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What do you give the building

A good name: Fiduciary Trust Building

Prime location: Boston's new financial district

Committed developers: In love with the project (forever)
First-class tenanls: As determined and involved as the owners
Intrepid designers: A new geometry for a non-site

Superior technology: Advanced energy and safety systems
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POISED PROUDLY atop o fourstary pedestal,
hexagonal sheleton of Fiduciary Trust Buidd-
g riges midway between the new First
Hational Bank of Bosten and the new Fedoral
Reserve Bank in the center of Boslon's “new"
fereamcisl center, A sharp deparfure in extedior
design ond stress dynambes, the 17-story
building Is 2 modified and refined form of the
distinctivd fendering shoen to the phime ten:
ants back in 1973,

UNBUE GEOMETRY of the buwilding., & haxagan
with no bwo sides the same, creates & 15000 sq.
1. floor offering both efficiency and a high ratio of
perimater (o interior apace, Shaps and centor-core
design Tacilitate 500 mode comer offices and
virlually eliminated oolumns botwedn extedior and
care walls, Even non-productive space is bess than
10%,. Space plan was drawn for Seudder, Stevens
& Clark by 150 Incorporated, interior designers e
gaged early in the development stages belore the
hullding envslops wias finalized.

VIEWING SCALE MODEL are (. to r.) co-dovelopor
Richard L Friedman, president of Carnpenter & Co.:
peiene temant, Robert H. Gasdengr, president of Fi-
duclary Trust Company of Boston) co-developer
Morman B. Leventhal, president of The Bebcon
Companses, and Edward L. Emerson, representing
Seudder, Slevens & Clark, also & prime tenant.
Fiduciary Trust Bullding tenants are assured af the
destlopers” sustained longtenm interest in the
property because the Beacon and Carpenter part-
nevship it responsible for ownership and manage:
ment as well a5 design and consiruction.




that has everything?

Fidweinry Trusl = one of ihe
nicest  new  builldings  around.
And for good remson. The 17-
story, 516 million building was
seven years in planning, encour-
aged and supported by the Bos-
ton  Redevelopment  Authority,
who sees il s “nothing short of
an archilectural, engineering and
development Lriumph.”

The development equalion was
s powerful and the concepl so
convincing that two prime ten-
ants held 1o their Letters of In.
tent for four years and were as
commilied as the developers o
soving the building happen.

Biggest thing going for the Fi.
duciary Trust Building is the de-
velopment  parinership of The
Beacon Companies and Carpens
ter & Company, Inc. Two of Bos-
ton's established real eatate firms,
they are a8 invelved in the de-
sign as the architects, who aro
copnizant of the sdvantages and
like it that way.

Front and cenler

Slated for completion early
next year, the building marks a
sharp departure in exterior de-
sign and steess dynamics, while
incorporating the latest in on-
ergy and safety systems. A so-
phisticated erector set with a
brand new geomelry, it creales a
distinct presonos at the conflu.
ence of Federal, High, Summer
and Purchase Streets, mbdway
between  The First  National
Bank and the new Fodeoral He-
serve Bank. According to lomal
tradition, this puts the Fiduciary
Trust Building right in the oen-
ter of Boston's sew financinl dis-
trict,

Under the name of “1756 Fod-
eral Stroet Associates,” the oo
developers are  pesponsible  for
not only the design, construetion
and marketing of the Fiduciary
Trust Building, but its ownor-
ship nnd management as well, ms-

By SHIRLEY BOYCE

Managing Editor

suring tenants of sustained long-
term interest in the property, Co-
prinse lemants, cocupying 85000
of the 200,000 2q. {t. of available
office spoace, are bwo of the city’s
better-known  finnneinl  instits.
tions, the Fiduciary Trust Com.
pany of Boston and Scudder,
Stevens & Clark. General Con-
imcior 2 Beacon Construction
Company, Inc: leazing agent i=
Carpenter & Company, Ine.: and
financing was srranped  through
the State Street Bank and Trust
Company of Bosion and the
General Electric Pension Trust
of Stamford, Conn. The archi-
tecturally  innovative  building
was designed by The Archilecis
Caollaborative, Inc. (TAC) and
engineered by LeMessurier As.
sOCEales,

