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Project Name 100 Cambridge Street

Location 100 Cambridge St. Boston, MA

Owner MassDevelopment Saltonstall Building Redevelopment Corp. (MSBRC)
Project Use(s) Class A Office, Retail, Market Rate and Affordable Residential, Public Park, Below Grade Parking
Project Size 565, 157 SF, on 3 acres of land

Total Development Cost $200,000,000

Annual Operating Budget (if appropriate) $6,950,202
Date Initiated Spring 2002

Percent Completed by December 1, 2008 100%

Project Completion Date (if appropriate) June 2004
'Attach, if you wish, a list of relevant project dates
Application submitted by:

Name Richard Henderson

Title Executive Vice President, Real Estate

Or anization MassDevelopment
Address 160 Federal Street, 7th Floor

City/State/Zip 02110

Telephone ( 617 ) 330-2096

Fax ( 617 ) 330-2001

E-mail rhenderson@massdevelopment.com

Weekend Contact Number (for notification): 617-818-4340

Key Participants (Attach an additional sheet if needed)
Key Participant

Organization

Public Agencies MA Department of Capital Asset Management

Peter Nerstrand

Architect/Designer Elkus Manfredi

Tom Mullen

Developer MassDevelopment {MSBRC)

Richard Henderson

Telephone/e-mail
Hpeter.Norstrand@state.ma.us

tmullen@elkus-manfredi.com
rhenderson@massdevelopment.com

Professional consultant Financial: Byrne McKinney & Assoc., Inc. - Pamela McKinney- pmckinney@byrnemckinney.com

Community Group Garden of Peace

Other Development Manager: Meredith & Grew

Evelyn Tobin

ymcapublicpolicy@comcast.net

Kristin Blount

keblount@m-g.com

Please indicate how you learned of the Rudy Bruner Award for Urban Excellence. (Check all that apply).
X Direct Mailing
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Project Name 100 Cambridge Street
Address 100 Cambridge Street

City/State/ZIP Boston, MA 02114

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

The 100 Cambridge Street redevelopment transformed an abandoned government building into a 3 acre urban
mixed-use complex, incorporating office, retail, residential and public open space. The Leverett P. Salton stall building,
which housed state offices since its construction in 1965, was closed in 1999 due to asbestos contamination.
Through a competitive process, the Commonwealth of Massachusetts selected MassDevelopment as the developer.
Mass Development, the state's quasi-public economic development authority, presented a proposal that focused on
creating a mixed-use development that linked the building with the busy thoroughfare of 100 Cambridge Street and
the adjacent historic neighborhood of Beacon Hill.
The completed project features 75 units of condominium housing, with 25% affordable; 565,103 square feet of public
and private office space; 26,506 of ground-level retail space including a bank, child care center, drugstore and coffee
shop; and 45,600 square feet of public open space, including the Garden of Peace, a memorial to victims of homicide.
The residential and retail components were constructed in a low-rise building attached to the base of the existing
office tower. In addition to adding much needed housing the new building replaced an unused, concrete plaza with a
structure that fits the neighborhood architecturally while creating a more consistent street-wall along Cambridge
Street.
We note that all of the residential units have been sold, and both the office tower and the retail space are 100%
leased.

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.)
1) The project showcases smart planning and development: transit-oriented, mixed use and income on a brownfields
site.
2) Innovative financing approach used Mass Development bonds to cover $200 MM of project costs with private
investor funds.
3) Key urban site was restored, reversing 1960s "urban renewal" damage with a project that connects the site to the
community.
4) 75 new units of critically needed mixed-income housing were created in the heart of downtown Boston.
5) A public asset was preserved for the Commonwealth, as well as providing office space and ground rent to the
State.
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American cities embody our nation's greatest
triumphs and most daunting challenges. At their
best they showcase the rich diversity, cultural
achievement, and democratic values that characterize the American spirit. At their worst they
reflect our country's most persistent social ills
-economic disparity, hopelessness, neglect and
abandonment. Yet there are those places that
are developed with such vision and imagination
that they transform urban problems into creative
solutions. lhe Rudy Bruner Award for Urban
Excellence (RBA) seeks to discover those special
places and to celebrate and publicize their
achievements.
Excellence exists in every city. It can be found
in downtowns, neighborhoods, and parks. The
Rudy Bruner Award searches for urban places
that embody excellence, and celebrates their
contribution to the richness and diversity of the
urban experience.
These places often transcend the boundaries
between architecture, urban design, and planning. They are born through processes of transformation- the renewal of something old, or the
creation of something new that resonates in the
history of community life.
These extraordinary places enrich the quality
of the urban experience, and serve as models for
placemaking in cities across the country.

Prizes and Presentation

Perspective Sheets

The Rudy Bruner Award for Urban Excellence
is given to five winning projects in each biennial
award cycle.

You have been asked by the applicant to fill
in a perspective sheet. Perspective sheets are
designed to elicit individual or institutional
perspectives on the applicant project. Emphasis
should be placed on answering the questions
in the space provided in as clear a manner as

• One Gold Medal Winner is awarded $50,000.
• Four Silver Medal Winners are each awarded
$10,000.
• The winning project teams may use prize
money in any way they choose to benefit
the project.
• All winners are promoted by the Bruner
Foundation and are included in books that
are published by the Foundation.
• All finalists will be featured in award
ceremonies, and a media outreach effort.

2007 Rudy Bruner Award Winners
Gold Medal:
Children's Museum of Pittsburgh,
Pittsburgh, PA
Silver Medals:
Artists for Humanity Epicenter,
Boston, MA
Columbus Circle Public Plaza,
New York, NY
Crossroads Project and Marsupial Bridge,
Milwaukee, WI
High Point Redevelopment Project,
Seattle, WA
LA Design Center,
los Angeles, CA

2009 Selection Committee
David N. Cicilline, Mayor, Providence, Rl
Michael Dobbins, Professor of Practice, Department of Architecture, City and Regional Planning, Georgia Tech, Atlanta, GA
Mary Houghton, President and Co-founder,
Shore Bank, Chicago, ll
Crace La, Principal, La Dallman Architects,
Associate Professor of Architecture, University of
Wisconsin-Milwaukee, Milwaukee, WI
)air Lynch, President, CEO, JAIR LYNCH Development Partners, Washington, DC
Martha Welborne, Managing Director, Grand
Avenue Committee, los Angeles, CA

possible.
Although the application contains many other
components, individual perspectives provide
critical information about the project as it is
reviewed by the Selection Committee. We thank
you for your willingness to submit a perspective
sheet, and for participating in the Rudy Bruner
Award process.
NB: Perspective sheets can be filled out in
writable pdf format online at: www.brunerfoun-

dation.org. However, they must be submitted
to the Foundation (together with other materials
provided by the-applicant) as hard copy, with
your signature. No e-mail submissions will be
accepted.

