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ABSTRACT 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. 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 Prudential Center Redevelopment 

Address Prudential Center, 800 Boylston Street City/State/ZIP Boston, MA 02114 

1. Give a brief overview of the project, including major project goals. 

The Prudential Center Redevelopment is the major expansion, reconception and revitalization of a 35-year old 
landmark mixed-use complex at the heart of Boston's Back Bay. A mix of new uses at the Prudential Center respond 
not only to commercial development demand but also to the surrounding communities' desire for more public space 
and the needs of office and residential tenants. New buildings developed for the already dense complex have been 
designed so they don't overwhelm the Prudential's existing low, mid and high rise structures; they don't block 
views or cast shadows on the new 1.2 acre park at the center of the project or the Back Bay neighborhood at its 
northern edge. An overall goal of the development was to reconnect the isolated Center with adjacent residential 
neighborhoods. New buildings were sited at the edges of the complex and a system of pedestrian circulation, retail 
corridors, and links to transportation were integrated to increase pedestrian access through and to the Center. 

Primary elements of the project include: a 36-story office tower with a distinctive steel-framed crown and 867,000 SF 
of office space. In addition 132,000 SF of residential condominiums in an 11-story building follows the curve of 
Belvidere Street and forms the end of the Christian Science Church. The new two-level retail includes a 139,000 SF 
of retail, a 57,000 SF flagship urban supermarket, the city's newest and largest bookstore (30,000 SF) and a 
31,000 SF health club. A 480'-long Wintergarden completing a glass-roofed, street-like pedestrian circulation system 
is open to the public 24 hours every day and forms the eastern edge of a 1.2 acre park constructed over below-grade 
parking. A $3 million new handicapped-accessible entrance to the MBTA subway is constructed within a quarter-mile 
long street-front along Huntington Avenue replacing a former service roadway and knitting the Prudential Center into 
the urban fabric with new sidewalks, landscaping, lighting, retail stores and building entrances. 

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.) 

The redevelopment transformed a 35-year-old, mixed-use complex in a critical part of Boston, and establishes a 
vibrant office, retail and residential center that has attracted top tier tenants from traditional CBD locations and 
provides exceptional retail and living opportunities while fulfilling long-standing City and community goals for the 
area. With an exuberant tower that has redefined the skyline, a destination address for businesses, shoppers and 
residents, a bamboo-lined linear park and adjacent outdoor park with designs unique to the city, even a new flagship 
supermarket and the city's newest and largest bookstore the redevelopment has changed the look, the value and the 
destiny of this landmark property, fulfilled civic goals and been a resounding economic success. 

As a local journalist observed in writing about the project, nWhat happens on the streets determines the health of a 
city. What happens with its skyline defines its spirit." This project contributes admirably in both realms, while 
adding a high-performing asset to the client's portfolio of major urban developments. 

The Prudential Center Redevelopment has had the following urban impact: 

• Repositioned a languishing mixed-use development to become a premier business, residential, 
retail and civic address. 

• Integrated the existing and new development within the adjacent residential neighborhoods. 

• Invigorated surrounding streets with active retail business addresses and pedestrian 
circulation which has ignited new development 

• Created a highly diversified mix of uses with stand-alone strengths to meet current business, 
retail, residential, civic and transportation demands. 

• Provided civic assets in the form of a 1.2 acre park and 480 foot, half-acre glass enclosed 
Winter Garden which is open for public use. 
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PROJECT DESCRIPTION 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. 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 of the project. What, if any, significant trade-offs were required to implement the project? 

The 15-year, CBT-designed expansion of the Prudential Center revitalizes the role of the landmark complex in the 
neighborhood and the city. The Prudential Center Redevelopment, among the largest development projects in Boston, 
will have introduced 1.8 million square feet of office, residential, and retail space to Boston's Back Bay. The 
design integrates the original complex, built in the 1960s, with the surrounding city at various levels. By 
introducing retail along the street edge in pedestrian-scaled forms, a more welcoming transition is created between 
the sidewalk and towers. The improved circulation also connects with the pedestrian network and subway system 
outside the Center. The economic success of the new buildings is indicated by 95%-plus occupation rates within 
the first six months of operation. 

The intent of Prudential Center master plan was to utilize new construction to reintegrate the existing 
complex, with its 1965 plan of moats and plazas, into the surrounding neighborhoods. The design objectives were 
to make the complex feel less like a single ownership site and more like an assembly of buildings, at the same 
time introducing a more natural feeling to the Center's second-level plaza. Each of the new architectural pieces 
has an identity and individuality, giving them presence on the skyline and the streetscape, and establishing a 
strong image of forms joining the Prudential Tower. Further design considerations called for developing building 
styles and utilizing building materials that alienated neither the original Center work of the 1960s or the 
adjacent neighborhoods' largely tum-of-the-century building styles. Functionally, the new buildings mesh with 
existing Center uses and circulation systems. 

2. How has the project impacted the local community? Please include relevant information on urban context. 

The enriched mix of uses at the center more than meets market needs. In many areas the new development has created 
new demand with the introduction of significant number of high quality buildings that encourage increased activity. 
The Prudential Center is now a serious contender for businesses that would never have considered the location in the 
past. It is now a preferred destination for business, shopping, living and playing with commensurate returns. The 
complex has also filled the communities desire for a pedestrian-friendly public space. New and renovated components 
creating a destination and demand include: 

• The redevelopment connects the Back Bay and the South End neighborhoods of Boston 

• Provides valuable service retail in particular urban shopping 

• Provides interior connection to two subway and regional transit rail lines 

• Within the existing parking area, provides space for 2,000 additional cars to keep traffic and parkers 
off existing residential streets 

• Has helped expand and increase retail on adjacent streets, thus creating a vibrant retail zone 

• The 15 year planning process created an important community review organization which helps manage, 
mitigate and modify design and program uses to the center and surrounding development 
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ARCHITECT OR DESIGNER PERSPECTIVE 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. 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 pro
vided 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 ser
vices. Copies may be given to other design professionals if desired. 

Name Robert A. Brown, AIA, !IDA Title Principal 

Organization CBT /Childs Bert man Tseckares Inc. Telephone ( 617 262-4354 

Address 110 Canal Street Citv/State/ZIP Boston, MA 02114 

Fax ( 617 ) 267-9667 E-mail brown®cbtarchi tects . 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 materia s mitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all d to grant these rights and permissions. 

Si 

n concept of this project, including urban design considerations, choice of materials, scale, etc. 

This project integrated the 1960's designed Prudential Center into the adjacent 1890's residential neighborhoods and 
invigorated this part of the city by providing improved retail, residential, office and transportation. The major 
uses were all located along existing streets filling in a ring road system that separated the center from the city 
for 40 years. New front doors, street level retail, and eight 11-story street wall buildings each of a unique 
architecture, activate the street and begin connecting each building to the community. 

A pedestrian system which naturally connects to adjacent neighborhood sidewalks and desire lines was a key element 
to this project. These connections had to be made 20' in the air as they extended over a regional rail and highway 
which bisected the site was quite a challenge. 

The original> center's walkways and retail were open to the air which failed Boston's harsh winters and windy weather. 
The design solution was to create interior glass enclosed arcades with intersections, squares, alleys and familiar 
street-like furniture and lighting to feel as normal extensions of the surrounding neighborhood fabric. 