Capitalizing on continuity

To grasp the bailding's signif-
icance  requires o look st dts
develapment history,

When Carpenter & Company
petitioned the Boston Redevel-
opment Authority in June, 1968
for consideration as redeveloper
af the then-triangular aite, the
firm was partinl owner of one
al the buildings on the site, One
of Boston's oldest ( 1898) surviv.
ing real estate firms, the Carpen-
ter [amily had built, owned and
managed many of Lhe once-proud
office builldings along Washing-
Lon Street,

Al the time, Carpenier was
knoam locally for its brokerage
and management work more
than for real e=tate development.
Buk singe the late "60s, the firm
has diversified into development
and eonsulting and has been 6.
vilved in over 260 million worth
of Boston-area development, in-
cluding major shopping cenbers,
hotels and office buildings,

Carpenter is, therefore, n mar-
keting and management-oriented
developer, an involvement  that
conceivied & special  mediume
sized office building for the
Summer, High and Federal

buildings /crcevess 1978

Streets mite, President Richard
Friedman felt the site was ideal
for a building designed specifi-
cally for firma which did not
necd tvpical Aoors of 20000 fo
20,0000 sy, {0

Qut of site problems

The BRA master plan for the
South Station Urban Renewal
Arca enlled for a low rise build-
ing. “Mobody really thought it
would be possible to pul up a
talber building on that =ite,” re-
calls BRA Director Joseph Ber-
lamdi.

It was a bold move, sinoe
street and  traffic patierns  re-
mained to be defined by BRA
and the =ite i= in one of the old-
o=l parts of Boston, with nearly
200 yoars of utility lines bursed
in a crisscross network, plus a
section of the MBTA subway
tunnel, MNor did the BRA 1968
plan  indicate the current con-
copt of the [federally-financed
2110 millisn intermodal ground
transportation complex  sched-
uled to go up in the near Totore,

“The plan was sketchy at best;
nor did it indicate in any detail
the massive changes now taking
place in that area. The Federal
Heserve Bank, whose decision to
relomate sparked expansion south
of the financial district, had not
yel announcsd its plans™ says
Friedman,

Carpenter & Company opled
Lo proceed and engaged Archi-
tocts Collaborative 1o oome up
with a working conoept for the
site. TAC advised Friedman it
had an exceedingly difficult gite,
alihough a focal point both geo-
graphically amd  wviswally, and
that mo  tradilsonal promebny
wouild satisfy the eventual solu-
tion. YVarious designg 1o it the
small site were produced over &
apan af two years until the deci-
sion wos made to wse o hexagon-
al priem resting on a narrow core
and supported by perimeter

columns,



The scheme proved sulTicient-
Iy dramatic to intrigus Robert
Gardiner, president of the [IFi-
duciary Trust Company, who
had been considering new quar-
tors but hadn't yvet found a build.
ing he liked. He Liked this one so
well a Letter of Intent was ob-
tained within a few weeks, Af
the same time, Scudder, Stevens
& Clark signed a Letier of Intent
to b the co-prime tenant, Armed
with thiz endorsement and oficinl
BRA designation in late 1972,
Carpenter teamed up with The
Beacon Companies to form a
Joint development company,

Carpenter found a partner
particularly well-suited 1o con-
struct and develop this unigue
building. Beacon iz one of Bos-
ton's leading  investmont build-
ers with some of the MNortheast's
moet exciting building  projects
to s credit: The 2100 million
Worcester Center; the  S00-fi.
long curved Center Plaza Puild.
ing in Boston's Government
Coenter; the 520 million One Lin-
coln Center in Syracuse: and
Wellesley Office Park in Welles-
ley, Nlnss,

Headed by Nomman Leven-
thal, The Beascon Companies be-
gan as a peneral contractor and
over the past three decades ox-
pandisd into o diversified orga-
nization whose policy s to own
and manage whatever it builds,
assuring a quality produoct and
feasible investment at all stages.
Pemberton  Management Co.,
Beacon's property  managemeni
division, currently operates and
maintaing over 225 million sq.
ft. of office commercial space and
more tham 4,000 residential units,

