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The Sullivan Group
200 State Street

Boston, Massachusetts 02109

(617)330-8555

February 22, 1988

Stephen Coyle, Director
Boston Redevelopment Authority
One City Hall Square
Boston, MA 02201

RE: Parcel 6

Dear Director Coyle:

We are pleased to submit the enclosed material in
response to the BRA's First Stage Guidelines and Conditions
for Parcel 6. This is an extremely complex and challenging
project, but we have assembled a team well suited to the
task.

The developer will be Sullivan Group, Inc. of which I
am President. As you well know, I previously developed
Marketplace Center/200 State Street, the Dock Square
Parking Garage, and the Mercantile Wharf building; all
projects which are viewed as first-quality additions to the
urban fabric of Boston.

John Bok, of the firm Csapler & Bok, will represent us
in legal matters and will serve as a valued member of the
overall development and planning team.

Architectural services will be provided by Hammer
Kiefer and Todd, Inc., a local firm whose commitment to
working within a neighborhood-based review process is well
known

.

As special theater consultants, we will draw on the
services of Barganier McKee Sims, and Thomas Blount,
architects who designed the Alabama Shakespeare Festival
Complex in Montgomery, Alabama, generally regarded as the
premier Shakespeare theater in the United States.

At this early stage, construction estimating services
have been provided by Chartwell, Inc. of Cambridge. A
local contractor, fully committed to all applicable
regulations of the fair employment commission of the City
of Boston, will be chosen at a later date.
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Stephen Coyle, Director
Boston Redevelopment Authority
February 22, 1988
Page Two

As specified, also enclosed please find a check for
$1,000 drawn to the order of the Boston Redevelopment
Authority. It is understood that the Authority is under no
obligation to earn interest, that $500 will be retained by
the Authority as a processing fee, but the remaining $500
will be returned to unsuccessful applicants.

Thank you for the courtesy shown to date by your staff,
and we look forward to meeting with you to discuss our
proposal.

Very truly yours,

SULLIVAN GROUP, INC.

^yM^
fames F. Sullivan
President
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SULLIVAN GROUP, INC.

Sullivan Group, Inc. was formed to pursue a broad range
of interests, with the primary focus being real estate
development and management. Drawing on the recent
experiences of the principals in the development of major
commercial and residential projects in the Boston area,
Sullivan Group, Inc. offers a multi-disciplined team
approach with expertise in development, real estate law,
finance and planning.

The Group believes that it has a responsiblity as land
use and development professionals to treat land as a very
limited and precious commodity which must be enhanced in
such a way that it produces a better quality of life for
current and future generations. Quality and integrity are
of the utmost importance since the Sullivan Group regards
an excellent reputation to be a possession beyond price.

The principals of the Company are as follows:

The President of Sullivan Group, Inc. is James F.
Sullivan, a Boston Attorney and Developer of the recently
completed Marketplace Center/2 00 State Street complex.
This innovative, mixed-use project in the heart of Boston's
financial district combines 300,000 square feet of class A
office space, 60,000 square feet of first quality retail,
and 125 cars of underground parking. Mr. Sullivan was also
the driving force behind the development of the award
winning Mercantile Wharf residential project, and the 600
car Dock Square Parking Garage.

Elizabeth M. Conahan, Chief Operating Officer of the
company, came to Sullivan Group, Inc. from the Shawmut
Bank, where she served as Senior Vice President and
division head of the commercial real estate division.
Prior to that, Ms. Conahan was with Citicorp Real Estate,
Security Pacific Mortgage Corporation, and the Boston Five
Cents Savings Bank.

John E. Dobie, Vice President for Planning and Design
of Sullivan Group, Inc. served as Project Coordinator for
the Marketplace Center/200 State Street complex. Before
that, he was Senior Urban Designer with the Boston
Redevelopment Authority and Advisor to Boston's Zoning
Board of Appeal, working extensively with neighborhood
groups in all sections of the city.
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Allen Bress, Esq., General Counsel of Sullivan Group,
Inc. is a member of the Massachusetts Bar, and throughout
his career has specialized in real estate and zoning law.
He previously was a partner in the Boston law firm of
Sullivan and Bress.

George Cantwell, the Vice President of Sullivan
Properties, Inc., the property management arm of the
company, has over 2 years experience in all aspects of
real estate and property management. He was previously
employed by The Copley Group and NET Properties.

Sullivan Group, Inc. has also been named the developer
of Tallahassee Center, a large, mixed-use (garage, hotel,
office building, retail complex) project directly adjacent
to the state capitol of Florida. Construction is expected
to commence in late 1988.

In addition, Sullivan Group, Inc. has acquired a

100,000 square foot IBM Distribution Center in the heart of
North Carolina's thriving "Research Triangle," and, like
all of the Group's holdings, will be managed by Sullivan
Properties, Inc.
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RICHARD C. CSAPLAR. JR.
JOHN F BOK
FREDERICK GOLDSTEIN
ROGER L. ELLISON
PAUL J. MCNAMARA
LEWIS A. BURLEIGH
PETER w BRADBURY
ARNOLD P MESS'NG
THOMAS H. TRIMARCO
ROBERT A. S. SILBERMAN
WILLIAM C. STONE
GEORGE A. PAGE. JR
RICHARD HiERSi'EINER
JAMES H, BELANCER
S'fEVEN L. PAUL
GEORGE E CURTIS
DENNIS W. TOWNLET
MARGARET H. MARSHALL
KATHRYN COCHRANE MURPHY
CYNTHIA J. WILLIAMS
ROSS A PASCAL
ROBERT SCHAFER
RICHARD A WILEY
ANDREW P. HIER
ROBERT D. CANTY
ROBERT W. HESSLEIN
MARSHA C. MACEY
ANNE W. PLIMPTON
NANCY M. CULLEN
LEONARD M. SINGER

CSAPLAR & BOK
ONE WINTHROP SQUARE

BOSTON, MASSACHUSETTS 02II0

(617) 357-A400
TELEX 7IO-32I-7524

TELECOPIERS
(617) 357-6952
(617) 357-A436

ess MONTGOMERY STREET
SAN FRANCISCO, CALIFORNIA 94III

(*IS) 362-7000

EDWARD W. BROOKE
CARL E. HEILMAN

COUNSEL

February 22, 1988

Csaplar & Bok is a full-service law firm founded in
Boston in 1965. The firm presently has approximately ninety
attorneys in its offices in Boston and San Francisco, of which
29 are partners. Eleven of its lawyers are resident in San
Francisco

.