The major office tower was set back from the street and placed on a 5-story base which maintained the neighborhood 
scale. The platinum glassed tower reflects the sky and reduces its overall mass while the 5-story precast and glass 
base fits into this precast district in the city. The residential, retail and urban shopping building also reflects 
the precast scale and character with differing proportions and treatment of their respective facades. This variety 
of patterns and materials reduces the sense of a singular project, and looks toward being components of the larger 
city. 

2. Describe the most important social and programmatic functions of the design. 

The most important social component was the directive to transform the Prudential Center from an island between 

two neighborhoods to an integral part of these distinctive communities. The center also expanded its retail, 

housing and office uses which made the entire area a more active pedestrian-friendly 24/7 environment. In addition 

to the occupied uses there are a number of amenities which engage the local and regional public. A 1.2 acre park 

is the center of the site and over the years has been actively programmed from jazz concerts to movies and casual 

dining. The arcades which traverse the site remain open all day and night and replicate a vibrant street scene, 

encouraging continued use. 

Too often urban retail is focused toward fashionable high-end shops. The Prudential Center's retail is programed 

to support local artisans, needed community services, a chapel and a vibrant supermarket. The 52,000 SF market 

rivals suburban locations for product, yet serves a very pedestrian-oriented community. This balanced approach 

to retail keeps this project a true asset to the community. 

In addition to being a highly sought-after location for retail, housing and office users, the redeveloped 

Prudential Center has reinvigorated adjacent retail, residential and office activities in the area; proving that 

investment in urban properties raises the activity of all adjacent areas in lieu of drawing uses away. 



ARCHITECT OR DESIGNER PERSPECTIVE (co ro) 
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Our intention was co integrace the project into the neighborhood with architecture that appeared unique and 

differentiated each of its uses. Glass, precast, brick and metal became a palette that was used to create 

separate identifiable buildings that reinforced the areas light stone and precast qual:ty. 

Throughout a project of this size and over a 15-year program design and construction process :here are maPy 

compromises and design trade-offs. The office tower was set further from the street to ac~ieve greater he1ght and 

then as we studied the heighc an additional two stories and a decorative 90' high crown was added to 1mprove the 

building's proportion and urban form. 

The constraint of building all the pedestrian systems up and over the regional rail and highway challenged our 

desire to create continuity with the street. Terraced stairs and graceful escalators at all entries make the 

transition as natural as possible yet it is not as strong as if the walkways remained at s:reet level. 

~ 0 ~ rrb th \\ 1• < If' "h1 i) th pr 1 I r I •1 , 1 'I\ uri •n r•l xt 

The original Prudential Center des1gned 1n 1965 as high-rise, office and housing, a "protected island" 1n the 

city, also had buildings that stood in sharp contrast with the rich, yet tattered 1890's surrounding V.ctorian 

buildings. The new buildings were to mitigate thlS high-rise scale and provide an architecture that :elt 

comfortable, humane and relative in height, material and detail with its existing neighbors. And even though 

streets and pedestrian sidewalks were unable to transverse the s1te a: grade, the proJect atte~pted to maintain 

natural city wide pedestrian movement through and to the second level arcade sysre~. 

This attention to materials, detail and connection to ad)acent urban movement systems, along W!th the increase 

of active retail, resi3ential, office and public amenit1es have worked qu1te successfully for thls project to 

become a part of Boston's urban context. 
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COMMU N lTV REPRESENTATIVE PERSPECTIVE 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. 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 pro
vided on the original form. 

This sheet is to be filled out by someone who was involved, or represents an organization that was involved, in helping the project respond 
to neighborhood issues. 

Name Betsy Johnson Title Chairperson 

Organization Prudential Property Advisory Committee (PruPAC) Telephone ( 617 536-1711 

Address Ci /State/ZIP 

Fax ( E-mail betsy®bgjolmson. 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 material and to grant these rights and permissions. 

Si nature * 
1. How did you, or the o ganization you represent, become involved in this project? What role did you play? 

When the Prudential first proposed a massive build-out of the Prudential Center area in the mid 1980's, the 
surrounding communities strongly opposed what was being planned. Working with the City of Boston Redevelopment 
Authority, a Project Advisory Committee made up of representatives from 21 or so neighborhood associations, business 
associations, and other civic organizations was formed. I was the representative to PruPAC from the Claremont 
Neighborhood Association of the South End. PruPAC met more than monthly in the early years to at least quarterly 
for over 15 years. For the past five years or so, I have served as PruPAC's chair. 

Initially, PruPAC developed construction guidelines for a build-out, that covered issues such as access, massing and 
height, commercial/residential mix, transportation, and community benefits. Over the many years, design, constructic 
impact, and transportation committees have provided feedback on the plans developed by Prudential and later Boston 
Properties, and CWB. 

I have written articles on PruPAC as an exemplary model for public participation. We were active participants, 
not ;ust rubber stampinH decisions that had already been made. 

2. From the community's point of view, what were the major issues concerning this project? 

The major issues related to the impacts of the development on the surrounding residential and commercial 

neighborhoods. Would the new towers create an unbearable wind tunnel and shadow surrounding areas? would the 

traffic generated by the new residential residents and expanded commercial space grid lock neighborhood streets? 

Would construction vehicles, noise, and dust be tolerable? How would the surrounding neighborhoods be compensated 

for the many, many years of construction? Would there be affordable housing among the new residential units? 

Would there remain 24 hour, safe access through the Center in a number of directions or would the Center become a 

barrier between neighborhoods? Would a major grocery store remain as part of the project? 

3. What trade-offs and compromises were required during the development of the project? How did your organization participate in 
making them? 

The initial compromise that Prudential had to make was that they would scrap all of their initial development 

plans, allow PruPAC to develop its guidelines, and then propose a phased development. PruPAC's compromise was 

that as long as the guidelines were followed, we would not oppose the development, and in fact become a proponent 

of the project to the greater community. Throughout the project there were compromises related to traffic flow 

agreements and design details. The greatest compromise related to agreeing to a hotel being built along with 

residential units in the proposed residential building on Boylston Street. Because, as mentioned above, PruPAC 

had a real participatory role, the project's development planning was iterative and not dictated- it was a 

constant process of making compromises. 



COMMUNITY REPRESENTATIVE PERSPECTIVE (coi'.rol 
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The project has made the commun1ty a much better plan to live. The shopping arcade 1s no l~nger a cold, wind-swep~. 

desolate corridor of a few scores, but is now a lively packed retail and restaurant area. ~ather :han us~ lim1~ed 

access through the Center, the South End and Back Bay neighborhoods have been brought togetner. The expans1on of 

workers and residents because of the construction have created urban vibrancy. For me, the grocery store is more 

convenient - not to men:ion much nicer. 

> \\ 1tild \ ou h.1n~e dnvthlllg 1b ut tht 1 r 1 I ' lo1 me'lt 1 r t '~ \ u \\ nt thr J h' 

After many discussion regarding limiting the height of new Bos~on of:ice build.ngs, many on PruPAC now admit 

that the "new Pru" tower should have been taller. O:herwise, we j~st want the rema1n!ng phases (the o:fice 

building on Boylston) to move ahead, 



PUBLIC AGENCY PERSPECTIVE 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. 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 staff representative(s) of public agency(ies) who were directly involved in the financing, design review, or 
public approvals that affected this project. 