A most important aspect of
the merger wos that Beacon's
president, MNorman Leventhal,
haz o deep, personal oot
ment o design excellence and is
nel wedded 1o conventional de-
sign, as evidenoed by the com-
pany's past projects, TAC'S se-
nigr partner in charge of the
project, Moerman Fletcher, was
suppartive of Carpenter™s team-
ing up with Beacon. “As archi-
tecils, we'd heard of Bescon's fine

THE MEN BEHIND THE BUILDING

The Beacon Companies
{co-developer)
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ROBERT ). PERRIELLO
Vico President of
The Beacon Companies
{reaponsible for
Beacon's share of the
divelaprment)

— q =
How do you account for Beacon's use of very ails
vanoed design and technology in a fem with a repe
wiation [or cautious planning and steady growth?

— A

If a design functions well, is cconomical to baild,
effickent o operate, and esihetically pleasing
that iz good contemporary design. We usually use
standard components, but find new wavs of utilizing
them, Ouwr reputation for stendy growih based on
lomg-term investments & very consistent with u=ing
good design. We oan and manage the properiics
we build, 20 we are very concerned about their lon-
gevily, We take into account many diverse [aetor
when we start the prooess of design evolulion
factors such as energy considemions, space requine
ments, specin] needs of fenants, site constraints and
curreni technological methods. A design that sues |
ceasfully mewls these diverse needs is a worthwhile
long-term invesiment.

Q —
What communication channels exist between your
planning and construction people and  building
managoment and oporating porsonncl?

= — A

Planning, eonstruction, building management and
operation are all handled by the saome team. Man-
agement personnel are desply invelved at all geor-
tinent stages of planning and disign. Meither Beacon
nor Carpenter normally sells projects they develop.
Both firms are in this a8 long-term invesiors. Cur
management cxperience helps shape our decisions
o all aspects of fixtures and materials for a build-
ing. From lnvatories (o lobby aress, we know what
proclucts and services will do the best job. We get o
great deal of input from our building management
personnel on design that works, on materials that
have tenant appeal, plus ease of maintenanee, and
on performance records of products and equipment.

l[! - =

How does Beacon Company establish realistic pro-
duction goals amd sl balanoe its diverse activitbes?

—_ A —

Dhe to our extensive experience ns  investment
builders, we generally have no difficully setting
realistic goals or balancing the various phasea of
development and construction. Beacon began as a
gencral contractor over 30 wears ago and has
amassed a tremendows reservoir of construction ex-
pericnoe and expertize. We beliove that we are abile
fo cxercise more, not less, control by doing our own
construciion. We eztablish budgets and timetables
for cach phase of a project, We have personnel ox-
perienced in all arens of real estate development who
are responsible for specific phases of one propect and
then move Lo another, We also have personnel as-
signed o each projoct with responsibility from ini-
tial feasibility through completion,



THAT HAS EVERYTHING

reputntion. But until then, we
had never realized the extent o
which they become invelved in
the design process.'”

Al the recuest of the co-devel-
opers, the strectuenl engineers,
LeMessurier Associates, worked
with Beacon Construction people
to come up with a new structural
approach which would reduce
columns and produce a mors ver-
gatile and sconombeal foor plan,
The final solution was o elimi-
nate the columns around the oul-
side of the building at the base,
use the core of the building as
a support and cantilever the
main body of the tower from the
core iteelf, A far cleaner extorior
resulied and moet  imporiant,
construction could prooeed with.
cul worrving about running inio
underground  subway  tunnels,
utility conduits, or o streel below
the building's overhang.