In its first twenty-three years of existence, the firm
has developed a broadly based business and real estate practice
which provides high quality legal services to clients on
international, national and local levels. The firm has been
successful in gathering together a strong group of partners and
associates skilled in the various aspects of the firm's
practice .

The firm is organized into six departments: Corporate
anJ Securities; Finance; Tax; Litigation; Financial Services;
and Real Estate. The firm encourages and utilizes, where
appropriate, interdepartmental groups to work on particular
matters or particular types of matters. Since the Parcel 6

project will involve mainly the Real Estate Department, we will
focus on that aspect of the firm's practice.

Csaplar & Bok has long had extensive experience
implementing large, complex real estate development projects.
Because the firm's clients include owners, developers, lenders,
architects, contractors, project managers, title insurance
companies, public authorities and municipalities, all of which
have different perspectives on a development project, the
firm's lawyers have developed flexibility, creativity and a

sense of priorities, all important in negotiating and drafting
documents and resolving legal issues. The firm's lawyers have
assisted in all stages of development, including eminent domain
and other aspects of site assembly, developer selection,
resolution of title problems, master planning, zoning and
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CSAPLAR (Sc BOK

environmental analysis and approvals, drafting and negotiating
lending documents and major leases, condominium documents, air
rights agreements, and construction contracts, as well as the
basic structuring of underlying financial relationships.

The firm is committed to both the public and the
private sectors in its real estate practice. The firm has
worked extensively with local and state government, including
representation of the Massachusetts Port Authority in the
rehabilitation of the Commonwealth Pier into the Boston World
Trade Center, of the City of Cambridge in the redevelopment of
the Lechmere/Riverf ront Area, and of the Massachusetts
Institute of Technology in the development of its 25-acre
Simplex site in Cambridge. Familiarity with the concerns and
practices of the public sector is often a crucial ingredient to
the success of a private sector project. The firm also has
been involved in private sector projects involving the assembly
of land and the construction of major new buildings: the Hyatt
Regency Hotel in Cambridge; shopping centers, condominiums and
apartment houses; and major office buildings such as One Beacon
Street in Boston.

As one of the first law firms in Boston involved in
historic preservation and adaptive reuse (Old City Hall, Lewis
Wharf, Russia Wharf, Union Wharf, The Children's Museum, and
Commonwealth Pier), the firm has had much experience with the
special issues involved in protecting Boston's historic
downtown and waterfront. Other adaptive reuse projects have
included the Bulfinch Court House in Cambridge, the Chickering
Piano Factory in Boston and mill buildings in Central Falls,
Rhode Island, and Winooski, Vermont.

The firm or its members have been active in the
preparation of legislation, having drafted condominium
legislation (Chapter 183A) for the Commonwealth of
Massachusetts, a complete revision of the Zoning Enabling Act
(Chapter 40A) in 1975 and historic district legislation for
Back Bay and Beacon Hill. One member of the firm was a

Republican candidate for the United States House of
Representatives. One lawyer presently holds the position of
Chancellor, New England Conference of the Methodist Church,
while others are directors of several organizations including
The Children's Museum, Boston Ballet, the Society for the
Preservation of New England Antiquities, Young Audiences,
Performing Artist Associates of New England and the National
Alliance of Business and Professional Women. One of the firm's
lawyers has been a regular participant on the television show
"The Advocates." Other lawyers in the firm have taught at
Boston-area law schools and have participated as panelists at a

variety of legal seminars.

-2-
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Hammer Kiefer and Todd, Inc.
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Architects and Planners

Hammer Kiefer and Todd, Inc.

Imaginative . . . Responsive . . . Creative . . .Talented . . . Knowledgeable . . . Energetic.

To the client selecting an architectural firm, these are the qualities that matter most.

They are also the qualities that best distinguish our firm, Hammer Kiefer and Todd, Inc.

Since 1974, we have successfully met a wide variety of architectural, planning and

William R. Hammer

technical challenges. In each case, our desire has been to create architecture that is

Reed A. Kiefer

spirited and approachable—architecture that becomes a dynamic part of the environment-

^\M-^MJLi/r\7JA

Frederick W, Todd

whether it be housing, an office building, a school or a marketplace. Equally important.

ryLXo^^ ' • j^LeA-^

Allan T Baer

we have handled each project with a singular commitment to client service

(Muii>i^y^^^^

Charles M. Wisner
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Eagle Square Marketplace

it If
With HKT, you get a lot of

partner attention. We've

found them to be very respon-

sive; they are an aggressive,

alert and energetic group of

talented designers.

Thomas Niles, President

The Niles Company

At Hammer Kiefer and Todd, Inc.,

we have always worked to bring

out the best in each site, each

space, and each material. Our

aim is to create an environment

that is visually enticing, rich in

symbolism, comfortable and in-

viting. Our approach is to recog-

nize the unique nature of every

project, and to bring to each one

a fresh eye and a capacity for

new ideas and solutions. This

strong architectural vision is

combined with a practical ability

to translate exciting concepts

into completed buildings which

delight those who use them.

Edgar W. BoisTerrace Housing

for the Elderly

Village Square, Retail and

Office Complex
X

mM ffl

^:,W
rafeSa..

Good architecture grows

out of a two-step process.

First, we study the client's

needs, and then we apply

our expertise to design

a building that meets

those needs in a creative,

exciting way.

William R. Hammer
Principal, HKT
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Hammer Kiefer and Todd, Inc.

is committed to a collaborative

process in which clients play a

vital role in shaping a project's

focus and direction. We begin the

process by carefully exploring

the client's needs and expecta-

tions. We then interpret them

in the light of our collective

experience, design sense and

-technical knowledge, consider-

ing as well the physical and con-

textual aspects of the site. Our

clients often find that this col-

laborative process expands and

enriches the original concept

and often results in a more

cost-effective building.

||lv^'\^\\u^\\W^TT7Vy^
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St. Johns Housing

ForThe Elderly

HKT's sensitive design

answered the concerns of

our historic district neigh-

bors. Their presentations at

community meetings were

very reassuring and made
the neighbors feel secure

about our plan.

Sally Zeckhauser, President

Harvard University

Real Estate
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For me, it is an exciting

challenge to economically

use the astounding array

of modern technology

to provide architecture

that responds to people's

needs and uplifts every

individual's spirit.

Reed A. Kiefer

Principal, HKT
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Milldam Square

Condominiums

Without HKT's innovative

design, it would have been

impossible for us to accom-

plish the conversion of a

19th-century church to

housing for the elderly.