Name David Carlson Title Chief Planner 

Organization Boston Redevelopment Authority Telephone ( 617 ) 722-4300 

Address One City Hall Square, 9th Floor City/State/ZIP Boston, MA 02201 

Fax ( 617 367-5916 E-mail david.carlson.bra®cityofboston.gov 

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~ 
1. What role did your agency play in the development of this project? Describe any requirements made of this project by your agency 
(e.g., zoning, public participation, public benefits, impact statements). 

The BRA affirms the adherence of a project such as the Prudential Center to its own Master Plan as well as 

the background planning efforts of the BRA which is Boston•s planning agency as well as its economic 

development agency. Prudential Center has a special zoning designation which requires action by the BRA to 

certify that it has undergone adequate environmental and traffic analysis of any changes, that the urban 

design of the proposed changes are appropriate, and that an appropriate public process has taken place under 

the supervision of the BRA (and, in this case, with an appointed Citizens' Advisory Committee). The BRA so 

certifies to the Zoning Commission, which approves changes. The BRA insures public benefits and sees that 

the Project is carried out to completion as proposed and schematically approved. 

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? 

The Prudential Center Project originally replaced outdated rail yards that were a blight to the City with 

a strong economic development that helped to turn the course of the city around in the 1960's. CBT's 

engagement in the Project was to design modifications to the original as approved in a revised Master Plan 

that would connect in active and prosaic ways the neighborhoods of the City that had been somewhat divided 

by the Pru•s original design, literally bringing pedestrian and improved vehicular streets through the 

Prudential, reconnecting it to the City in a meaningful way, and investing in public improvements on 

streetscapes and welcoming park spaces along the way. And creating active edges as meaningful aspects of 

those public streets. The trade-off was essentially the density required for the economics that would make 

the rest happen. 
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I have already described briefly its immense or iginal contribuuon. The conunued .:xpans1on ot adjacent.. 

of a connector between a truly mixed-use l~rger proJect and its C1ty context. Ye~. although ~ oest1na~1on 

1n its ow:1 ngh~. the Pn:den~ial Center does ~iO':" de::.rac:; :ror.: · lt 1n ~ac::. adds ·o · :he v1crancy and st.;;cess 

of its adjacent commercial and residential neighborhoods . .. the Ba;;~ Bay, Fenway, and Sot..~h End :;::;s presen-e 

as a visual landman< 1n the City has been ~ug:nent.e:i cy the s:r:-ong addl::.to:: :>t tne i:: Huntlrl:Jto:: ::.ower . .. 

and the gentler end1ng of the axis of the Chr! s ~i1:1 Science Cen•er ?ar~ on :he rounded :or~ ot the Belvidere 

residential cn~ponent. :t has created a new high car of achievemen~ .:: ·he develop~e::· o: a new yrcan 

s upermarket. ft s r. nnections prov1ie a convenient wJy for v1S1~ors attending ~he 3::acned Canv~ntlon Center 

to experience and orient themselves in thls area. 

D1d llu' pnJl t r suit 111 n '' m I 1 1rt11 r I 'I ' V •h r " I llr' I I h I 11 , r •r 

' IrK \ ur' ,., ll"- r I ~ 

The Master Pl1n and its e xecution 1n the m>ny projects under::.a~en by CBT wor~1no with Bos~on Propert1es has 

beeP ve:ted thro:.:gh a p:.:blic process .,..i:h Prt.?.!\C, ::.he c1:.zens· a'lv:sory ~o!!"J:l!·tee ·..;!::ch :ep:ese:::s m;me::o~s 

neighborhood and bus1ness groups. This ptocess 1tself · crea:ed and manJged by ::.he BRA working w:::.n 

Prudential's owners, bu: depend1r.o o:: :he engageme:1~ o: cons~-:~::~s s~ch as CBT ~as served as a model :or 

sim1lar committees ar.d :ask torces elsewhere ::: ::.ne C:::.y. 7he C1•y ~as oeen aole to w~r~ w:th the develcpmer.::. 

team to achieve 1mprovements to the Publ1c Realm which lt could not aftord to undertaKe en lts own. while 

ensur1ng these 1mprov ~en:s ~nd the connec·1or.s throt.gh -ne ?ro ec: 1::.se.f are essen~:al:y p:.:cl1c !n nature, 

and do not give a feel of pr1va::.-zat1on. T!e publlc :s :ully ves·~d in the ot.::.come througt. •he process .. and 

both the City and the Project benent as '3 res~lt:. . 

\\h.1ll \Oll n~11 rl< I lh m .,, 1nll 1'>1.,1 

There are many successful aspects. only some o~ wh1ch are Jesc:1cej above 

the retail that augments rather th~n detracting from ad;3rer.• neignborh~j retail and Sld~wal< actlvi•y ln the 

Back Bay, the v:sual land~arks, :he publ1c :mprovements :nclud1na program-ed park space, •he ac::.1ve edges and 

maintained c1vic improvements. Th~ least successtul aspec•s of the Projec::. are those mas::. d:~f1cult ::.o address 

a spects of this the high quality of its green and ~rtive corr1dor connectors ... the elevators and escalators are 

traversed enjoy3bly. vany of :he sornew~a~ N.~dswe~· 3~d o:~ p~:·1::3 plazas createj :~ :he or1g1nal have ceen 

replaced ... and more are planned to be ... oy a::. : ract1ve redes1gns (:he sou~h cour~ya~d. t~e plaza behind :he 

Mandann Oriental, even c.he roo~ of che SU!-'•'Pna r<etl wh1ch 1ncorpo~a::.e fa~ more oreenery and less ng1d 

geometries. 
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DEVELOPER PERSPECTIVE 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application fonns if needed. 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 pro
vided on the original form. 

This sheet is to be filled out by the person who took primary responsibility for project financing or is a representative of the group which 
did. 

Name Bryan Koop Title Senior Vice President and Regional Manager 

Organization Boston Properties, Inc. Telephone ( 617 236-3300 

Address 111 Huntington Avenue City/State/ZIP Boston MA 0 219 9 

Fax ( E-mail bkoop®bostonproperties. 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 ma erials and to grant these rights and permissions. 

Si 

1. What role did you or your organization play in the development of this project? Describe the scope of involvement. 

Boston Properties acquired the existing commercial real estate assets and future development rights of this 
complex in Boston' Back Bay in July 1998 with the goal of repositioning an expanded Prudential Center as a 
premier business, residential and civic address. At the time of the acquisition the property had an established 
identity in the city and a substantial mix of office, retail and residential buildings. However, the center's 
1. 7 millions SF of office space, the economic backbone of the real estate asset, had never attracted key "downtown" 
tenants such as the major law firms that were located exclusively in the city's Financial District nor achieved rent 
levels equal to such downtown buildings. From an urban design perspective, the 23-acre site suffered from an outdate 
1960's plan reflecting that period's apprehensions about core city locations. Priority was given to vehicular 
circulation leaving perimeter service roadways, which primarily faced blank walls, separated the complex from the 
city around it and required office and most retail entrances to be set back within the project. To make the work 
more challenging the center is built over surface, rail and highway which results in the project's ground floor 
being 20' above the surface streets. 