Key Dates:
• Submissions must be received at the Foundation no later than Monday, December 15,
2008.
• Applications received after December 15 will
not be considered.
• Five finalists will be notified by January 26,
2009.
• Site visits to finalists will take place in
February, March, and April2009
• lhe Gold and Silver Medal Winners will be
selected and notified in May, 2009.
• Presentations of the Rudy Bruner Award for
Urban Excellence will be made in May and
June of 2009.

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 and goals of the project What, if any, signifcant trade·offs were required to implement the project?

The underlying goals of the project were the following:
-Rehabilitate a 'sick' building
-Ensure long-term, low-cost occupancy of 286,308 square feet of Class A office space for State offices
-Ensure the building remains under State ownership long-term
-Ensure when the building is returned to the State it is well maintained and has significant reserve funds
-Knit back urban fabric by creating street presence with townhomes and retail spaces
-Create both market rate and Affordable housing
-Create usable, attractive open space
Significant trade-offs included:
-The developer's return was limited due to the State's below market rent and creation of affordable housing units.
-Exposure to market risk
-In order to bring the street wall out to Cambridge Street, given the grade change, some of the retail space required a
unique and challenging configuration.
-Prior to redevelopment, the State had occupied the entire building. In return for MSBRC completing the rehab
project, off the State's budget, the State would occupy only half of the redeveloped building.

2. How has the project impacted the local community?

The community benefited from the re-development of 100 Cambridge Street in many ways. From a physical
standpoint, the former Saltonstall building had a fortress-like exterior which was set back from Cambridge Street with
a wind-swept, concrete plaza. The architecture was not at all consistent with the adjacent, historic Beacon Hill
neighborhood. The re-development addressed both of these issues by wrapping the existing building in a brick-clad,
low-rise addition, constructed for the project's residential and retail components. The addition included a consistent,
pedestrian friendly streetwall and an inviting entrance to the building. The entrance itself is framed in glass, through
which passers by can clearly see one of the project's many works of art, Sol LeWitt's vibrantly colored, 20-by-60 foot
painting, entitled Wall Drawing #1128, 2004. The building's art collection also features Freedom One by the building's
architect, Howard Elkus, and three pieces by teens from Artists for Humanity, a non-profit art group that works with
inner city teens to create commissioned artwork displayed citywide.
The new brick addition brought new residents and life to the neighborhood as well as a new full service pharmacy and
bank. A day-care center which was formerly located in a near-by church basement was able to relocate to 100
Cambridge Street's first floor, affording its clients new space with safe access through the building's garage. The day
care center also serves as an important amenity for the building's tenancy.
Lastly, the area behind the building was transformed into a public park with a fountain. Part of the park includes the
Garden of Peace, a monument to victims of homicide in Massachusetts.
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3. Describe the key elements of the development process, including community participation where appropriate.

The state legislature supported the project by passing Chapter 237 of the Acts of 2000, creating the
MassDevelopment!Saltonstall Building Redevelopment Corporation (MSBRC) and exempting the project from
standard procurement regulations. By combining public sector capabilities with private sector financing and expertise,
100 Cambridge Street transformed a vacant state office building into a thriving public/private success story.
The project was approved by the Boston Redevelopment Authority which included a full community review.
The marketing of the building was also a critical part of the development process. One obstacle was the previous
tower's reputation as a contaminated, deteriorating building. It had a reputation as an unpleasant, depressing place
to work. The innovative design and high quality management of the project quickly built a new reputation for the site
as one of the best buildings in the area. In 2005, 100 Cambridge Street was chosen as the SOMA Building of the
Year. The development was also selected as a finalist for the Urban Land Institute's Awards for Excellence in 2006.
The project has shown that the public sector can take on the most difficult sites and create first-class development.

4. Describe the financing of the project. Please inclucle all funding sources and square foot costs where applicable.

On May 2, 2002, the MSBRC issued revenue bonds (the "Bonds"), Series 2002A, 20028 and 2002C in the aggregate
principal amount of approximately $195.8 million for the redevelopment of the office building and garage and the
construction of the condominium/retail portion located at 100 Cambridge Street in Boston, Massachusetts.
The Bonds were issued in the following series:
$91,660,000 Revenue Bonds Series 2002A-Fixed Rate
$83,100,000 Revenue Bonds Series 20028-Variable Rate
$21,050,000 Revenue Bonds Series 2002C-Variable Rate
The Bonds bear interest at fixed and variable rates with maturities of various amounts through 2034. The agreement
also provides for, among other requirements, the maintenance of a minimum senior debt service coverage ratio. As
of June 30, 2008 and 2007, the necessary debt service coverage ratio was met. In addition MassDevelopment
contributed $20,000,000 in mezzanine financing.
In July 2008 Series C was redeemed in full.
Construction costs for renovation of the tower and garage and the addition of the residential/retail structure averaged
$113/SF. Additional soft costs (ie. Architectural/Design, legal, marketing, financing, and other professional services),
comprised the balance of the total project cost.

5. Is the project unique ancVor does it address significant urban issues? Is the model adaptable to other urban settings?