Solving the structural prob-
lems of supporting the irregular
hexagon has lod to somwe of the
mvore imbereeling aspects of the
building, The shape was also
tested by 1502 Incorpornted, in-
terior designers working for the
major tenants. They found that
the distance Trom core to owtside
wall was sufficient to produce o
highly workable system of of-
fices, sub-offices and corridors
(approximately 35°-07). Two
separnbe staire ab each end of the
core are much saler, meeling the
sliffer code requirement of one
being  completely  smoke-prool
with a separate wslibule, The
core alss has mechanical rooms
for a heat pump retrieval of
warm air for recyeling at cach
oo,

In fact, it was the logic of the
developers’ final plans that en-
abled them to convines thi BHA
that such a mid-rise  building
made sense, not only esthetical-
v but also economically, Ob-
served a BRA official, "We were
mindful of the fnet that the lack
of vinble downlown space for the
medinm-gized  frm resulied in
many of them moving bo the sub-
urba."

Thepe were wery pragmatic

EICHAED FRIEDAMEM
President of
Carpenter & Co., Inc.
{co-developer)

How imvolved do Carpenter fop oflicers get i
design Do vou select an architect fram past proj-
cois or one whose ideas are compatible with your
goals for a specific building?

A

The Beacon-Carpenter relationship as joint develop-
ors on this projeet iz noboworthy in that both of us
are deeply concerned about good design, Our input
to the architectural firm ks extremely significant in
berms of fnal resulis. The Architects’ Collaborative
waz solected for the Fiducinry Trust Building be-
ez of their proven capability 1o work out compli-
cated projects in an esthetically outstanding man-
mer, MNeither of us had used TAC previously, bt
we were very aware of their worldwide reputation
and the high quality of their worlk.

Q

Do you asign a stafl member o fundtion as de
velopment liaison with the architeor

A

We don't designate one particular specialist (o func
tion with the architect's representative on the proj-
ect. Carpenter is a marketing and management ori-
ented developer and Bencon has remained small
enough to insure that top management is ot all
times intimately invelved with whatever the com-
pany develops. Instend, both firms have their people
in marketing, management, eondtruetion and finanoe
involved in freuent input sessions with the archi-
tects during the design process,

Q
Now that your (eNacius seven-year Commm itment o
this project in this location s vindicawed, how
would you ames vour experience with the Boston
Redevelopment Authority?

A —

Redevelopment in any central city takes extraordi-
nary Lime because of its complexilies and the local
and national approvals process —— we knew that Tz~
fore we started. The BRA was very cooperalive at
all stages of this project. We had our nu:nm't points
of debate, but they were most supportive and en-
couraging. The Authority undersiood what we wene
trving to do and had confidenoe that we "“.M do
it. Both development firms have had much prior ex-
perience with the BRA and a mutual regard had
alrcady bern established when this project started.
We at Carpenter had an unwavering commitment o
this project beeauss, 1o be candid, we simply fell in
love with the building and committed ourselves to
making it happen, The gite was ideal for a mediom-
gimed building designed specifieally for firms which
don't necd tvpical Aoors of 30,000 to 3N &g, T
and don’t like the idea of becoming ‘lost’ in one of
Boaton's giant towers. In our marketing experience,
we found that tenants of this type were being forced
to adjust to buildings designed for lorge insbilulion-
al umers. We sow a real need for a strong-identity
building with a smaller foor size,




reasons for the design of the
mechanical-electrical aystems,
just as there were for the struc-
tural elements. From the outset
of the project — long before
OFEC guadrupled prices  and
back when energy was cheap and
plentiful — TAC wanted to de-
sign a “pure, prismatic glss
building,” But by late 1973, after
Carpenter  and  Beseon  had
formed their joint venture, it be-
came guite clear that erecting
an all-glass building would ot
only be irresponsible but uheoos.
nomic, The prime tenants con-
curred, so TAC modified the ex-
terior design 80 glass would &c-
count for only 369 of the ox-
terior. The double-pane  tinted
windows start at desk height
and rize o more than seven feet
above the floor, and appear as
continuous vision strips around
the tower, sheathed in gray ex-
posed-agpregale procast conerete,
“Utilizing double-pane glass
and reducing the percentage of
glass in the exterior allowed us
to remain within our  energy
budget,” says MNorman Leven-
thal. “The energy BAue 5 so0 im-
portant today that, in addition
to our cost budgel, we estab-
lished a rigid energy consump-
tion budgel for the building.™
The Fiduciary Trust Building
is the first to be designed in Bos-
ton since ihe eerEy squisent, so
it operates om 4 roe energy-sav-
ing HYAC svatem, "The develop-
ers had strong convictions about
proper HYAC design. Beacon's
Leventhal points oul that “most
commercial buildings aren’t air
conditioned solely for occupant
comfort, vel sludy afler study
demonstrates that worker poo-
ductivity and eficiency increase
significantly if the working en-
vironment @8 properly  heated
ond nir conditioned. With the
average office tenant’s payroll
totalling S50 to S100 per sq. fE.,
even a 2%, inerense in prodes-
tivity brings substantial savings.”
That's why the developers con-
stantly challenged the engineers,
Cosendini  Associntes of Mew
York, to design a system using
existing technology and standard

