis and Waterman bulkdngs to create a
triangle of historic fagades connected by new
construction. The restored Ferdinanc, Curtis,
and Waterman shells will maintzin the historic
scaie of Dudiey Square, even as the new
building seeks to blend a modem aesthatic

Alpharetta, Ga., arapi:ﬂyummmmmmamllumorwmhhmmommﬂsmpww
for the city, with the Building Team of Smallwood, Reynolds, Stewart, Stawart (architect), David M. Schwarz Architects (associate architect), Uzun & Case
{SE), HESM&A Inc. (MEP/FP), URS Corp. (CE to the owner), Metromont Corp. (precast parking deck), and Choate Construction Co. (GC).
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Austin embraces THE FLEXIBLE, EVOLVING LIBRARY

COURTESY SHEPLEY BULAINCH
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tural Consultants (SE), Jose |. Guerra Inc.
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! HOLOS Cc (LEED and Integration Design Lab/L of "

As libraries morph from baok repositories to digital-age institutions,
designs must emphasize flexibility in the use of space. Increasingly,
cliants also want Building Teams to provide commons areas where
patrons, visitors, and staff can interact.

The old central library in Austin, Texas, which opened in 1979, has
ing or mecting spaces to speak of. |t was conceived in an
era when the primary function of a library was to store books and
pratect them from sunlight, says Sidney R. Bawen, AlA, Principal with
Shepley Bullfinch (www.shaplaybulfinch.com), the architect for the new
library with Lake|Flato Architects (www.lakeflato.com).

The new $90 million, 198,000-5f library will still have books, but 3 lot
fevier of them, due to the availability of digital technalogy. “We can
try to quess what the library of the future will be, but we'd probably be
wrong,” Bowen. Thus, the design minimizes permanent interior
walls, and all bookshelves will be set on casters. “We want the building
to last 100 years, not just structurally, but functionally,” he says.

Jahn Gillum, Facilities Process Manager for Austin's library depart-
ment, says he and his staff originally thought the building would have
to be much bigaer—350,000 si—but that thinking changed during the
design process. “We decided that if we relied more on technology, we

Simpson Gur

cauld have a smaller footprint,” he sai

Some of the space that once might have held books will be
roplaced with space for congregating. There will be a tiered seat-
ing area suitable for such nontraditional library EUQM:S cacking
classes. A 2,500-sf multiuse wom, set up
space outfitted with high-tech ANV equipment, will seat
ground-flocr café and a rooftop terrace provide more oppommmes
for peaple to gather.

Increasingly, libraries will be conceived more as public s squares than
quiet places to read and stutdy—though, in the case of the Austin
library, several rooms will be reserved for those purposes. "We all
spend too much time an computers by ourselves,” says Gillum. “We
want places where we can rub shoulders with other human beings.”

Rare books will be stored at the city's other libraries, allowing the
new library to be flooded with sunlight. "Daylight is the best type
of reading light,* says Bowen. “Wa think this library will be second
to none in the U.S. in herms of daylighting,” In Austin's hot climate,
thoug imizing d g while lling energy use is a com-
plex !ask. “Ta get light - without heat requires a lot of scrim and a huge
amount of modeling,” says Bowen,

in between, Presendng thase tagade gems,
replete with ormate terma cotta and detailed
brickwork, added $4 milion in costs to the

project. The construction manager, Shawmut,

will also have to deal with a three-foot front
to-back differential between the old buildings.
The bullding's Interior labby space also
adds historic references—orange panels
and stripes that recall the former elavated

BOCuniversity.com

Orangs Line trolley, which used to domi
nate Dudley Square from across the street,
“We've made an effort to recall where that

was with storytelling signage and graphics,”

says Vizgaitis.
The takeaway: Communities looking to

build lconic, 100-year bulldings may be will-

ing to spend what it takes to achieve imagl
native design if they can embrace a grand

BUILDING DESIGN+CONSTRUCTION

vislon that will spark economic revitalization,
These projects require Innovative concep-
tualization, and ofter take several years to
build public support, generate funding, and
securs approvals. With a strong commit-
ment to seeing things through, however,
Building Teams and their chvic partners can
construct award-winning community assets
that last generalions. +
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	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.