The project fulfills several special needs for the market and the area. First, the creation of housing units is critical to
economic development in Massachusetts. 100 Cambridge Street provided 75 new units, including 19 affordable to
low-to-moderate income residents. The second need was for public space in this dense area of the city. The attractive
plaza contains a mix of green and paved areas, as well as the Garden of Peace, a memorial to victims of homicide.
The third way the project contributes is through the private/public structure. The state receives below-market office
space, as well as ground rent payments and future revenue, as well as retaining ownership of the asset. The City of
Boston now receives property taxes from what was non-taxable property, and the design of the project with retail
frontage has contributed to the ongoing revitalization of Cambridge Street.
We believe the project is unique but has many features that can be applied to address significant urban issues in
other settings given that many cities have 60's-era government building with towers and lightly used plazas.
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American cities embody our nation's greatest
triumphs and most daunting challenges. At their
best they showcase the rich diversity, cultural
achievement, and democratic values that characterize the American spirit. At their worst they
reflect our country's most persistent social ills
-economic disparity, hopelessness, neglect and
abandonment. Yet there are those places that
are developed with such vision and imagination
that they transform urban problems into creative
solutions. The Rudy Bruner Award for Urban
Excellence (RBA) seeks to discover those special
places and to celebrate and publicize their
achievements.
Excellence exists in every city. It can be found
in downtowns, neighborhoods, and parks. The
Rudy Bruner Award searches for urban places
that embody excellence, and celebrates their
contribution to the richness and diversity of the
urban experience.
These places often transcend the boundaries
between architecture, urban design, and planning. They are born through processes of transformation- the renewal of something old, or the
creation of something new that resonates in the
history of community life.
These extraordinary places enrich the quality
of the urban experience, and serve as models for
placemaking in cities across the country.

Prizes and Presentation

Perspective Sheets

The Rudy Bruner Award for Urban Excellence
is given to five winning projects in each biennial
award cycle.

You have been asked by the applicant to fill
in a perspective sheet. Perspective sheets are
designed to elicit individual or institutional

• One Gold Medal Winner is awarded $50,000.
• Four Silver Medal Winners are each awarded

should be placed on answering the questions

$10,000.

• The winning project teams may use prize
money in any way they choose to benefit
the project.
• All winners are promoted by the Bruner
Foundation and are included in books that
are published by the Foundation.
• All finalists will be featured in award
ceremonies, and a media outreach effort.

2007 Rudy Bruner Award Winners
Cold Medal:
Children's Museum of Pittsburgh,
Pittsburgh, PA
Silver Medals:
Artists for Humanity Epicenter,
Boston, MA
Columbus Circle Public Plaza,
New York, NY
Crossroads Project and Marsupial Bridge,
Milwaukee, WI
High Point Redevelopment Project,
Seattle, WA
LA Design Center,
los Angeles, CA

2009 Selection Committee
David N. Cicilline, Mayor, Providence, Rl
Michael Dobbins, Professor of Practice, Department of Architecture, City and Regional Planning, Georgia Tech, Atlanta, GA
Mary Houghton, President and Co-founder,
Shore Bank, Chicago, ll
Grace La, Principal, La Dallman Architects,
Associate Professor of Architecture, University of
Wisconsin-Milwaukee, Milwaukee, WI

Jair Lynch, President, CEO, lAIR LYNCH Development Partners, Washington, DC
Martha Welborne, Managing Director, Grand
Avenue Committee, los Angeles, CA

perspectives on the applicant project. Emphasis
in the space provided in as clear a manner as
possible.
Although the application contains many other
components, individual perspectives provide
critical information about the project as it is
reviewed by the Selection Committee. We thank
you for your willingness to submit a perspective
sheet, and for participating in the Rudy Bruner
Award process.
NB: Perspective sheets can be filled out in
writable pdf format online at: www.brunerfoundation.org. However, they must be submitted
to the Foundation (together with other materials
provided by the applicant) as hard copy, with
your signature. No e-mail submissions will be
accepted.

Key Dates:
• Submissions must be received at the Foundation no later than Monday, December 15,
2008.

• Applications received after December 15 will
not be considered.
• Five finalists will be notified by January 26,
2009.

• Site visits to finalists will take place in
February, March, and April2009
• The Gold and Silver Medal Winners will be
selected and notified in May, 2009.
• Presentations of the Rudy Bruner Award for
Urban Excellence will be made in May and
June of 2009.
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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 Tom Mullen

Title

Organization ELKUS MANFREDI ARCHITECTS

Telephone ( 617 ) 368-3401

Address 300 A Street

Cit /State/ZIP Boston, MA 02210

Fax ( 617 ) 426-7502

E-mail tmullen@elkus-manfredi.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.
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1. Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc.

This project is a seminal example of a sick public building providing the opportunity to reestablish a prominent edge of
an historic urban neighborhood (Beacon Hill). The Saltonstall Building and its companion, the McCormack Building,
are a product of the 1960's when the urban fabric was often destroyed in favor of empty plazas. The creative
redesignation of half of the building's 700,000 square feet to the private office market for 50 years, together with the
addition of a mixed-use program of 75 residential units and retail along Cambridge Street, not only subsidized the
abatement and renovation of the office lower, but allowed the building footprint to expand in order to recreate the
street wall and pedestrian-scaled public realm on three bordering city streets. The 1960's precast concrete and glass
tower was transformed by replacement of the refiective bronze glass and window frames for a lighter more transparent
opening. The surrounding low-rise residential/retail structures that were added are comprised of a combination of brick
and masonry to compliment the same materials characteristic of the Beacon Hill surroundings.

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

The design integrated an isolated, once important state office building into the urban fabric. The quality of the public
realm within and surrounding the block was dramatically enhanced as an asset to the neighborhood. Creating both
interior and exterior cross connections provided access for Beacon Hill residents to nearby Government Center,
Quincy Market and the Financial District. Cambridge Street was reinforced as the major portal to Government Center
Plaza. The Beacon Hill residential neighborhood was expanded by 75 residences, including 19 affordable units. The
introduction of retail along Cambridge Street provided the continuity essential to the viability of retail in the area. The
area's historic street pattern that once criss-crossed the block is retraced in the walks and a landscaped uphill plaza
which also features a substantial water element and the Garden of Peace dedicated to the victims of violence. The
building's public role is further celebrated by an extensive art program, including the city's most important Sol Lewitt
wall painting, featured in a new major entrance to the tower at 100 Cambridge Street.