THE MEN BEHIND THE BUILDING

JOHN HALL
Exscutive
Vied President of
Carpentér & Co,, Inc,
{otice marketing and
management
apucialist)

— Q ~
What are the pluses and minuses of the current
marketing situation you expect o encounter with
the remaining leasahle space?

A

Wi have space yvou might describs as ‘speculative,’
but I am quite comfortable with it because we are
marketing o technologically superior product with
first-clasa Anancial serviee companies a8 prime ten-
nnte We are also able to offer o location right at the
core of Bosion's new fnancial district. The only
minii# (setor [ can think of in the current office
leasing market i= ithe general cconomy, and that
too i stariing o change.

— Q
Haw was Carpenter able to hold two prime tenanis
to 2 Letter of Intent Tor Tour vears?

—_ r‘l

For soveral reasons: First, they were not pressed to
vacate their present space; more importantly, the
chief execulives of Scudder, Stevens & Clark and
the Fiduciary Trest Company recogniesd the builkd-
ing a= & unkque opporiunity not available elsewhere.
They are really more than our prime tenants. They
wiere highly and continuously involved in every
stape of the design process of this building. They
have lived with it almost as long as we have.

THE MEN IN THE BUILDING THAT HAS EVERYTHING

RODIRT GCARDIMER
Prodident of the
Fichuciary Trust
Company
(co-prime tenant)

EOWARD EMERSON
Soudder, Slevens

& Clark
(e prime Lenant)

Q

When did vou decide to move from your previows
guarters at 10 Post Office Square and why did you
opt for the Carpenter proposal?

f e

In 1972, wie had resched the conclusion our firm
should move, We saw many new buildings and look-
ed ot a lot of proposals, none of which seemed right.
Quiite frankly, 1 couldn’t see us becoming just an-
other listing on some hig building directory, and we
had in mind a building of smaller seale and sise
than those being proffered. Thomas Horan, real es-
tate oxpert and president of Meredith & Grew, was
maost bullish about the 175 Federal Street sile and
described it as “the right building in the right place
at the right time,” pointing out that the Federal He-
morve had not mode s relocation decision lightly,

= A

When Scudder, Stevens & Clark moved their offices
to 10 Post Office Square some B years ago, it was
clearly ihe place to be. But with “The First" moving
to 100 Federal Street four vears ago and with “The
Fed' slated 1o move into its new ower late this vear,
the traditional financial district has shilled south,
We migned a Letter of Intent in Movember, 1972 and
will continue to be within shouling distance of Bos-
ton's two bigeest banking institutions,




THAT HAS EVERYTHING

equipment and components that
would not only save energy but
give occupanis year-round oonm-
fort and extensive controls.

Aler studving at least m half-

diozen  alternative HVAC  svs-
tems, Beacon and Carpenter dies
cided on the four-pipe fan codl
perimeter svatem coupled with o
heat  recycling machine, Moles
Friedman of the Carpenter firm,
“We felt that even though initial
capital cost was  higher  than
olher syvstems, we would dirive
significant annual operaling sav-
ings as well as provide benanis
with a superior HYAC sysiem.”