Jack Buckley, Exec. Director

Dover, NH, Housing Authority

501 Cambridge Street
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New Hampshire Savings Bank
As a planner, I like the chal-

lenge of solving problems,

going beyond the obvious to

a solution that uniquely

suits a particular situation

or a client's special needs.

Frederick W. Todd

Principal, HKT

Client service Is a cornerstone of

our philosophy. Hammer Klefer

and Todd Is structured so that

clients gain the maximum benefit

from the experience of our Prin-

cipals, A Principal Is Intimately

Involved in every phase of every

project, and is supported by a

diverse and talented team of pro-

fessionals. Our services Include

computer capabilities for design,

drafting, feasibility, planning and

financial analysis. A separate

Contract Administration Depart-

ment assumes responsibility

for services during construction

by monitoring adherence to

schedule, budget, and specifica-

tions, as well as protecting other

client Interests.
Edgewater Place

Condominiums

New Hampshire Savings Bank

HKT's design for our addition

gave the bank an entirely

new image. They did a tre-

mendous job coordinating

the project so that our em-

ployees could work without

major disruptions.

Richard Weed, Exec. V.P.

New Hampshire Savings Bank

Harrington School

www.libtool.com.cn



^^'^^-m^^A^^^i^^

• T'

Mk

www.libtool.com.cn



Highland East Office Building #

Architecture can enhance

our everyday life. A building

should engage and stimulate

people and dynamically inte-

grate with our historic and

contemporary environment.

Charles M. Wisner

Principal, HKT

Beacon Street Condominiums
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501 Cambridge Street Cambridge, Massachusetts 02141

Photographers: Anton Grassl. Herb Engelsberg, Peter Vandenwarker, Nick Wheeler, Andrew Kramer, Wayne Soverns, William T. Smith, Richard Mandelkorn
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The Alabama firms of Barganier McKee Sims and Thomas
Blount Architects will be assisting Hammer Kiefer and Todd,
Inc. in the design of the theater portion of the project.
We are extremely fortunate to have these special
consultants as part of the team, since they designed the
world reknowned Alabama Shakespeare Festival Complex in
Montgomery. We feel that no one in the United States is
more familiar with the design requirements for a theater
specifically designed for authentic Shakespearean drama.

www.libtool.com.cn



www.libtool.com.cn



^-ff'

T"

»-^"

Fiy.

^:d^J^
d^--

^̂ .i^y
's^c:.^^.^^'

i^^

• rinrriMT^

^»8Si^P2?f- /

www.libtool.com.cn



www.libtool.com.cn



Talladian Villa

In an English

Landscape'

A new centerfor the Alahama
Shake^speare TJw/iter i}i Montgomery.

By Ro})ert A. Ivy Jr.. AL4

No one drawls from the stage at the Alabama Shakespeare Fes-

tival, and local dialect is absent from the architectural vocabu-

lary of that organization's new home. The Carolyn Blount Theater,

designed by the Atlanta firm of Blount/Pittman & Associates,

houses the Southeast's only full-time classical repertory com-
pany in a state-of-the-art playhouse near Montgomery'. Ala. Build-

ing and site are integrated in an idealized English landscape,

creating an ensemble that transcends parochialism yet remains

true to place.

Control of the choices of planning professionals for site and

building were in the hands of an unusual client/benefactor: The
97,000-square-foot building and the land it sits on were the gift

of one man. Winton M. Blount, chairman of one of the nation's

largest construction corporations. The theater complex forms

one element of a new 250-acre cultural park for Montgomery,
Blount's hometown, carved from the property surrounding
Wynfield. the Blount estate.

No radically new ground is broken here; in daylight, the build-

ing appears to be a Palladian villa set in an English landscape.

The theater is a direct descendant of Palladio's Villa Poiana south

of 'Vicenza, right down to the five circular openings, oculi that

arch above the entrance. From the exterior, this contemporary
building comfortably wears its neoclassical garment, much
like the best residential adaptations of Georgian architecture

in the 1950s.

Unlike its 16th century precursor, however, the building

stretches from a central entrance pavilion in a long crescent

with glazed arcades, terminating in twin hipped-roofed pavilions.

At one end is a patrons' wing; at the other, the main ticketing

View from the north of the serenely sited theater with its land-

scaped terraces thai descend to a manmade lake. In the distance,

the ornate brick dam and bridge.

Qa ocK>»»-

1 ASF theater

2 Fine arts museum
3 Amptiitheater

4 Wynfield house
5 Restaurant

6 Lake
7 Cascade
8 Gardens
9 North entry

10 South entry
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room and administrative center. These pavilions grip the top of

the hillside to state "beginning, middle, and end."

The theater has an "up" and a "down" as well. Roughly one-

third of the building remains hidden from sight, buried in the

hillside. Elaborate facilities for prop production, costume prep-

aration, wig and makeup preparation, as well as dressing rooms
for the cast and practice stages are located either under or behind

the visible facade.

Seen from a distance, the building makes a non-apologetic,

almost austere statement about itself and the place where it sits.

The miseenscene is synthetic, almost curious in its singularity,

yet is clearly not Stratford in 1600, nor is it Disneyland. Build-

ing and park form a unity that is suitable and appropriate.

Above right, the theater's forecourt looking through the open

doors of the main entrance to the lobby. Left top. the forecourt

retaining wall with the main entrance pavilion beyond. Left above,

dam and bridge at the south end of the lake.

Austerity vanishes at night, when the theater's form dissolves

and its brick reflection vanishes from the lake. In place of brick

mass is a glowing ribbon of light, highlighted by the five bright

oculi. round balls juggled at the entrance.

The lake that mirrors the building's mass, as well as the allees

of cherry laurel, the Osage orange trees, the rolling parkland,

and roadways that curve through the site were conceived by the

late English landscape architect Russell Page. Working with the

68 ARCHITECTURE/FEBRUARY 1987
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architects, Page approved the entrance scheme for the Wynton

Blount Cultural Park that would ensure a moment's decompres-

sion from the highway and its suburban surroundings and pre-

pare visitors for a mental or spiritual voyage.

The architects have carried out Pages organizing concept, pro-

viding consistent flourishes of brick bridges and enigmatic pylons,

steps to the water, and paving patterns that accentuate the effect

and harmonize with the unified vision.

Theater lies at the heart of this cultural park where "The

play's the thing . . .
." If Shakespeare's plays have been staged

in every conceivable manner, from the Globe Theater to the

starry night, at the Blount theater complex the performing

company has the luxury of choice— two excellent stages in a

single building provide the company with the flexibility to meet

the audience head-on or to produce theater in the round.