Thirty-five years after its original development, after welcome shifts in market and social views of the city as a 
commercial and residential location, these aspects of the sit plan had become a serious detriment to both the 
marketability of the center and the vitality of the adjacent neighborhoods. Success depended on a redevelopment 
that, in adding new buildings, would change the reality and the perception of the center, its 
location and its relationship to the city. 

2. What trade-offs or compromises were required during the development of the project? 

The expansion project converted the original center's most challenging shortcoming into a major asset by siting the 
new development so that it replaced perimeter service roadways with new building construction lined with office and 
residential building entrances and retail storefronts at street level, and re-establishing a street edge on 
Huntington Avenue for the first time in over 40 years. Because most of the new building footprints were over the 
project's existing below-grade parking, a complex and delicate interweaving of the new buildings with the pre
existing structures was required and achieved. In the case of the new office tower, this involved facing the street 
with a five-story base element to respect the scale and character of Huntington Avenue and setting the full 36-sto~ 
tower 80' back from the street line to lessen its visual impact on the nearby streets. This southern edge of the sit 
also presented problematic foundation conditions, which were resolved by introducing a two-story retail element for 
a portion of the new streetfront that could be supported by pre-existing wooden piles while the main portion of the 
new construction was founded on new caissons drilled through the existing parking garage 150' to bedrock. 

3. How was the project financed? What, if any, innovative means of financing were used? 

Boston Properties, a publicly-traded Real Estate Investment Trust, typically does not disclose specific financial 

information on its individual properties. For more information about Boston Properties, please visit its website 

at www.bostonproperties.com. 
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The projecc had che follow1ng economic benefits on the commun1cy: 

• It b rought major national retailers (Barnes & Noble, Cheesecake Factory) co an area ot cte c1ty thac was 
pr eviously considered undes irable by both retailers and shoppers. These reca1l scores created 400 new JObs anj 1n 
2005 the 92,000 square feet of retail space had revenues of $700 per square foot. 

• The office space satisfied the demand for approximacely 3,400 office Jobs including a nurrber of the city's top 
fi r ms in f inance, law, b rokerage, and leading national companies, providing a firs:-~lass bigh-credlt tenant roste 

• The luxury residential condominiums achieved an average sales pr:ce greater chan sao~ per squarP foot, wtich at 
the time of closing was among the highesc per square foot sales price of any new developrrenc 1n Bos~on . Th~s 
reinforced the Prudential Center as a place co live, work and play . 

, \\ h 1b L t h1 r l1 11 I 

The project had the inherently high degree of difficulty of large-scale redeve~opment !n an older urban core locatlc 
This was further complicated by the need to carry out construction immediately adjace~t to t~e center's own occup1ed 
office, retail and residential buildings, over its multi·level 3,000-space parking garage, a~d 1n part over a ~a or 
below-grade turnpike, and to construct a replacement entrance to an adJacent subway line, Nhile the development 
conti nued to operate. A further set of challenges was presented by the central business objective of completing a 
number of physically and economically distincc elements of the redevelopmenc program on an :r.tegrated sched~le to 
have the maximum impacr on public and market perception of a completed maJor :rans:orma:1on of the ex1st1ng property 

In response, Boston Properties deployed a "hub ot the wheel" project management structure as the central organ12at1::: 
scheme. A single senior project manager had overall responsib1li:y :or all aspects of the project - design, approva 
and permitting, constrLction, marketing - with the regional head of construct1on d!rec:ly 1nvolved w1th the office 
tower (the mos t challeng1ng element~ and separate more jun~or construc:1on m3nagers under his superv:s:on respons1o. 
for each building element and charged with expanded scopes o: responsibility. CBT, as architect, established separat 
project teams for each of the building elements - office tower, residential building, supermarket - while also 
providing for open and continuous communication among these ceams. Boston Properties selected John ~oriarty ~ 
Associates (JMA) as its general contractor for all of the phys-cally ab~tting new elements (everythlng ex:::ept the 
supermarket) at the very stare of design so the comp!ex:ties and interrelationshlps of the b~ild1ngs could be 
identified and addressed from the outset. JMA established simil3rly separate but coordinated construction teams, and 
GMP contracts for each bu1lding provided the developer with ultimate control over the award of all major cons~r~··1~ 
subcontracts. 

As Bos ton Properties' focus is first class office and commercia! properties, it broug~t 1n a thlrd-party residential 
developer , InterCapital Partners Ltd., for a building in which 85\ of the space comprised the res1dential condom1n1~ 
and just 15\ of the retail space and connecting arcades woLld be retained by Boston Properties. Boston Propert:es 
devised an innovative structure to accommodate InterCapital's resulting majority 1nteres: .n :he bu1!d~ng while 
reta i ning crucial control over the building's construction, required because of the ex:ens1ve 1n:er:aces wi:h O'ner 
elements of the project: 

• A construction contract for the "core and shell base building" only - a qu!te unusual structure for res1dent:a. 
development -- was established between InterCapital and the contra::::or on a Guarar.teed ~ax1mum ?rice IG~? ) bas1s . 

• Bost on Properties retained the right to be the building's development manager under a separate contract with 
IncerCapital which gave Boston Properties unusual control and flexibility regarding the building's construction an 
schedule in exchange for prov1di~g InterCapital with a •wrap around g~arantee" of the base bu1ld1ng ~~P establishe 
by the contractor. 

• Two further contracts covered base building mechanical systems and all lnterior finishes - one between the 
contractor and InterCapical for war~ related to the res1der.tial unit and common areas, :he other be:ween the con·r 
and Boston Properties for the reta ~l and arcade areas. A parallel set of th~ee arch-~ec~~~a- co:.~racts w!~h CBT ~ 

put in place to provide for the desi~ of this single buildinq - two w1th InterCapital (base build1~g and res:d~n~ 
finish) and one with Boston Properties (retail/arcade finish). 

Though necessarily complex on paper, this strur"ure effec~1ve~y resolved ~he legal, financial and ~anager1al 
responsibilities of each party while estab.-shing a context that allowed all me~bers o: :he ~roJect team to effec~1v 
work together to successfully design and build an absolucely first -class bui:dlng and integrate this with the work c 
the larger development project. 

b \\1...1' Ill 11 n" ,,1. • , , ' 1 1 r ts r Jl 

The redevelopment exparded and reinvigorated a 35-year-old mixed-use corr~lex in a cr1t1cal part o: Boston, prov1d1ng 
a vibrant office, recail and residential cen:er that has attracced cop tler :enants :rom traditlo~al ca~ locatlons 
and pr ovides exceptional retail and l i ving opportunities wh1le fulf1ll1ng long-standing City and community goals for 
the area. With an e xuberant tower that has enlivened the skyline, a destination address for businesses, shoppers 1n 
residents, a bamboo-lined linear park and adjacPnt ou·door park with designs un1que to the city, and even a new 
flagship supermarket a~d the city's newest and largest bookstore, the redeve!opment has changed the ~OOK, the value 
and the destiny of this landmark property and been a resounding economic success . In the process it embraced and 
fulfil l ed 1mportant civic goal s set by the City and ~he surrounding commcnities targecing the revitalization of the 
adjacent major public avenues, the re-integration of the complex into the urban fabric, the creatlon o: lively new 
public spaces and the addition of new housing and retail uses tnat ennance and re1nforce the area ' s reside~tial 

qualities . 