ARCHITECT OR DESIGNER PERSPECTIVE
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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.

The major challenge for designing a mixed-use project with government office, retail and residential is providing the
access deserved by the public, the security required by the government and the privacy desired by the residents. By
branding the upper entrance and lobby as the continued presence of Saltonstall State Office Building and the lower
entrance as the new 100 Cambridge Street entrance and lobby for the private market, the designer was able to use the
sloping site to give separate identity to both major building users. The residential owners have three separate street
entries together with those of the individual townhouses along Bowdoin Street and Somerset Street.

4. Describe the ways in which the design relates to its urban context.

The building design of the low rise ring reinforces the prominent commercial street edge of Cambridge Street, with
modern materials of glass, metal and brick. Along Bowdoin Street the smaller scale and increased fenestration are
refiective of the Beacon Hill neighborhood it joins. The prominent glass box entry that showcases the "Lewitt" is fianked
by a precast grid that celebrates a new entry to the office tower beyond.
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American cities embody our nation's greatest
triumphs and most daunting challenges. At their

best they showcase the rich diversity, cultural
achievement. and democratic values that characterize the American spirit. At their worst they
reflect our country's most persistent social ills

-economic disparity, hopelessness, neglect and
abandonment. Yet there are those places that
are developed with such vision and imagination
that they transform urban problems into creative

solutions. The Rudy Bruner Award for Urban
Excellence (RBA) seeks to discover those special
places and to celebrate and publicize their
achievements.
Excellence exists in every city. It can be found
in.downtowns, neighborhoods, and parks. The

Rudy Bruner Award searches for urban places
that embody excellence, and celebrates their
contribution to the richness and diversity of the
urban experience.
These places often transcend the boundaries
between architecture, urban design, and planning. They are born thrpugh processes of transformation- the renewal of something old, or the
creation of something new that resonates in the
history of community life.
These extraordinary places enrich the quality
of the urban experience, and serve as models for
placemaking in cities across the country.

Prizes and Presentation

Perspective Sheets

The Rudy Bruner Award for Urban Excellence
is given to five winning projects in each biennial
award cycle.
• One Gold Medal Winner is awarded $50,000.
• Four Silver Medal Winners are each awarded

You have been asked by the applicant to fill
in a perspective sheet. Perspective sheets are
designed to elicit individual or institutional
perspectives on the applicant project. Emphasis
should be placed on answering the questions
in the space provided in as clear a manner as
possible.
Although the application contains many other
components, individual perspectives provide
critical information about the project as it is
reviewed by the Selection Committee. We thank
you for your willingness to submit a perspective
sheet, and for participating in the Rudy Bruner
Award process.
NB: Perspective sheets can be filled out in
writable pdf format online at www.brunerfoundation.org. However, they must be submitted
to the Foundation (together with other materials
provided by the applicant) as hard copy, with
your signature. No e-mail submissions will be
accepted.

$10,000.

• The winning project teams may use prize
money in any way they choose to benefit
the project.
• All winners are promoted by the Bruner
Foundation and are included in books that
are published by the Foundation.
• All finalists will be featured in award
ceremonies, and a media outreach effort.

2007 Rudy Bruner Award Winners
Gold Medal:
Children's Museum of Pittsburgh,
Pittsburgh, PA
Silver Medals:
Artists for Humanity Epicenter,
Boston, MA
Columbus Circle Public Plaza,
New York, NY
Crossroads Project and Marsupial Bridge,
Milwaukee, WI
High Point Redevelopment Project,
Seattle, WA
LA Design Center,
los Angeles, CA

2009 Selection Committee
David N. Cicilline, Mayor, Providence, Rl
Michael Dobbins, Professor of Practice, Department of Architecture, City and Regional Planning, Georgia Tech, Atlanta, GA
Mary Houghton, President and Co-founder,
Shore Bank, Chicago, ll
Grace La, Principal, La Dallman Architects,
Associate Professor of Architecture, University of
Wisconsin-Milwaukee, Milwaukee, WI
)air Lynch, President, CEO, )AIR lYNCH Development Partners, Washington, DC
Martha Welborne, Managing Director, Grand
Avenue Committee, Los Angeles, CA

Key Dates:
• Submissions must be received at the Foundation no later than Monday, December 15,
2008.

• Applications received after December 15 will
not be considered.
• Five finalists will be notified by January 26,
2009.

• Site visits to finalists will take place in
February, March, and April 2009
• The Gold and Silver Medal Winners will be
selected and notified in May, 2009.
• Presentations of the Rudy Bruner Award for
Urban Excelfence will be made in May and
June of 2009.
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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 the person who took primary responsibility for project financing or is a representative of the group which

did.
Name Richard Henderson

litle Executive Vice President, Real Estate

Organization MassDevelopment

Telephone ( 617 ) 330-2096

Address 160 Federal St.

City/State/ZIP Boston, MA 02110

Fax ( 617 ) 330-2001

E-mail rhenderson@massdevelopment.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.
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1. What role did you or your company play in the development of this project? Describe the scope of involvement.

MassDevelopment was the overall project developer and is the building owner/manager under a 60 year lease with the
Commonwealth. of Massachusetts. MassDevelopment is a quasi-public State agency charged with promoting
economic development statewide by financing, providing technical support for, and directly undertaking development
projects. Much of the real estate department's work focuses on redeveloping surplus government property and/or
projects that are unlikely for the private sector to undertake because of difficult site issues such as environmental
contamination, derelict buildings, or weak market conditions in inner-city neighborhoods.
MassDevelopment's role on 100 Cambridge Street started when it pulled together a project team to respond to a
solicitation from the Commonwealth of Massachusetts for the redevelopment of the building. The team included an
architect, general contractor, development manager, office and residential marketing agents, financial consultant and
affordable housing consultant. Through MSBRC, MassDevelopment led the team in conceiving the project, managing
the development process, and providing project financing. Upon construction completion, MassDevelopment,
supported by its marketing agents, negotiated tenant leases and sold the residential condominium units.
MassDevelopment continues to own and manage the office an[l retail portions of the complex and is responsible for
paying debt service on the project financing.