The Octagon is the smaller of the two theaters, designed

primarily for arena or thrust productions. It is a simple space,

intimate in scale, and well proportioned for 250 persons to

share an evening with the Bard. It is also well suited for musi-

cal recitals and student productions.

By contrast, the larger Festival Stage achieves traditional ele-

gance in form and materials, creating a grand room for experi-

encing live theater. Like the best of the nation's older playhouses,

the Festival Stage brings performers and audience in proximity,

thereby provoking interaction of word, gesture, and viewer. Arcs

of the 750 seats and boxes rise steeply, creating sightlines

ARCHITECTURE/FEBRUARY 1987 69
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wer lobby level Mam lobby level
I !

Balcony level

with uninterrupted views of the action below; there is not a bad
seat in the house. The room is enriched by materials that range

from claret-colored wool seating to white oak trim on the boxes.

ARTEC Consultants, Inc., of New York City served as technical

consultant for the theater.

For a recent performance of "Richard III," a modified thrust

stage had been arranged. No amplification was necessary in the

large room, despite the deep stage. When the script read "Exe-

unt." performers came and went not only through the wings

but through twin vomitories located near the front of the seat-

ing area.

Audiences spilled into handsome public spaces on the main
level after the performance, where a statue of the character Puck
danced among the playgoers under a classical pediment. Puck"s

home, the main lobby, is on axis at the center of the complex.
To his left and right are vaulted brick archways leading to tall

public galleries. Dark stone flooring forms pathways in these

arcades, where oak and glass walls curve to follow the crescent-

shaped facade of the building.

The inner wall of the arcade is brick, the dominant building

material of the complex. Inner and outer brick walls form a

shell of several rings or concentric layers that emerge from the

interiors to the building's outer form. These "drab" walls have

Left above, the larger and more elaborate of the two theaters,

the Festival Stage, with the theatrical set for 'Death of a Sales-

man. 'Left below, simple Octagon theater provides space for
experimental and student productions and musical recitals.

been enriched with other more elegant materials, such as wrought

iron, bronze, brass, and marble, and they are consistently light-

ened by clerestory glazing.

Small details marry shell and infill, such as at wall niches for

water fountains, where brick coursing lines carry through changes

in material. Most detailing is a marriage of neoclassical and con-

temporary, from Georgian handrail details to the architects' cus-

tom designed lighting fixtures.

The feeling of these interior spaces is 18th century without

hyperbole, spaces that are appropriate for their function with

particular attention given to scale and the orders.

The rough shell of the brick walls lends force and unity to

the composition, although some clarity of detail is sacrificed in

the pervasive use of brick detailing. Limestone or marble could

have brought a crispness to the composition in columns or lin-

tels, for example. Clarity of lobbies and arcades is sacrificed to

elegance, as rococco carpets soften and ultimately diminish dra-

matic spatial effects.
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Ri^hl. main lobby has a

statue of Shakespeare's

Puck opposite the main
entrance. Above, curv-

infj. natural white oak
window wall of the lobby

bar area looking toward
the Founder's Room.
Left, lobby from second
level with custom de-

signed carpets and light

fixtures. D

72 ARCHITECTURE/FEBRUARY I9S7
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Alabama Shakespeare Festival
MONTGOMERY'S ESTATE OF THE ART

In
1982, the Alabama Shakespeare

Festival in Anniston was about to

celebrate its 10th anniversary It was

also $250,000 in debt, and contem-

plating a declaration of bankruptcy.

Three years later, this spunky company
traded its rented high school auditorium

for a custom-designed $21 .5 million

Palladian-style complex 70 miles down

the road in Montgomery, This new com-

plex, which opened in late 1985, over-

looks a lake at the northwest corner of a

landscaped, 250-acre estate Its 97.000

sq. ft, include two theatres: the modi-

fied-thrust, 750-seat Festival Stage, and

the 225-seat flexible Octagon space,

ASF's artistic director Martin Piatt had

founded the company in 1972, shortly

after getting his degree from Carnegie-

Mellon (then Carnegie Tech)
—

"Too

young," as he puts it, "to know it

Specifications

750SEATING CAPACITY,

STAGE WIDTH, 85'

STAGE DEPTH 60' from #1 lineset to

back wall plus 10' at center line to edge

of thrust

HEIGHT TO GRID 66'

LINES AVAILABLE: 83 hand, 5 power

DISTANCE FROM EDGE OF THRUST TO
FARTHEST SEAT IN HOUSE: 49'

DEPTH OF THRUST: 18'9"from line of

concrete floor slab

BASIC LIGHTING INFORfVlATION, 554

discrete dimmer per circuit system.

Strand Century Light Palette 2 with lull

backup capability; 600 -t- instruments Vir-

tually all onstage circuits are on drop

boxes, company switches provided for

touring productions, intergrated control

systems for work, house, theatrical lights

couldn't be done." Piatt produced his

first 31 -performance season on a budg-

et of $8,000 using fellow just-out-of-

graduate school actors. The next year,

his budget had grown to $26,000, By

the summer of 1979, with a complement

of 12 Equity actors, Piatt was producing

five shows in rotating rep, performing on

the road as well as in Anniston, and had

seen a greater than 50% increase in au-

dience for two years in a row. But pro-

duction costs were high, the budget

was up to $1 million, and despite in-

creased box office in 1982, the compa-

ny couldn't meet expenses. Luckily for

Piatt, one of his Board members was

Carolyn Blount, She and her husband,

Winton "Red" Blount, had been wanting

to do something special for Alabama;

Red thought of giving most of his estate,

Wynfield, but didn't know to what end.

THEATRE CRAFTS
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The ASF building (above; section, top) is o Pollodian-styie structure located on a

250-acre estate on the outskirts of Montgomery. Exterior lighting was designed by

Blount/Pittman & Associates and Design lighting Systems, both o( Atlanta.

When the AFS appealed to Carolyn for

funding, Piatt was surprised to receive,

instead, a more valuable offer from her

husband: if the AFS Vi/ould move to

Montgomery, Red would build it a

theatre.

Piatt accepted. In September, 1985,

the AFS staff arrived at Wynfield, and on

December 13, 1985—only 16 months

after the last Anniston performance

—

the Festival Theatre opened to the

public.

The schedule was dizzying, but Blount

was eager—and experienced. A risk-

taking entrepreneur, he is co-founder of

Blount, Inc., an international construc-

tion firm ranked among the Fortune 100

service companies. Not only is he the

AFS project's catalyst and patron, he is

also its general contractor. Blount, who
had worked on the Tennessee Per-

forming Arts Center, which opened in

1980, is described by his son, Thomas,

as "a professional manager." The junior

Blount and his partner, L. Perry Pittman,

were the AFS project's architects.