As a local journalist observed in writing abouc the project, "What happens on the streets determ1nes the health 
of a city. What happens with its skyline defines its sp1r1t." ch:s project concr.butes admirably in coth realms, 
while adding a high-performing asset to the client's portfolio of major urban developments 
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The Prudent1al Center site in context. 



The 111 Huntington Avenue tower is the 
newest addition to Boston's skyline, JOining 
the Prudential Tower, a city landmark. 



By night, the corniced crown of the new 
111 Huntington Avenue tower is a beacon 
and point of reference from anywhere in 
Boston. 



The 111 Huntington Avenue tower aligns with the adjacent reflecting pool of the Chris
tian Science Church, tying the building into its context. An 11-story high-end residential 
- The Belvedere- completes the street edge to this mixed-use project. 



The new tower, residential budd1ng, and 
enclosed pedestrian arcade as part of the 
overall Prudential Center complex. 



The interior view of the southern entrance 
to the pedestrian arcade. 



The 480' long Winter Garden, wh ich connects 
to the offi ce lobby and forms an integral edge 
to the new 1.2 acre South Garden. 



The Belvedere as seen from the west. 



From the 1.2-acre South Garden, the un ique 
cresent shape of the residential buildmg is 
readily apparent. 



A view of the new 1.2-acre South Garden. 



The South Garden is richly planted with na
tive materials and provides a lush lawn for a 
variety of public events. 



A new 57,000 square-foot urban supermarket plays a sig
nificant role in connecting the complex with the area's resi
dential neighborhoods. 



The roof of the new supermarket is landscaped w1th pn
vate patios to provide a pleasing view and relaxing setting 
for residents 1n the neighboring towers. 
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Development Timeline: 

1953: The Prudential Insurance Company of America which is headquartered in Newark, New Jersey, 
decides to build a regional, northeastern headquarters in Boston. The company selects a site on a former 
railyards located between the Back Bay and South End neighborhoods which city administrators are keen to 
develop as a way to lure more commercial investment after an economic slump. Prudential seeks to build a 
$15 million, 52-story tower that constitutes the largest single real estate investment in the company's 
history. 

1957: Prudential expands its original project into a plan for a $100 million mixed-use complex including 
7,000,000 square feet of commercial and retail space based upon the model of Rockefeller Center. The 
proposed signature office building is transformed into the centerpiece of the new project. 

1959-1960: The groundbreaking is held for the Prudential Tower, the second office building to be 
constructed in the city in several decades. The Massachusetts Turnpike Authority decides to extend the 
turnpike along the existing railroad tracks into Back Bay. To accommodate the highway, a raised deck is 
inserted under the buildings to separate pedestrian movement from high-speed vehicular traffic. The new 
turnpike provides direct access to the Center and its underground parking system. 

1961-1963: The 26-acre site is declared "blighted" and designated as an urban renewal area. Based on this 
nomination, the court approves tax concessions to the developer. Prudential executives and the Mayor of 
Boston sign a formal agreement that officially authorizes the construction of the Prudential Tower. 
Prudential also announces the development of high-rise residential buildings to complement the Center's 
existing uses. 

1965-1967: The Prudential Tower is completed and attracts blue-chip firms seeking modern office space in 
the city's first business center. As part of the complex, Sheraton opens the city's first hotel in 38 years 
including a new conference center. The Center also begins to appeal to high-end retailers such as Lord & 
Taylor who open their first store in Boston. Residential tenants begin to move into 840 new luxury 
apartments. 

1984: The construction of Copley Place, a mixed-use development adjacent to Prudential Center, is 
completed by the Urban Investment and Development Corporation. The success of this project serves as a 
catalyst for the design of a new master plan to expand the original complex. 

1986: Prudential submits a plan for adding 3,400,000 square feet of development including additional 
commercial buildings, a retail galleria that extends the entire length of the site, luxury apartment towers 
and low-scale residential buildings. Residents of adjacent communities question its size and impact and the 
plan is rejected. Hoping to engage public support, the Mayor of Boston establishes a model process for 
community input by joining 22 neighborhood, civic, and business groups in the Prudential Project Advisory 
Committee (PruPAC) to assist in defining and assessing the developer's program. 

1990: Using a consensus-based process, a new master plan is developed for 1,800,QCX) square feet including 
several office buildings, additional residential space, and a new retail area. The BRA approves the plan, and 
construction begins on the retail development. The commercial and residential components are put on 
hold due to the economic recession. 

1998-2000: Boston Properties purchases Prudential Center and acquires the remaining development rights. 
A year later, construction begins on a new 36-story, 850,000 square foot office tower at 111 Huntington 
Avenue designed by Childs Bertman Tseckares, Inc. The existence of an approved master plan facilitates a 
current wave of construction . 



Components of the new Pru: 

The New Anchor: 111 Huntington 
111 Huntington Avenue, a 36-story building is located at the juncture of Huntington Avenue and Belvedere 
Street across from the Christian Science Center. The second largest tower at Prudential Center, the 
building has two major components: a five-story masonry base that contains office, retail and transportation 
links and a tall and richly faceted office tower that is set back from the street to minimize its impact on the 
pedestrian environment. 

Winter Garden 
The winter garden will improve pedestrian connections with the Back Bay and South End. An interior linear 
park, which combines open space and circulation, this indoor space is SO feet wide and 35 feet high. It also 
creates a grand entrance to 111 Huntington and provides a new connection to the subway station below. 
Lined by retail shops on one side, the winter garden includes abundant seating areas and acts as an 
extension of a 1.2-acre outdoor park. 

888 Boylston 
888 Boylston is a new 280,000 square foot office tower that complements the existing Prudential Center and 
the surrounding streetscape. Designed as an integral part of the urban environment, the tower acts as a 
dramatic backdrop for Boylston Plaza, a new public park. Pedestrian access to the existing arcade system is 
ensured by a direct connection between the lobby and the Center's retail areas on the second level. 

The Belvedere Condominium 
The Belvedere is an 11-story, 131,000 square foot condominium that contains nine levels of residential 
space and a total of 65 two- and three-bedroom units. Also included in the building's program are a private 
dining room, a library, a rooftop deck, and direct access to the Prudential retail complex. 

Mixed-use Project on Boylston Street 
Located adjacent to two 3S·story residential towers that were built as part of the Center in the 1960s, the 
mixed-use project features a large residential component that contains condominiums and rental units, 
retail space, and a boutique hotel which will provide diverse amenities to apartment dwellers. The 
construction of this new building also affords the opportunity to complete the urban landscape along 
Boylston Street and revitalize edges of the Center, which have been less successfully integrated with the 
areas around them. 