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

This was an enormously complicated project with multiple goals that required many compromises and tradeoffs. Some
of these include: to provide the best possible occupancy structure and financial deal for the Commonwealth while
making the project attractive to private tenants and financially feasible for the developer; to provide additional housing
in a tight market while not overbuilding the site or limiting views from the office tower; to provide a generous allocation
of affordable units without unduly eroding the project proforma or the marketability of the full-price units; to find the
right balance of additional building program versus open space; to create useable retail spaces versus re-using the
base of a former multi-level plaza.
Some of the solutions to these tradeoffs were quite creative. For example, the architect took advantage of what in
some ways was a difficult problem, a steeply sloping site, to create two separate entrances and office lobbies dividing
the private tenants, who demanded a "name" street address and modest lobby security, from the public tenants who
required enhanced security with metal detectors. MassDevelopment worked with a daycare provider to tum a hard-to
use multilevel retail space into an asset, with children's slides negotiating the grade changes.

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

The creative approaches to successful completion of this project extended to its innovative financing. Instead of
issuing G.O. bonds and undertaking the building rehabilitation as a typical public project, the state's Division of Capital
Asset Management (DCAM) issued an RFP to the development community. MassDevelopment was chosen in part
because of the agency's proposal that the Commonwealth retain the asset through a long term ground lease while
also becoming a tenant with a below-market, fixed space lease. By creating a master condominium with one public
unit, one private commercial unit and one residential unit, Mass Development was able to take advantage of both
taxable and tax-exempt bond financing. The Agency provided an equity investment and issued bonds to cover the bulk
of project costs. The bonds were in three main !ranches: short term debt for the residential portion, paid back from
condominium sales; long term tax-exempt bonds to cover the costs of financing the publicly-occupied portions of the
project; and long term taxable bonds to finance those portions occupied by private office and retail. The lower cost of
tax-exempt debt allowed MassDevelopment to provide an attractive financial deal to the State, allowing the project to
lock in a below-market rent from the State for their tenant space (fixed for 30 years) that gets partially offset by
payments to the State for ground rent, and additional contingent rent if the project revenue is sufficiently high.
Revenues from the project fiow into a series of fund buckets to pay the taxable and tax-exempt debt, operating costs
and taxes, ground rent to the Commonwealth, and a series of project reserves for maintenance and refurbishment at
tenant turnover. Mass Development has capped its return on its equity investment so that any remaining dollars at the
end of the fund fiows go to the Commonwealth as contingent rent. The financing does not require the state to secure
the bonds and does not affect the state's general obligation bond cap, but provides the state with stable, low
occupancy costs, ground rent and contingent rent.
The private portions of the building, including half the office space, the retail space, and the residential condominiums,
provide property tax revenue to the City of Boston on a site that was fonmerly entirely tax-exempt.

4. What do you consider to be the most and least successful aspects of the project?

100 Cambridge Street has many successful aspects: in transforming a contaminated, vacant government building into
a vibrant, mixed-use asset in the heart of an urban area, it represents a unique vision in planning, design,
public/private collaboration, and creative financing. The innovative building design enhances the surrounding built
environment by harmonizing the modern and historical architectural styles of the adjacent areas, extending the scale,
charm and 24/7 activity of Beacon Hill to its original edges along Bowdoin and Cambridge Streets. The retail frontage
and vibrant Sol Lewitt painting in the front entrance have contributed significantly to the ongoing revitalization of
Cambridge Street. The creation of 75 new homes, including 19 affordable to \ow-to-moderate income residents, was a
major community benefit, as was the creation of attractive new public spaces in this dense area of the city. The
private/public structure is also a great success: the state receives below-market office space, ground rent payments
and future revenue, as well as retaining ownership of the asset. The City of Boston now receives property taxes from
what was non-taxable property.
The least successful aspect is the project's financial return to the developer. Because of a commitment to the
Commonwealth, the project commenced despite a severe downturn in the Boston office market following the 9/11
attacks. While the condominiums sold well and the office and retail space are 100% leased, the rents achieved in a
weak 2004-5 real estate market are significantly less that those anticipated in the proforma. While the project
generates sufficient revenues to pay its debt service and ground rent to the State, the developer's return on equity and
some of the project reserves await future revenue increases when the private sector leases turn over.
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American cities embody our nation's greatest

triumphs and most daunting challenges. At their
best they showcase the rich diversity, cultural
achievement, and democratic values that characterize the American spirit. At their worst they
reflect our country's most persistent social ills
-economic disparity, hopelessness, neglect and

abandonment. Yet there are those places that
are developed with such vision and imagination
that they transform urban problems into creative

solutions. The Rudy Bruner Award for Urban
Excellence (RBA) seeks to discover those special

places and to celebrate and publicize their
achievements.

Excellence exists in every city. It can be found
in downtowns, neighborhoods, and parks. The
Rudy Bruner Award searches for urban places
that embody excellence, and celebrates their
contribution to the richness and diversity of the
urban experience.
These places often transcend the boundaries
betw-een architecture, urban design, and planning. They are born through processes of transformation - the renewal of something old, or the
creation of something new that resonates in the
history of community life.
These extraordinary places enrich the quality
of the urban experience, and serve as models for
placemaking in cities across the country.

Prizes and Presentation

Perspective Sheets

The Rudy Bruner Award for Urban Excellence
is given to five winning projects in each biennial
award cycle.
• One Gold Medal Winner is awarded $50,000.
• Four Silver Medal Winners are each awarded

You have been asked by the applicant to fill
in a perspective sheet. Perspective sheets are
designed to elicit individual or institutional
perspectives on the applicant project. Emphasis
should be placed on answering the questions
in the space provided in as clear a manner as
possible.
Although the application contains many other
components, individual perspectives provide
critical information about the project as it is
reviewed by the Selection Committee. We thank
you for your willingness to submit a perspective
sheet, and for participating in the Rudy Bruner
Award process.
NB: Perspective sheets can be filled out in
writable pdf format online at www.brunerfoundation.org. However, they must be submitted
to the Foundation (together with other materials
provided by the applicant) as hard copy, with
your signature. No e-mail submissions will be
accepted.