Blount's enthusiasm swept along his

collaborators: Tom Blount, Pittman, and

theatre consultant Robert Wolff of Artec

Inc. who knew Piatt from Carnegie Tech.

Red Blount's son, Tom, notes, "He got

intensely involved in the project. When
he forced us to make changes—and I'm

not saying this to be nice—every

change he made was an improvement.

He generally let us take it to a point,

then present it to him, then he'd make
decisions, and we'd act on them." Be-

cause the senior Blount wanted the

building up and running, the design

THEATRE CRAFTS
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team fast-tracked AFS's new building

from revised rough sketcfi to gala open-

ing in 18 monthis.

According to Tom Blount, fast-

tracking—designing and constructing at

tfie same time—works well for "repeti-

tive, stamp em out" kind of buildings,

but IS hardly ideal for unique, technically

complicated structures like theatres

Piatt found that once a detail was on the

drawing board, if he took too long to

suggest a change, it was usually too

late to make it without affecting many
other components. Wolff adds that fast

tracking makes building on budget very

difficult: if you don't know what you're

buying, you can't know how much it will

cost.

Equipment for the two theatres was
budgeted early on. when the building s

price tag was estimated at a modest

$7.5 million The theatres are "pretty

well equipped," says Wolff. But. he

adds, "It was very difficult to get the

flexibility and all the things that a resi-

dent theatre needs on that budget, and
they will probably be adding things in

the future." Additional rigging, shops,

and storage space are among future

acquisitions.

Blount was putting the project out to

bid—issuing construction documents
for the building's foundation— before he

had completed details of its interior de-

sign Meanwhile, the theatre company
Itself was growing by leaps and
bounds—attendance was nearly

140,000 this season—so architectural

decisions made early on did not always

prove apt. The building was pro-

grammed, for instance, tor an adminis-

trative staff of 20: now 60 occupy the

space, and the heat generated from

their additional computers means that

the air conditioning will have to be

boosted next season. "They're operat-

ing on a much greater scale than was
anticipated at the start," says Tom
Blount "Though they told us what they

needed, by the time the building got

done, they already needed more. But

like all theatres, they ve found ways to

adapt" For instance, the room dedi-

cated to volunteer use has been parti-

tioned into offices. Overall, says Blount,

"We had to make a lot of guesses in de-

signing, but we pretty much guessed
right" Blount says he is also pleased at

having gotten quality craftsmanship on

such a tight schedule.

Before the architects made their first

sketches, Piatt compiled a list of thea-

tres to visit. He, the senior Blounts, and
Blount/Pittman toured the Shaw, Strat-

ford and Oregon festivals, Cleveland

Playhouse, the Guthrie and Minneapolis

Children's Theatre. San Diego Old

Globe, South Coast Rep, and Mark
Taper Forum Tom Blount's early draw-

ings reflected his liking for the Old

Globe and Oregon Shakespeare Fes-

tival spaces.

Then, with help from Atlanta stage de-

signer Michael Stauffer, Piatt and his

staff developed a facility program for

"spaces, space relationships, and gen-

eral needs," This was coordinated with

Blount/Pittman, and later with Artec.

Though Piatt says the AFS "did not want
to be involved in the architectural look of

the building, it did have strong ideas

about the theatres and support

spaces " Keeping m mind the next gen-

eration of users, Artec stressed the

building's future life, so Piatt did not

necessarily get everything he wanted
Piatt did, however, get the thrust stage

he wanted in the 750-seat Festival

theatre Two voms originating on a level

with the fifth row of seats provide down-
stage access to the 18' 9" thrust Each
side of the stage is currently bounded
by two flytowers—the downstage pair

permanent, the upstage pair on air cast-

ers. Piatt originally expected to need no
more than 32' of his 60' proscenium
opening, but next season the architects

will take away the two air-castered up-

stage towers and store them off site.

This will give Piatt more stage width and
more wing storage. Scenery flies to

within 9' of the edge of the thrust There

IS room for 88 lines: 60 have been in-

stalled. Piatt IS pleased that,"we can al-

most fly all the way over the entire

thrust, either with spot lines or hemp, so

it really is almost the best of both

worlds"

Tom Blount describes his architectural

concept for the Festival Stage theatre as

"unenclosed, outdoor space—of twilight

and courtyard." He and Pittman pro-

posed colonnaded walls with side

boxes and a high, flat ceiling. After re-

viewing Blount's first sketches for the

theatre. Bob Wolff, Artec's project man-
ager, made several suggestions, includ-

ing steepening the audience rake.

Consultants and architects studied the

problem of flying scenery over a thrust.

Then, recalls Wolff, they designed "a

big arch The stage nestles into that,

and everything above the arch can be
completely flexible."

Tom Blount "had seen too many thea-

tres that started out with a proscenium
span of 35' and ran into all sorts of

trouble when they wanted to widen it,"

so he balked at Piatt's request for a 33'

width "We decided," explains Blount,

"that the next somebody may want a 60'

proscenium We held the architecture

back to 60', then filled in with easily re-

modeled stuff—wood structure—things

that could be moved cheaply to suit oth-

er artistic directipn We designed to

Martin's specifications, but we also de-

signed in the ability to change it."

According to Wolff, the entire design

team agreed, "it was a good idea to

make the whole thrust stage area and a

portion up into the proscenium flex-

ible—including the voms. We had seen
other theatres where that area was all

done in concrete and we decided that

from performance to performance, one
might want to have a stage at a different

height, or in a wholly different configura-

tion, or one might want to come up
stairs from the rear." Wolff put the entire

wooden thrust and area above it on
steel legs which can be raised or low-

ered. "So, down to 14' or 15' out in the

thrust area, as well as backstage, you

can tear the whole thing down. . . you

can put steps in where the voms are,

you can move components around."

For the flexible, arena-like Octagon
Stage. Wolff says that Artec "put for-

ward a senes of different methods of

coping with lighting positions and ac-

cess to the ceiling, including catwalks

and a grid that was accessible from lad-

ders." The team decided to go with a

tension wire grid which Piatt has found

to be "a real blessing for flexibility and

ease of changeover, moving speakers,

lighting equipment, spot lines, every-

thing." Actor circulation in this space is,

however, a problem. To make it com-
pletely flexible. Piatt wanted his actors

to be able to circulate behind all of the

audience in any configuration But some
of this crossover was sacrificed in order

to include enough seats to clear a profit.

Blount will be adding a fourth actors' en-

trance to the Octagon to ease the

problem.