Shaw's Neighborhood Market 
The relocation and expansion of Shaw's Neighborhood Market to a part of the Prudential Center that is not 
heavily trafficked enhances the urban quality of the entire project. The 52.000 square foot building is 
marked by a circular glass entry on Huntington Street that maximizes its urban visibility. Drop-offs areas and 
a second entry are located along the East Ring Road in order to facilitate connections with the 
neighborhoods of Back Bay, South End, and St. Botolph. 
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ULI Global Awards for Excellence 

Urban Land Institute I October 19,2006 

The ULI Global Awards for Excellence recognize projects that provide the best cross-regional lessons in land use 
practices. Up to five global wini1ers may be named each year-chosen from among the year's winning projects in the 
Americas, Europe, and Asia Pacific-by a select jury of international members. 

As three renowned and informed juries already have chosen winners that meet ULI criteria for awards, the Global 
Awards jury uses slightly different and additional criteria in identifying projects that: 

• Establish innovative concepts or standards for development that ·can be emulated around the world; 

• Show strong urban design qualities; 

• Respond to the context of the surrounding environment; 

• Demonstrate awareness of issues contributing to a universally desirable configuration of development, such 
as: sustainable development, environmental responsibility, pedestrian-friendly design, smart growth practices, 
and development around transit; and 

• Demonstrate relevance to the present and future needs of the community in which they are located. 

Best of the Best: ULI Announces five Winners of the 2006 Global Awards for Excellence Competition 

DENVER (October 19, 2006)- Five outstanding developments have been selected as winners of the Urban Land 
Institute's (ULI) Global Awards for Excellence competition, widely recognized as the land use industry's most 
prestigious recognition program. 

The competition is part of the Institute's Awards for Excellence program, established in 1979, which is based on ULI's 
guiding principle that the achievement of excellence in land use practice should be recognized and rewarded. ULI's 
Awards for Excellence recognize the full development process of a project, not just its architecture or design. The 
criteria for the awards include leadership, contribution to the community, innovations, public/private partnership, 
environmental protection and enhancement, response to societal needs, and financial success. 

Over the years, the Awards for Excellence program has evolved from recognition of one development in North 
America to an international competition with multiple winners. The ULI Awards for Excellence: Europe was added in 
2004 and in 2005 the ULI Awards for Excellence: Asia Pacific and the Global Awards. Throughout the program's 
history all types of projects have been recognized for their excellence, including office, residential, recreational, 
urban/mixed-use, industrial/office park, commercial/retail, new community, rehabilitation, and public projects and 
programs. 

The 2006 Global Awards for Excellence winners were selected by a jury of renowned land use development and 
design experts: Jury Chair Todd W. Mansfield, chief executive officer, Crosland, Inc., Charlotte; Isaac H. Manning, 
president Trinity Works, Fort Worth, Americas judge; Andrea Amadesi, managing director, IXIS AEW·ltalia SpA, 
Milan, Europe judge; Akio Makiyama, chairman, Forum for Urban Development, Tokyo, Asia Pacific judge; and Scott 
D. Malkin, chairman, S.D. Malkin Properties and Value Retail PLC, London, at-large judge. · 

The winners were announced during the ULI fall meeting in Denver. "The Awards for Excellence program celebrates 
the creativity, vision, and best practices in land use," said ULI Chairman Marilyn J.Taylor. "These projects not only 
represent the best of the best, but demonstrate a relevance to the communities in which they are located." 



ULI Global Awards for Excellence (Cont.) 

The 2006 global winners were selected from 20 world-wide finalists, all of whom were winners in their region: The 
Americas, Europe and Asia Pacific. The global awards jury evaluated these projects with additional criteria, including: 
innovative concepts that can be emulated around the world; strong urban design; response to the surrounding 
environment; design that contributes to a livable, sustainable development that demonstrates relevance to the needs 
of the community. 

The 2006 Global Awards for Excellence winners (developers in parentheses) are: 

The Americas 

• The Presidio Trust Management Plan San Francisco California (The Presidio Trust) This 1,168-acre national 
park anchors the San Francisco side of the Golden Gate Bridge. Its management plan, projected to make the 
Presidio self-sufficient by 2013, is a model for balancing economic and preservation goals, and private and 
public interests. 

• Prudential Center Redevelopment. Boston, Massachusetts !Boston Properties lnc.J A redevelopment of 
a landmark 23-acre site adds 867,000 square feet of office, 149,000 square feet of retail, 132,000 square feet of 
residential, underground parking, and a new entrance to the MBTA subway. The infill integrates the site with its 
Back Bay neighborhood. 

Europe 

• New Milan Fair Complex. Milan. Italy (Fondazione Fiera Milano) The transformation of a brownfield site 
between Malpensa airport and downtown Milan into a 200-hectare (494-acre) modern exhibition grounds 
expanded the city's exhibition space, relieving center-city congestion and providing the ability to compete 
globally. 

• Agbar Tower Barcelona, Spain (Layetana Developments) This 35-story office tower stands as a lighthouse 
for the 22@district. It contains 33,210 square meters) (357,469 square feet) above ground on a 4,567-square 
meter (1.1-acre) site. 

Asia Pacific 

• Singapore Conservation Programme Singapore (Urban Redevelopment Authority) Singapore's model 
conservation program preserves its rich heritage of vernacular buildings and colorful neighborhoods in this 
rapidly modernizing country, Thanks to a collaborative approach among government organizations, the public, 
and developers, the island republic's Urban Redevelopment Authority has achieved a balance between free
market economics and cultural conservation, 

The Urban Land Institute is a nonprofit education and research institute supported by its members. Its mission is to 
provide responsible leadership in the use of land in order to enhance the total environment. Each year, the Institute 
honors an extraordinary community builder through the Urban Land Institute J.C. Nichols Prize for Visionaries in 
Urban Development. Established in 1936, the Institute has more than 31,000 members representing all aspects of 
land use and development disciplines. 

For more information, contact Marge Fahey at 202/624-7187 or E-mail: mfahey@uli.org 
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Neighborhood Market Makeover 

S
itting at a confluence of several 
trends shaping retail development, 
including community demand, 
mixed-use centers, and gourmet 
groceries, neighborhood markets 

are undergoing makeovcrs in everything from 
the quality of the merchandise to the design and 
location of stores. The new Shaw's Marketfresh 
in the City, which opened in spring 2003 in the 
Pmdential Center at the crossroads of two his
toric Boston neighborhoods, is an exan1ple of 
a prototype for the next generation of urban 
supermarkets. 

Neighbors around the Prudential Center 
worked together to convince the developer to 
consider t.he everyday needs of people living 
near the site. When Boston Properties acquired 
the Prudential Center in 1998, PruPAC, a coali
tion of 22 neighborhood, civic, 
and business groups, had been in
volved in the redevelopment 
process for more than a decade. 
There was a small grocery store 
on the property that was an im
portant part of daily urban life, 
and the community insisted that 
a neighborhood market be part 
of any future plans. 

In response, the 52,000-
square-foot haw's grocery store 
was incorpomted into the mixed
use complex. "Our goal was not B 
to be in the supermarket busi
ness, but to make certain that our develop
ment was a good neighbor," explains David 
Barrett, senior vice president for downtown 
development for Boston Properties. "The de
velopers really listened to us and bent over 
backwards to help us get the best possible mar
ket at the Pm," adds Sue Prindle, president of 
the Back Bay Neighborhood Association. 