$10,000.

• The winning project teams may use prize
money in any way they choose to benefit
the project.
• All winners are promoted by the Bruner
Foundation and are included in books that
are published by the Foundation.
• All finalists will be featured in award
ceremonies, and a media outreach effort.

2007 Rudy Bruner Award Winners
Gold Medal:
Children's Museum of Pittsburgh,
Pittsburgh, PA
Silver Medals:
Artists for Humanity Epicenter,
Boston, MA
Columbus Circle Public Plaza,
New York, NY
Crossroads Project and Marsupial Bridge,
Milwaukee, WI
High Point Redevelopment Project,
Seattle, WA
LA Design Center,
los Angeles, CA

2009 Selection Committee
David N. Cicilline, Mayor, Providence, Rl
Michael Dobbins, Professor of Practice, Department of Architecture, City and Regional Planning, Georgia Tech, Atlanta, GA
Mary Houghton, President and Co-founder,
Shore Bank, Chicago, IL
Grace La, Principal, La Dallman Architects,
Associate Professor of Architecture, University of
Wisconsin-Milwaukee, Milwaukee, WI
jair lynch, President, CEO, JAIR LYNCH Development Partners, Washington, DC
Martha Welborne, Managing Director, Grand
Avenue Committee, los Angeles, CA

Key Dates:
• Submissions must be received at the Foundation no later than Monday, December 15,
2008.

• Applications received after December 15 will
not be considered.
• Five finalists will be notified by January 26,
2009.

• Site visits to finalists will take place in
February, March, and April2009
• The Gold and Silver Medal Winners will be
selected and notified in May, 2009.
• Presentations of the Rudy Bruner Award for
Urban Excellence will be made in May and
June of 2009.
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Please answer questions in space provided. Applicants s~ould 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. rr the forms are not used and answers are typed on a separate
page, each answe~ must be preceded by the question to which it re<ponds, 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 is) of public agency(ies) who were directly involved in the financing, design review, or
public approvals that affected this p~oject.
Name H. Peter Nerstrand

Title Deputy Commissioner for Real Estate Services

Organi<ation Division of Capital Asset Management

Telephone ( 617 ) 727-8090 x 511

Address One Ashburton Place

City/State/ZIP Boston, MA 02108

Fax ( 617 ) 727·8082

e-mail hpeter.norstrand@slate.ma.us

The undc=,-s.igned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for
any purpose whatsoever, the arerials submitted. The applicant warrants that the applicant has full power and authority to submit the
application and all
at 1als and to grant these rights and permissions.

1. What role. did your agency pi~ in the development of this projecH Describe any requirements made of this project by your agency
(e.g., zoning, public participation, public benefits, impact statements).
The Division of Capttal asset Management and Maintenance (DCAM) is responsible for all real estate owned by the
Commonwealth of Massachusetts. The land and office building at 100 Cambridge Street are owned by the
Commonwealth." In acccrdance with legislation enacted in 2000, DCAM was authorized to enter into a long-tenm
ground lease with Mass Development and sublease back of approximately 285,000 square feet of space in the office
building in order to finance the redevelopment of this property. The redevelopment included new construction or
market-rate and affordable residential condominiums. new constn.tction, of ground-floor retail space, renovaUon of the
office tower for private and public office use, and construction of a public memorial garden to honor victims cif violent
crimes.

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 project was intended to provide economic development benefits to the City of Boston.and the Commonwealth
including, by the way of example, redevelopment of affordable housing and market-rate housing in the downtown area,
development of private office space that, along with the condominiums, added to the City of Boston tax base, and
urban design improvements along Cambridge Street.
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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.
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Name H. Peter Nerstrand

Title Deputy Commissioner for Real Estate Services

Organization Division of Capital Asset Management

Telephone ( 617 ) 727-8090 x 511

Address One Ash burton Place

City/State/ZIP Boston, MA 02108

Fax ( 617 ) 727-8082

E-mail hpeter.norstrand@state.ma.us

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.
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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 Division of Capital asset Management and Maintenance (DCAM) is responsible for all real estate owned by the
Commonwealth of Massachusetts. The land and office building at 100 Cambridge Street are owned by the
Commonwealth. In accordance with legislation enacted in 2000, DCAM was authorized to enter into a long-term
ground lease with MassDevelopment and sublease back of approximately 285,000 square feet of space in the office
building in order to finance the redevelopment of this property. The redevelopment included new construction or
market-rate and affordable residential condominiums, new construction, of ground-floor retail space, renovation of the
office tower for private and public office use, and construction of a public memorial garden to honor victims of violent
,,~

crimes.

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 project was intended to provide economic development benefits to the City of Boston and the Commonwealth
including, by the way of example, redevelopment of affordable housing and market-rate housing in the downtown area,
development of private office space that, along with the condominiums, added to the City of Boston tax base, and
urban design improvements along Cambridge Street.
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(coNro)

3. Describe the project's imp<Kt on your city. Please be as specific as possible.

The project enhanced a bleak, wind swept intersection, revitalized a tired, 1960's era building and visually connected
the governmental structure to Beacon Hill. It added over a quarter of a million square feet of Class A office space to
the City's tax rolls, as well as 75 condominium units. In addition, it added retail space, revitalized the plaza between
the Saltonstall Building and the McCormack Building and facilitated the development of the Garden of Peace, a
memorial to victims of violent crime.

4. Did this project result in new models oi publidprivate partnerships? Are there aspects of this project that would be instructive to
agencies like yours in other cities?

The model of using public property for both state and private use is being utilized in the Longwood Medical Area of
Boston, where in exchange for the development of rights on a three acre parcel of state property, the developer is
being required to develop 70,000 square feet of clinical, office and longer term care for use by a Health and Human
Services Agency.