Piatt is pleased with the relationships

between spaces: "The rehearsal room
and costume shop are within ten yards

of each other, so to get someone from

rehearsal to a fitting is a matter of sec-

www.libtool.com.cn



www.libtool.com.cn



ALABAMA

onds. We have very good access of

costumes from the shop dov\/n to the

stage and dressing room, and from the

scene shop into both theatres " The

costume shop's 16' high ceiling makes

use of ample north light, and, adds

Piatt, "We have absolutely no sound

spill from shop to either theatre"

The Festival Stage boasts a multitude

of hanging positions, equipped with in-

struments by Strand, Altman, CCT, and

Colortran, Dimmers and boards—Light

Palette 2 in the Festival, Mini-Palette in

the Octagon—are by Strand Piatt calls

both lighting and sound installation—the

latter by Ancha Electronics, Inc.

—

"remarkable. The booth in the large the-

atre IS wired directly into both rehearsal

halls for sound studio work, so we can

do recordings and music tor our shows

on-site, with |ust a sound engineer in the

booth. Or we can bring the equipment

into the rehearsal halls and just plug

straight into a panel in either hall. That

has worked quite well

"

According to Artec's Paul Garrity. the

sound system includes, for each thea-

tre, a 24-channel console by Trident of

England, with extensive patching facili-

ties and signal processing. "The Festi-

val Stage's loudspeaker systems

consist of a central array, by Meyer

Sound Labs, and portable loudspeaker

units for location on the side stage are-

as " he notes "Various portable units

are provided tor sound effects and other

applications, connecting to the auxiliary

amplifiers via the loudspeaker patch

field located in the control room In the

Octagon, a portable speaker system is

used for each show; the mesh grid

simplifies rearrangement of

components."

Artec designed the integrated commu-
nications system to serve both theatres,

the shared dressing rooms, facilities,

and lobbies. A four-channel intercom

system can be tied together to serve

both theatres, as well as the shared

dressing rooms and lobbies Portable

"pendant" control panels provide inter-

com and paging functions, as well as

house, cue. and worklight control at nu-

merous locations throughout the theatre.

Sound and communications systems

are set up as identically as possible in

both theatres, so that operators can

easily go from one to the other. Video in-

cludes cameras which look at each the-

atre and, fed like cable TV through the

building, enable latecomers or staff to

view stage action in color.

Despite what Piatt describes as the

mam theatre's huge stage (85' wide by

70' deep from back wall to edge of

thrust) and stagehouse, storage stage is

tight Several proposed storage areas

were cut in 1983 when the building was
shown to be 50% over budget, and its

size was reduced from 140,000 sq ft. to

90,000 sq. ft. Other options studied

were deleting the Octagon, office

space, or shops. Blount knew that, of all

these, storage would be the cheapest to

add later—indeed, he feared that if the

Octagon disappeared at this time, high

costs would prevent its ever being built.

In the conceptualizing stage prior to 83.

the architects had carefully sited the

theatre so that the additional space

could be added later, at the back, with-

out affecting the facade. For now, small-

er props and this season's costumes fit

comfortably in available space, while

scenery is stored off-site Piatt and

Blount/Pittman are already working on a

master plan for expansion of storage

behind the shops, classroom, lecture

hall, and additional administrative space

will also be added within three years.

Another anticipated possibility—

a

100-125-seat cabaret theatre—would sit

easily off the Octagon's lobby Additions

will be publicly funded: Red Blount's

own contribution to the existing budget

exceeds $22 million.

The AFS's red brick Palladian exterior

echoes the style of Red Blount's home
just to the south. The theatre's entrance

and front-of-house curve to follow the

terrain, while all its public rooms have

full, subtly varying views of the park

Sensitive to the terrain. Red Blount hired

prominent British landscape architect

—

the late Russell Page—to create an

English country park featuring formal

gardens and a lake aswim with swans.

The theatre is the first of several public

components to be included A new fine

arts museum is going up now. later to

be joined by an authentic Elizabethan

village Shakespeare has, indeed, gone

South. MlCHELE LARUE
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The 7S0-s«al Ftstival Stage (facing page) of Ifie

Alabama Shakespeare Festival features an 18'9"

modified thrust, with a'60 proscenium opening. The

main level (above) of the complex encompasses the

Festivol Stage and the 225-seat, orena-like Octagon

Stage. Vomitory access, scene and prop shops, dress-

ing rooms, and green room ore placed on the lower

lobby level.

UPDATE UPDATE UPDATE UPDATE UPDATE UPDATE

Fire safety systems

Fire safety systems that have been installed in some recent

projects include:

The Orange County Performing Arts Center has a fire cur-

tain of Safetex", fabricated by Hoffend & Sons. The stage-

house and ail wings and support areas are sprinklered,

including lobby areas. The lobby is also equipped with a

special smoke evacuation system, as well as rolling fire

doors that isolate sections of the lobby so that no more than

two sections are connected.

The renovated World Theater in St. Paul, Minnesota has a

fire curtain supplied by Secoa. Theatre consultant Duane
Schuler says that it was decided to replace the existing fire

curtain because this was more cost effective than installing a

deluge system, as well as more reliable. "If there's a mistake

and it goes off for some reason, you've actually destroyed

thousands of dollars of plastenwork," says Schuler about a

deluge system.

The Alabama Shakespeare Festival Theatre is protected

by a deluge system. Consultant Robert Wolff says that be-

cause the theatre has a thrust stage, a fire curtain would land

too far upstage of the acting area. So a deluge system which

floods the theatre from the arch over the stage was chosen.

DECEMBER 1986
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Selecting the seats

The English company Race Furniture Ltd in Kent, England

custom designed the Alabama Shakespeare Festival's

chairs under general contractor Red Blount's supervision.

Or. as Race's Leslie W Smith puts it, "we made them as

pretty as possible within the criteria."

Wolff describes the chairs as "quite unique," though simi-

lar to those used in The National Theatre's Olivier. He notes

one marked difference between AFS's chair and the

Olivier's; "At the ASF, chair side panels, backs, and under-

sides are of English oak. We're not altogether happy with

theatres where there is (sound-absorbing) padding all over

the chairs." Well-padded on the inside and covered with

deep red fabric, the backs and bottoms "come together

into a nice package that looks almost vertical" when folded,

says Wolff.

For sightlines, the AFS chair widths range from 20" to 23".

Race's designs included 18 demountable versions of its

chair for handicapped seating in the orchestra and balco-

ny. These can be easily removed and replaced by wheel-

chairs. At the time of purchase, with the English pound at a

low, the AFS paid roughly $120 per chair.