Recycling of energy has be-
come critical because, as the de-
velopers point oul, cosl of élee-
tricity in Boston increased two
and one-hall times during the
pazt three years, In the Fiduei-
ary Trust Building, “free™ in-
terior heat i transferred by a
double-bundle heat recovery ma-
chine which extracts that heat
and translers it 0 perimater
offices, During Fall, Winter and
coarly Spring, the building™s elee-
iric boiler will be reguined, at
most, throe to four dave a vear
when oulzide temperajure falls
to 5°F, or less. Each floor of the
building iz divided into many
wones, ench of which can be in-
dividually controlled, and the
syslem is designed (o permitl
mechanical equipment on indi-
vidual foors o be operated in-
dependently as the nesd oocure,

The building may also be Bos-
ton’s safest in terms of life sup-
port systems. Fiduciary Trust is
the only major downtown oflice
building whose permit was 8-
sued after Janwary 1, 1975, when
Boston®s new building code went
into effect, with its new regula-
tions relnting to fire, smoke and
earthquake, Buil the developors
have gone bewvond the minimam
safely regquirernents, The build-
ing i completely sprinkleroed,
Bmake detection, smoke control,
ebectronic alarms and eommuni-
cation sysiems moark the new
gtructure &8 a qualily product
with many extra features,

It's an exciting building, in-
side and oul. O

RICHARD ELLIS
Wice President of
Beacon Construciion

Co.. Inc. (project
manager for Fiduciang
Trust Building)

Senior pariner of
The Architects
Collaborative, Inc.

0

How docs Beacon manage o obiain uniformly ex-
cellent results and seill keep costs in line?

A

We conduct extenzsive festing of all components
used inany building, We make exterior mock-ups,
both for esthetic reasons and for technologieal test-
ing. We also keep vory defailed records of both test-
ing information and selual performance records of
materials used on jobs over the years — all of which
influences our selection of materials, In many cnses,
we not only test, we watch the manulacturing, fabri-
cating, and composile amsemblics of parts. We are
very concerned aboul materials and how they fit
together into a compozite whole, Much time is also
spent on quality contral, We often uwse oulside test-
ing consultants for specific malerialze. On this buaild-
ing, the uniformily and textune of the precast is due
to the proper aggregate — and a great deal of time
was spent on gelting just the might mixture. The
steel on this job was subject to intense =scrutiny at
all testing stages, from the initinl placing of the
order through the final topping out of the st beam.

e ‘l
What planning problems and site constraints did

vou encounter, anid how were they resolved in con-
iunrtim: witl e r-|l-||r'|.'r|1||m?‘

A

When Dick Fricdmon got o glint in his eyve aboul
putting a building st the corner of Federal, High
and Summer Stroeta, TAC was challenged but con-
fuesedd absouil the sctual gite, Eesentially, it was a non-
site with wery little actual land to baild on and one
that had 1o be imagined on paper from the projected
Urban Rencwal plans. It wae apparent that no tra-
ditional peomselry would satisfly the evenlual solu-
tion, Dick Fricdman sought the support of The Bea-
con Companies o push the project and help with
the development. As architects, we had heard of
Beacon's fine repulation, but did not realize that
they were deeply intereatod in the design and would
play a continuing role in the decision-making pro-
cesa of the actual architectural design of the build-
img. Morman Leventhal himsell has insisted on o
continsous and thorough examination of every im-
portant aspect of the building, Originally, the buoild-
ing wns o be supposted by columnz around the
perimaeter, but as preliminary planning progressed,
it became apparent these columns would interfers
with nunmserows  surrounding uru']rl‘ﬁl:‘nldl‘ld uli]lt}r
lines and transmit some of the building's weight
onto the subsurfnce MBTA wtility and subway tun-
nels fanking the site, Beenuse of these constraints
and becawse the devolopers were not totally satisfied
with the asymmetry and csthetics of the proposed
columing, the decigion was made to dramatically
alter the building by utilizing eantilevered trusses.
We considered numerous alternale zolutions, bul
climinating perimeter ecolumns and cantilevering the
main body of the lower from the cone enabled us to
procoed with construction quickly with very few
complications,




The Fiduciary Trust Building is a joint venture development
of The Beacon Companies and Carpenter & Company, Ing,
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