5. What do you consider to be the most and least successful aspects of this project?

From the point of view of the Commonwealth, the most successful aspects are some of the financial pieces such as
the 31 years of fixed rent, well below market for 286,308 square feet of first class office space. The Commonwealth
has low, stable occupancy costs. In addition, since M/SBRC did the bond financing there is no debt for the
Commonwealth and no affect on the general obligation bond cap.
The only negative has been that the rents originally expected were not aiL achieved due to the building coming on line
in a difficult real estate market. Because of this, and due to the the way the fiow of funds is structured, there have
been periods of time when the annual ground rent to the Commonwealth has been deferred. However, the documents
require that it be accrued with interest and M/SBRC has paid it when able.
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American cities embody our nation's greatest
triumphs and most daunting challenges. At their
best they showcase the rich diversity, cultural
achievement, and democratic values that characterize the American spirit. At their worst they
reflect our country's most persistent social ills

- economic disparity, hopelessness, neglect and
abandonment. Yet there are those places that
are developed with such vision and imagination
that they transform urban problems into creative
solutions. The Rudy Bruner Award for Urban ;
Excellence (RBA) seeks to discover those special
places and to celebrate and publicize their
achievements.
Excellence exists in every city. It can be found
in downtowns, neighborhoods, and parks. The
Rudy Bruner Award searches for urban places
that embody excellence, and celebrates their
contribution to the richness and diversity of the
urban experience.
These places often transcend the boundaries
between architecture, urban design, and planning. They are born through processes of transformation - the renewal of something old, or the
creation of something new that resonates in the
history of community life.
These extraordinary places enrich the quality
of the urban experience, and serve as models for
placemaking in cities across the country.

Prizes and Presentation

Perspective Sheets

The Rudy Bruner Award for Urban Excellence
is given to five winning projects in each biennial
award cycle.
• One Gold Medal Winner is awarded $50,000.

You have been asked by the applicant to fill
in a perspective sheet. Perspective sheets are
designed to elicit individual or institutional
perspectives on the applicant project Emphasis
should be placed on answering the questions
in the space provided in as clear a manner as
possible.
Although the application contains many other
components, individual perspectives provide
critical information about the project as it is
reviewed by the Selection Committee. We thank
you for your willingness to submit a perspective
sheet, and for participating in the Rudy Bruner
Award process.
NB: Perspective sheets can be filled out in
writable pdf format online at: www.brunerfoundation.org. However, they must be submitted
to the Foundation (together with other materials
provided by the applicant) as hard copy, with
your signature. No e-mail submissions will be
accepted.

• Four Silver Medal Winners are each awarded
$10,000.

• The winning project teams may use prize
money in any way they choose to benefit
the project.
• All winners are promoted by the Bruner
Foundation and are included in books that
are published by the Foundation.
• All finalists will be featured in award
ceremonies, and a media outreach effort.

2007 Rudy Bruner Award Winners
Gold Medal:
Children's Museum of Pittsburgh,
Pittsburgh, PA
Silver Medals:
Artists for Humanity Epicenter,
Boston, MA
Columbus Circle Public Plaza,
New York, NY
Crossroads Project and Marsupial Bridge,
Milwaukee, WI
High Point Redevelopment Project,
Seattle, WA
LA Design Center,
los Angeles, CA

2009 Selection Committee
David N. Cicilline, Mayor, Providence, Rl
Michael Dobbins, Professor of Practice, Department of Architecture, City and Regional Planning, Georgia Tech, Atlanta, GA
Mary Houghton, President and Co-founder,
Shore Bank, Chicago, ll
Grace La, Principal, La Dallman Architects,
Associate Professor of Architecture, University of
Wisconsin-Milwaukee, Milwaukee, WI
Jair Lynch, President, CEO, JAIR LYNCH Development Partners, Washington, DC
Martha Welborne, Managing Director, Grand
Avenue Committee, los Angeles, CA

Key Dates:
• Submissions must be received at the Foundation no later than Monday, December 15,
2008.

• Applications received after December 15 will
not be considered.
• Five finalists will be notified by January 26,
2009.

• Site visits to finalists will take place in
February, March, and April 2009
• The Gold and Silver Medal Winners will be
selected and notified in May, 2009.
• Presentations of the Rudy Bruner Award for
Urban Excelfence will be made in May and
June of 2009.

Bruner Foundation
Perspective Sheet- Garden of Peace

Name: Evelyn Tobin
Title: Chair of Board
Organization: Garden of Peace, Inc. Tel: 617-523-0402
Address: P.O. Box 8382, Boston, MA 02114
Fax: 617-722-9391
e-mail: gardenofueace@earthlink.net
Signature:
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1. Wh11t role did you play in the development of this project?

TI1c Garden of Peace, Inc. is a non-profit organization created to establish a
Massachusetts memorial to victims of homicide. MassDevelopment included the
Garden of Peace memorial as a\1 integral part of their proposal to the
Commonwealth for the redevelopment of the fonner Saltonstall State Office
building into a mixed use project. We worked in collaboration with
MassDevelopment to ensure that the Garden design be integrated into the rest of
the plaza landscape and building design while retaining its independent design
and identity as a serene and contemplative space tbr the families and friends of
victims of homicide to visit.
The Garden of.Peace worked with MassDevclopment throughout the construction
phase to help ensure that the Garden design was implemented by their
construction contractor team in a cost effective and timely manner. To accomplish
this and to allow for the completion of the Garden of Peace in the same time
frame as the rest of the project, MasDevelopment advanced the cost of
construction to the Garden of Peace through a loan agreement This arrangement
enabled the Garden of Peace, Inc. to raise the funding for the Garden over a
longer time period than was required for the construction phase.
Our collaborative partnership continues on through a maintenance agreement.
Though MasDevelopment is responsi.b\c for maintaining the entire plaza
including the Garden of peace under the terms of its agreement with the
Commonwealth, we can supplement their maintenance as appropriate. This
arrangement has served both parties well to date.
Our collaboration with MassDevelopment has enabled us to construct a unique
memorial that provides a place of contemplation for survivors of homicide as well
as a beautiful open space for workers and residents in the area.
2. Describe the impact this project has had on yow community. Please be as specific
aspossible.

The Garden of Peace as a statewide memorial to homicide victims has created a
significant impact in our community. First, it is the only such memorial in the
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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 Evelyn Tobin

Title Chair of Board

Organization Garden of Peace, Inc.