Clarin Corporation of Lake Bluff, Illinois, supplied remova-

ble chairs for the flexible Octagon. Their "workmanlike look"

attracted Blount, says Artec's John Tissot. The metal-

framed chairs feature upholstered backs, seats, demounta-
ble arms, and ganging devices. While Tissot describes

them as reasonably priced and "serviceable," he notes that

this is telescopic seating: storage trucks are required to

move the cfiairs.

W^r, A'iC PftRTCF '

FLOSftBEZi. H

Race FiiniHvrt Ltd.'s 'Tipster" chair (top right) is being used in Grand Coy-

mon's FJ. Harquoil Theotre. Various options include beam-mounting ond
armrests. Drawings (detail above) (or the seats that Race and Blount/Pittman

& Associates custom designed for the Alabama Shakespeare Festiral's

mamstoge space.

UPDATE UPDATE UPDATE UPDATE UPDATE UPDATE

DECEMBER 1986
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Project:

Alabama Shakespeare Festival

Site:

The 250-acre Wynfield estate. Montgomery.

AL

Start date:

November 1. 1982

Completion date:

December 13, 1985

Client:

Alabama Shakespeare Festival

PO Box 20350

Montgomery. AL 36120

(205)272-1640

Architect:

Blount/Pittman & Associates, architects

1 177 Virginia Ave NE
Atlanta, GA 30306

(404) 874-4445

Theatre design consultant:

Artec Consultants Inc

245 7th Ave

New York. NY 10001

(212)242-0120

Program:

Palladian style 97,000 sq ft on eight mam
levels Includes 750-seat Festival Stage,

225-seat Octagon, tvi/o rehearsal halls, viiork-

shops, video and educational facilities,

administrative offices, cafe, gift shop.

Designers, consultants, and suppliers:

Structural/mechanical/electrical engi-

neers. Blount Engineers. Detroit. Ml

Acoustical: Artec Consultants Inc. New
York. NY
Stage rigging Hoffend & Sons. Inc.,

Honeoye, NY
Stage lighting Strand Lighting, Inc.

Rancho Dommguez, CA
Sound system/TV/video. Artec Consul-

tants Inc. with Ancha Electronics. Elk

Grove Village. IL

Stage draperies; Hoffend & Sons. Inc.

Theatre seating. Festival seating by

Blount/Pittman & Associates, and Artec

Consultants Inc. with Race Furniture

Ltd . Kent. UK; Octagon seating by

Clarin. Lake Bluff. IL

Other furnishings: Bear/McGowin Interi-

ors. Inc.. Montgomery. AL, and

Blount/Pittman & Associates

Ticketing system C.A.T.S . East Syra-

cuse. NY
Stage machinery: Hoffend & Sons.

Inc. Honeoye. NY
Landscaping/site design: Russell Page
Architectural lighting: Blount/Pittman &
Associates, and Design Lighting Sys-

tems. Atlanta. GA

General contractor:

Blount International. Montgomery. AL

Construction budget:

$21 5 million
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Services

Project Management

Pre-Contract Coordination

Design Coordination

Documentation Coordination

Consultant Coordination

Construction Management
Construction Cost Management
Construction Time Management
Construction Quality Management
Construction Organization

Construction Coordination

Network Analysis

Construction Scheduling

Design & Documentation Scheduling

Schedule Analysis

Feasibility Studies

Appraisals

Budgets
Design Cost Studies

Economics
Finance

Marketing

Energy Management

Energy, Operations and
Maintenance Budgets

Energy and Operations Audits

Optimization of Energy Systems
Operations Management

Owner Representation

Planning Process
Design Process

Construction Process

Commissioning Process

Quantity Surveying

Construction Economics
Cost Analysis

Cost Benefit Analysis

Elemental Cost Analysis

Cost Control

Cost Planning

Cost Reports

Cost Estimates

Replacement Cost Estimates

Preliminary Cost Estimates

Bid Estimates

Operating Cost Estimates

Quantity Surveys
Quantity Take-offs

Schedules of Materials

Schedules of Quantities

Investment Tax Credit Studies

Value Management

Value Analysis

Life Cycle Costing

Design & Construction Audits

Arbitration

Claim Settlement

Expert Witness

Research

Construction Price Indexes

Construction Industry Information

Systems
Cost Data Information Systems
Product Literature Information

Systems
Technical Literature Information

Systems
Cost Control Automation
Cost Research

Project Decision Procedures

Construction Loan Management

Cost Analysis

Progress Advance Certificates

Site Inspections

Quality Control
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PEEKMCCNG ARTS FACILITIES - USA

Project : Music Facility, Bucknell University, PA
Client : Kchn, Pedersen & Fox, Architects
Value : $15.0 million
Services : Preliminary estimates
Date : 1 983

Project : Double Image Theater, New York City, NY
Client : Theatre Projects Consultants
Value : $0.5 million
Services : Program buc3geting
Date : 1983

Project
Client
Value
Services

Date

Miami Center for the Performing Arts
Artec Consultants Inc.
N/A
Study of 6 existing centers vdth reoorntnendations for renovations to upgrade
to world class standards
1983

Project
Client
Value
Services
Date

Aspen Performing Arts Center,
Theatre Projects Consviltants
Ccnfidential
Program budgeting
1983

03

Project
Client
Value
Services
Date

Project
Client
Value
Services
Date

Rice Park Theatre Study Report, St. Paul, MN
Interdesign Inc.

$18.7 million
Program budgeting and scheduling
1980

Civic Theatre, Onandaga, NY
City of New York
$14.0 million
Cost consulting
1975

Project
Client
Value
Seirvices

Date

Performing Arts Center, West Palm Beach, FL
WPBPAC Board
$30.0 million
Program budgeting, scheduling and cost control
Current
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PERKRMING ARTS FAdLmES - USA (ocntinued)

Project
Client
Valiie

Services
Date

Tampa Bay Performing Arts Center, FL
TBPAC Inc.

$50.0 million
Program budgeting, schec3uling and management s;:pport

Current

Project
Client
Value
Services
Date

Dallas Syirphony Orchestra Concert Hall, TX
Dallas Sym^iiony Orchestra Association
$50.0 million
Scheduling, program budgeting and cost oontrol
1985

Project
Client

Value
Services
Date

Performing Arts Center, Cornell University, Ithaca, NY
James Sterling Michael Wilford and Associates, Architects, U.K.

Vfenk, Adams, Slavin Associate Architects/Planners, U.S.A.