Rather than being a standard grocery store 
box, the large-scale Shaw's grocery complements 
the streetscape of the surrounding neighbor
hoods with storefront windows featuring ani
mated displays that help to enliven the view for 
pedestrians along the 325-foot Huntington Av-

enue facade. A 38-foot glass atrium provides a 
landmark entrance for Back Bay, Prudential 
Center, and South End residents, and the roof 
of the new market is landscaped wit.h private 
patios to provide a pleasing view for residents 
in neighboring towers. Within the light-filled 
interior, open ceilings and bright colors help to 
create a sense of spaciousness. 

Shaw's, which is known for stores tailored 
to the requirements of a particular locale, has 
been attracting a diverse mix of customers, in
cluding neighborhood residents and workers 
from the Prudential Center and the nearby re
tail district. Upscale food, including local, or-

c b t 
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ganic, and gounnet choices, hares the shelves 
with merchandise meeting day-to-day needs. 
There are more than 700 items in the produce 
department; 400 cheeses from around the 
world; 2,000 products in the Shop the World 
deparU11ent, including an ex1ensive selection of 
Hebrew, Asian, Italian, Brazilian, Latin Ameri
can, Mexican, and Southwest food items; 3,000 
naturaJ/organic products in t.he W"lld llarvest 
department; more than 1,000 wines and 300 
beers from across the globe; sushi; and prepared 
foods, including a chefs cut carving tat ion. 
The meat department offers ten varieties of 
gan1e meat, from buffalo to ostrich, pheasant, 
quail, rabbit, and duck sausage. 

Related Properties is exploring whether the 
superm.1rket tenant mix will work in other ur
ban mixed-use centers: it has included a iL.
able Whole Foods Market in its new projeo, 
the Time Warner Center in New York City.
Robert Brown 

Robert Brown is a principal wit II Boston-based 

CBT/Ciulds Bertman Tseclalres Inc., wluch 

dcsi~'lletlthe new Shaw's MarJ..etfresiJ mthe City. 

Reprinted with permission from Urban Land, February 2004. Published by ULI-Urban Land 
Institute, 1025 Thomas Jefferson Street, N.W., Suite 500W, Washington, DC 20007-5201 
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"Love it or hate it, 111 Huntington Avenue will be an iconic piece of the Boston's skyline on the day it 
opens, Sept. 1. My bet is it becomes part ofthe family as fast as the Zakim Bridge, which is an instant 
classic." 

Sam Allis, "A Prudent look," Boston Globe, May 3, 2001 

With its dynamically crowned new tower disporting itself on the conservative skyline, the Prudential Center 
is once again creating a stir on the streets of Boston and in the press. No stranger to controversy, the 
multi-use center has provided the city with an ongoing test case for urban development issues since its 
inception in 1953. The history ofthe Prudential Center mirrors the changing nature of the relationship 
between developers, city government and local residents as increasingly empowered citizens grab front 
row seats in the planning process. As a series of new proJects take shape at the center over the next few 
years, hundreds of people including members of the Prudential Property Advisory Committee (PruPAC), the 
Boston Redevelopment Authority (BRA), the current Mayor Tom Me nino, the development team at Boston 
Properties, as well as dozens of planners, architects and other consultants will share a sense of ownership in 
the redevelopment and expansion program. What began in 1986 as an angry protest over the Prudential 
Development's ambitious plan to expand the program on the site has become a model for public/private 
cooperation in the city. 

One of the first large-scale, mixed-use projects to be conceived and developed in the post-war urban 
redevelopment period, Prudential Development took ten years to complete the initial seven million square 
feet. City government and its development agency the Boston Redevelopment Authority (BRA) 
encouraged the development with its blessing and tax breaks. Its central tower became Boston's tallest 
building serving literally and figuratively as a catalyst for revitalizing the city. While the office and residential 
components of the project were commercial successes, the complex failed as urban design. Built over 
former railroad yards and an extension of the Massachusetts Turnpike, the center sits on an elevated 
platform above the street plane where the Back Bay and South End grids converge. Unfortunately, the 
reigning design concept of the 1960's- a tower on an open plaza -was inconsistent with the traditional 
development patterns of the city. As a resu~. the windswept plaza was isolated from the surrounding 
neighborhoods. Difficult access from the street and a site plan that discouraged pedestrian circulation 
exacerbated the problem. 

Forging a participatory model 
In the 1980's, thanks to a new economic cycle, Prudential Development realized that a major 
redevelopment was feasible. The addition of over three million square feet would transform the aging 
Center into a contemporary destination that could compete with its successful, new, mixed-use neighbor, 
Copley Place. However, when the plan was announced, the size and potential impact on neighborhood life 
outraged members of the adjacent communities. The project was scrapped and Mayor Kevin White, a 
champion of the neighborhoods, recommended a fresh approach that included the participation of 22 
neighborhood, civic, and business groups to assist in the development of the plan and its review. This 
approach empowered the Prudential Property Advisory Committee, PruPAC, to establish guidelines, 
evaluate design concepts, and assess overall project mitigation impacts as physical planning commenced. 

The developers, too, took the opportunity to reconstitute their team, seeking planners and architects 
recognized for their inclusive design processes. Prudential engaged Carr, Lynch, Hack and Sandell, urban 
designers from nearby Cambridge, Sikes, Jennings, Kelly & Brewer from Houston, Texas, Communication 
Arts from Boulder, Colorado and the local firm of Childs, Bertman, Iseckares Architects to work with 
PruPAC to develop a plan that would be politically acceptable and still make developmental sense. 

The Mayor and Prudential put the team in play, yet it was up to the members themselves to find a way to 
collaborate. Marianne Abrams is a veteran member of PruPAC who represented interests of local 
businesses as the delegate for the Back Bay Associates during the initial planning (she continues her 
involvement today representing the Confederation of Women Voters.) She recalls that at the early 



meetings, "There was a lot of distrust. Everyone felt under pressure because we all recognized that the Pru 
could be a catalyst for our communities. The questions was how." The group invited a facilitator to help 
develop a process that kept the dialogue open and has since proved to be a good model for other 
development approvals. Gary Hack, the current Dean of Fine Arts at the University of Pennsylvania in 
Philadelphia, headed the planning effort for the urban designers during the masterplanning. He believes 
that, "The vision for the project that is just being realized is a direct result of the managed dialogue of 
hundreds of meetings. Public process decreases misinformation and helps average citizens make intelligent 
decisions about their community." 

Collaboration has its costs. The team rethought the entire public meeting process. Instead of meeting at 
eight p.m. when all the members had gone home for dinner and were less likely to come until there was a 
major decision, the group scheduled meetings at the end of the workday and provided food. In fact, the 
sandwich budget for the over 350 meetings that were held in the planning phase is legend, with estimates 
running between $20,000 and $35,000. The design team identified less outspoken leaders who might not 
comment until the final hour and sought their opinions about design before the solutions were proposed. 
During this period the entire team learned new ways to negotiate. "You have to being willing to trade," 
says Abrams. " We finally changed the name of the Traffic Committee that I chaired to Mitigation because 
that was the reality of the situation. We couldn't get all the changes we envisioned but the improvements 
we won are substantial including a the incorporation of a MBTA stop at the center, a new signal at 
Huntington Avenue and a walkway from Copley Place." 