Telephone ( 617 ) 523-0402

Address PO Box 8382

City/State/ZIP Boston, MA 02114

Fax ( 617 ) 722-9391

E-mail gardenofpeace@earthlink.net

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.
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1. What role did you play in the development of this project?
The Garden of Peace, Inc. is a non-profit organization created to establish a Massachusetts memorial to victims of
homicide. Mass Development included the Garden of Peace memorial as an integral part of their proposal to the
Commonwealth for the redevelopment of the former Saltonstall State Office building into a mixed use project. We
worked in collaboration with MassDevelopment to ensure that the Garden design be integrated into the rest of the
plaza landscape and building design while retaining its independent design and identity as a serene and
contemplative space for the families and friends of victims of homicide to visit.
The Garden of Peace worked with MassDevelopment throughout the construction phase to help ensure that the
Garden design was implemented by their construction contractor team in a cost effective and timely manner. To
accomplish this and to allow for the completion of the Garden of Peace in the same time frame as the rest of the
project, MassDevelopment advanced the cost of construction to the Garden of Peace through a loan agreement. This
arrangement enabled the Garden of Peace, Inc. to raise the funding for the Garden over a longer time period than
was required for the construction phase.
Our collaborative partnership continues on through a maintenance agreement. Though MassDevelopment is
responsible for maintaining the entire plaza including the Garden of Peace under the terms of its agreement with the
Commonwealth, we can supplement their maintenance as appropriate. This arrangement has served both parties well
to date.
Our collaboration with Mass Development has enabled us to construct a unique memorial that provides a place of
contemplation for survivors of homicide as well as a beautiful open space for workers and residents in the area.

2. Describe the impact that this project has had on the your community. Please be as specific as possible.
The Garden of Peace as a statewide memorial to homicide victims has created a significant impact in our community.

First, it is the only such memorial in the state and possibly in the nation. The design expresses the journey from
profound grief, symbolized by a black granite demi-orb, to renewal and hope, symbolized by the sculpture, Ibis
Ascending, designed by world-renowned artist Judy McKie, the mother of a homicide victim. These two points in the
journey are connected by a dry river bed with river stones engraved with names of homicide victims. In the four years
since its dedication, over 500 names have been inscribed in the river bed. Family and friends of the victims come to
the Garden at all times to remember their beloved ones, sometimes leaving flowers or photos on their stones. The
Garden of Peace board continually receives letters thanking us for creating this beautiful peaceful refuge. Often the
authors write that they prefer coming to the Garden to visiting the cemetery where their loved ones are buried.
Once a year we hold a ceremony to commemorate the victims whose names have been added to the river bed over
the previous year as well as those whose names were previously engraved. Typically more than 500 people of all
races, ages, and socio- economic class attend this ceremony. Each year the sense of community and mutual support
becomes stronger and stronger. Each year, the level of public awareness of the cost of violence increases.
The Garden of Peace also serves as a quiet urban refuge in the middle of busy Government Center. The simple
elegant landscape design and the inspiring sculpture, Ibis Ascending, provide an aesthetic treat to people working in,
living in, and traversing the area, whether they walk through it, sit in it, or view it from their offices. Jurors from the
adjacent court houses often come to the Garden for a moment of respite and inspiration after serving in a criminal trial.
---------CONTINUED AFTER RESPONSE TO QUESTION 3
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3. What trade-offs and compromises were required during the development of the project? Did you participate in making them?

There were two major trade-offs that were required:
1. Location of the Garden of Peace - Prior to the decision to redevelop the Saltonstall Building, the Governor had
offered the Garden a site in front of the building, in a highly visible location at the corner of Cambridge Street, a major
gateway to downtown Boston and a street leading to the State House. Since the redevelopment design eliminated the
availability of the site by wrapping the building with a low rise residential component, the Garden was relocated to the
new upper plaza that is far Jess visible to pedestrian and vehicular traffic. The trade-off is that the new location does
provide a quieter contemplative space while at the same time serving as the primary handicap access to the building
as well as the entrance to the state offices.
2. Water Feature- As a result of value engineering, one of the important symbols of the Garden, a water feature at
the foot of the Ibis Ascending representing along with the sculpture renewal and re-birth, could not be completely built.
Though the sleeves for the plumbing and the space for the water pump and other equipment were built, the water
system could not be installed, leaving the design of the Garden incomplete. It has also been a challenge for the
Garden to obtain the additional funding needed for completing the water feature. This was a significant compromise
for the Garden of Peace.

------------------CONTINUED FROM QUESTION #2
An indirect benefit also resulted from the construction of the Garden. In order to site the Garden on the building plaza
it was necessary to relocate the playground of the Commonwealth Daycare Center located in the adjacent
McCormack state office building. As a result, a new children's playground was constructed on an area immediately
adjacent to the daycare center thereby providing the children with a facility that meets current code requirements and
is accessed through their back door rather than walk around the block.

4. What do you consider to be the the most and least successful aspects of this project?

The most successful aspect of the project was the partnership between a private not for profit, totally volunteer,
organization with a quasi-public agency. In spite of a few bumps in the road, we were able to create on budget and on
schedule an important public memorial space in the heart of Boston's Government Center as a part of the
development project serving both public and private tenants. As a result of this effort, the developer, the construction
firm, and our volunteers became a working team all committed to implementing the vision of a memorial to homicide
victims. The sense of support and commitment has carried on with the property manager's support of and
cooperation with the Garden of Peace. Not only do the property manager and the not-for-profit collaborate on
maintenance, but the property manager with the direction of Mass Development assists in the organizing and
administration of the annual Honor Program, enabling the event to be held on the entire upper plaza space, providing
staff support and facility accommodations.
The least successful aspect of the project was the need to postpone the completion of the water feature. We realized
that the measure was important to staying within the budget limits for the Garden of Peace construction, but it was a
very small percentage of the total redevelopment project cost. In larger view of the overall redevelopment project, we
question what the longer cost of the immediate savings is given infiation and significance the water feature is to the
over all design of the Garden.