How did the developer fare in this highly public process? Prudential's goal was to increase the value of the 
Center by expanding the asset base. The new plan accomplishes the objective, albeit at a smaller scale. At 
the same time, it adds value by fostering connections with adjacent areas and strengthening existing assets. 
Robert Walsh, now a Senior Vice President for MassDevelopment, a quasipublic economic development 
agency based in Boston represented Prudential Development on the committee from 1986 to 1996. He 
explains Prudential's willingness to compromise, "It was a classic case of the value of the location. The 
Prudential Center had become a destination address but the site was underutilized. For us to leverage our 
investment we had to create greater density and for that we needed to work with our neighbors. Some 
might see this development process as a spectator sport but the give and take generated an effective 
model." In the end, the consensus-based process garnered wide support from all interested parties. The 
final expansion plan included the addition of 1.8 million square feet including several office buildings, more 
residential buildings, and a new retail area. 

In 1993 the Shops at Prudential Center, the first ofthe newly planned addition, opened bringing some of 
the human scale and navigability that the committee desired to the development. However the recession of 
the late 1980s and early 1990s put the other components, including the approved design of a new office 
tower, on temporary hold. 

In the late 1990s as the resurgent economy made Boston one of the hottest markets in the country, Boston 
Properties bought the commercial components of the Center and acquired the as-yet unbuilt development 
rights to the complex. The existence of the master plan, for which Boston Properties assumed 
responsibility as part of the sale, facilitated the current wave of construction including major improvements 
and new buildings including a 36-story, 850,000 square foot office tower; a 130,000 square foot residential 
building; an 11-story, 200,000 square foot office building; a 70,000 square foot neighborhood market; a 
400,000 square foot mixed-use building with a large residential component; 90,000 square feet of additional 
retail space and a 20,CCO square foot enclosed pedestrian walkway which connects to the existing second 
level retail arcade system. Estimated costs for the acquisition and construction costs for the complete 
reposition of the center put Boston Properties total long term investment at nearly a billion dollars. 
According to David Barrett, Senior Vice President for downtown development for Boston properties, the 
company fully understands the opportunities and responsibilities of aquiring a problematic landmark. "We 
recognize what the Prudential Center has meant to the city. In spite of its anti-urban characteristics, the Pru 
is very much a part of the city's history and future. We are excited about the public amenties on the site
the Winter Garden is not just a mall but a covered public street in the best tradition of European cities. The 
1.2 acre park creates a major public space for the community." On the commercial side, the investment are 
already paying off. 111 Huntington, the delayed office tower, is 95 percent leased to some notable tenants 
including the law firm of Palmer & Dodge, and Bain Capital. 



Design in the public realm 
The Boston Globe's Sam Allis in writing about the new Prudential tower comments that "What happens on 
its streets determines the health of a city. What happens with its skyline defines its spirit." The remaking of 
the Prudential Center relies on a variety of design interventions to knit the project into the surrounding 
neighborhoods in order to create a lively, accessible mix of uses on the plaza level and to create a 
memorable icon that can be seen across the city sky. 

An overall goal of the development was to reconnect the isolated Center with adjacent residential 
neighborhoods. New buildings were sited at the edges of the complex and a system of pedestrian 
circulation, retail corridors, and links to transportation were integrated to increase pedestrian access 
through and to the Center. These new uses also respond to the surrounding communities' desire for more 
public space and the needs of office and residential tenants. 

The cornerstone of the new development, 111 Huntington Avenue updates Prudential's identity. As a 
gesture towards its neighbors, the orientation of the tower has been rotated away from I.M Pei and Araldo 
Cossutta's highly regarded Christian Science Center and shifted towards the more commercial areas of the 
Prudential Center. The low-rise portion of the building quiet in its expression is clad in traditional materials 
such as pre-cast concrete, glass and aluminum that harmonize with the surrounding commercial avenue at 
the pedestrian scale. By contrast, the aluminum and glass tower makes a dramatic architectural statement 
within the immediate area and on the city's skyline. The tower owes its exuberant spire to the BRA's 1999 
call for more ornamental tops on new towers being designed around the city. The design community has 
not universally praised the goal of a more distinctive skyline, however with the Mayor Tom Menino's 
encouragement 111 Huntington adds character to the skyline. 

Another design solution that was influenced by the committee's concerns is relocation and expansion of 
Shaw's Neighborhood Market. The market will enjoy high visibility with expansive bay windows that activate 
the pedestrian environment at street level while the market itself is on the plaza level. Landscaping, 
plantings, and a variety of paving patterns animate the surrounding streets and modulate grade changes 
on the site making the store a good visual neighbor. 

Continuing the dialogue 
It has been twelve years since the Prudential Center masterplan was approved and most of the projects are 
moving ahead in accordance with those earlier decisions. Now a potential change in use for one of the last 
developable components of the site on Boylston Street has created a new round of controversy. In the 
masterplan, this 400,000 square foot building was intended to complete the streetscape along the North 
Ring Road and create a viable residential community that would be integrated, rather than isolated, from 
nearby areas. While there is still a shortage of housing in Boston, with a new convention center on the way 
there is a serious need for more hotel rooms as well. In the summer of 2000, PruPAC turned down a 
proposal from a well-respected hotelier who wanted to build a new Four Seasons Hotel on the site because 
the use was not part of the masterplan. Ten weeks later the committee reconsidered its decision. And while 
the final outcome took many months to resolve, the process proved flexible enough to accommodate a 
change in use that incorporates both a small boutique hotel and high-end housing. While there was plenty 
of colorful reporting and probably some shouting over the changes, the grand publidprivate vision for the 
Prudential Center proved its strength. 

The BRA's Director of Planning and Development Linda Haar believes that "The success of the planning 
process at Prudential Center is a great lesson in downtown development at the end of the last century. 
Urban design is not a fixed concept. Programs must be flexible enough to continue to bring improvements 
into the public realm as needs of the community change." Fifteen years ago The Prudential Center was 
beginning to look like a tired paean to the sixties. Today it is arguably one of the city's hottest shopping 
and residential districts and soon the new and renovated office buildings will share the cachet. In many 
ways this evolution is thanks to a group of committed urbanites that was willing to confront big business 
interests and to get involved in a long, sometimes thankless, effort to protect and enhance the quality of 
life in their neighborhoods. So while the new project already has its share of critics, as an example of what 
can be done when government, private interests and concerned citizens pull together, it is hard to find 
another project of this scale and caliber. 
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I The --~rudential Cente-r---~- landmark for the 

city and the region. 23-acres repositioned 

as the city's prern1er address. A new iconic 

office tower drawing top-tier tenants from the 

traditional central business district. Exceptional 

retail and living opportunities. Contemporary 

energy 1n Boston's Back Bay. Easy access to 

private and public transportation. A lively 24-

hour streetscape for residents and shoppers. 

2.6 million square feet of space. The pleasure 

of the Winter Garden, enclosed walkways, and a 

landscaped park. Civic and econornic success. 







"WHAT HAPPENS ON ITS STREETS 
DETERMINES THE HEALTH OF THE 
CITY. WHAT HAPPENS WITH ITS 
SKYLINES DEFINES ITS SPIRIT" 
Sam Allis, The Boston Globe, May 3, 
2001, Writing About the Remaking of 
The Prudential Center Complex 
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