$13.0 million
Cost oontrol and scheduling
1985

Project : Detroit Syn^^hony Concert Hall, Detroit
Client : Detroit Symphony
Value : Confidential
Services : Preliminary budget advice
Date : 1985

Project
Client
Value
Services
Date

1000 Islands Performing Arts Center, Watertown, NY
Theatre Projects Consultants
$14.0 million
Project management, program budgeting, scheduling and cost
1985

Project
Client
Value
Services
Date

Fort Lauderdale Performing Arts Center, FL
Performing Arts Center Authority, Fort Lauderdale
$33.0 millicxi

Program budgeting and cost consulting
Current

Project
Client
Value
Services
Date

Berberger Performing Arts Center, Phoenix
Private
$14.0 million
Program budgeting and cost consulting
Current
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PERPCRMING ARTS EACILITIES - USA (Continued)

Project
Client
Value
Services
Date

Bayfront Center, St. Petersburg, FL
City of St. Petersburg
$19.0 million
Program budgeting and cost consulting
1985

Project
Client
Value
Services
Date

Auditorium, Midland, TX
Auditorium in Midland Inc.

$25.0 million
Program budgeting
1985

Project
Client
Value
Services
Date

Fort Worth Performing Arts Center,
N/A
$114.0 million
Program budgeting
1985

TX

Project
Client
Value
Services
Date

Long Island Performing Arts Center, NY
Urban Development Corporation
lb be determined
Program budgeting, scheduling and managment support
Current
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In the time available, we did not feel comfortable in
producing as detailed an architectural submission as called
for in the Request for Proposals. Because the economics of
this project are so exceptionally critical, we chose to
spend the time evaluating development scenarios which would
provide the best hope of constructing realistic housing
while at the same time aiding the Boston Shakespeare Co. in
achieving its ambitious goal of acquiring a first-class,
permanent facility.

First, we would emphasize that, in the enclosed scheme,
all of the programmatic requirements of the Boston
Shakespeare Co. have been achieved. We have met with their
project manager, Mark Cuddy, and he provided valuable input
for several key elements of the scheme. He agreed that,
based on his own experience the total cost of the theater
would be in excess of five million dollars, and that units
over the theater itself would indeed be marketable.

To elaborate on this point, our first concept was to
clearly seperate, side-by-side, the housing component and
the theater complex. However, the architects'
investigations have shown that, staying within the
prescribed envelope, less than 60 residential units could
be accomodated in this manner. Our financial projections,
on the other hand, indicated that this small number of
units would not be sufficient for even a simple break-even
situation.

Our team then directed its attention towards the
current scheme, which separates, vertically, the distinct
functions of the residential complex and the Boston
Shakespeare Theater. However, at ground level along St.
Botolph Street, only the lobby for the housing component
presents itself to the street, meaning that heavy
pedestrian traffic to the theater will be focused on
Massachusetts Avenue with little impact on the residential
neighborhood. After discussions with Mark Cuddy concerning
the relatively small amount of trucking activity connected
with the theater, we propose to have a loading dock
directly off Massachusetts Avenue - again, with no impact
on nearby residences.

Locating the loading dock here also gained us a bonus
in the design of the garage. Since trucks do not have to
penetrate the garage itself, we were able to drop the main
theater below the level of Massachusetts Avenue which, in
turn enabled us to design for 68 housing units above the
theater and within the height guideline.
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We now feel strongly that, from an urban design
standpoint, this type of scheme is entirely appropriate.
Because of the size of the parcel, and the sheer volumn of
the theater use, it would be unrealistic to think that this
project could be "disguised" as a series of row houses.
Rather, we feel that it should be perceived as an
urban-scaled building on a major arterial street, near an
intersection which will become an increasingly important
"place" in the framework of the city. The adjacent MBTA
right of way, with this building beyond, and then the
existing housing towers beyond that give a clear sense of
"arrival" as one approaches Huntington Avenue. The
ambiance of the brightly illuminated lobby, with flags, a
theater marquee, etc., will serve as another clear visual
signal that this area of Boston is being rejuvenated, and
after-dark safety is enhanced.

Precisely for these urban design reasons, we feel that
serious consideration should also be given to allowing some
additional height only at the corner of Massachusetts
Avenue and St. Botolph Street. This gentle terracing of
three additional floors, in a carefully defined area, could
greatly aid the overall financial feasibility by providing
additional housing units, while at the same time making a
better scale transition up towards the Huntington Avenue
Twin Towers.

o Our basic proposal for housing is as follows:

16 Studios : 660 Square Feet
32 One Bedrooms : 800 Square Feet
2 Two Bedrooms : 1150 Square Feet

68 Total Units

If, however, we are permitted to go slightly higher at
the corner, as described above, the revised unit count
would be as follows:

16 Studios : 660 Square Feet
57 One Bedrooms : 800 Square Feet
2 Two Bedrooms : 1150 Square Feet

93 Total Units

o There are 8 parking spaces, accessed by a simple ramp
off St. Botolph Street, parallel to the right of way.

o All of the Theater's program requirements are included,
with the back-of-the-house areas nearest to the St.
Botolph neighborhood to act as a sound barrier.
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Sullivan Group, Inc. would welcome the opportunity to
begin a serious and intensive dialogue with the BRA, the
Boston Shakespeare Co., the St. Botolph Citizen Committee
and other relevant groups. The work we have done has
graphically shown that the development of this parcel will
be far from easy, and that compromises may have to be made,
and perhaps expectations altered, by all parties. This
proposal then should serve merely as a starting point for
further discussions, since at this point even assuming no
land costs, we do not see how any meaningful contribution
to the construction of the Shakespeare theater can be made
if one does not violate the massing envelope. Obviously,
for each additional unit, the economics improve, but it
seems clear that the site alone cannot fully subsidize the
theater as currently programmed.

In short, this is a very difficult project, and, it is
for precisely this reason, why we feel that Sullivan Group,
Inc. should be designated. Our team was carefully
assembled because of their proven track record in:

(a) Dealing effectively with complex physical
parameters

(b) Dealing effectively with a structured public
agency review process

(c) Working cooperatively with neighborhood groups
(d) Having the ability to identify and seek out

creative funding sources (see attached letter from
Mass. Industrial Finance Agency)

(e) Having a firm commitment to first quality urban
design and architecture
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Massachusetts Industrial Finance Agency 400 Atlantic Avenue

Boston, Massachusetts 022 1

617-451-2477

February 18, 1988

John E. Dobie, Vice President

The Sullivan Group
200 State Street

Boston, MA 02109

RE: Parcel 6 - Boston Shakespere Company

Dear John:

I was pleased to discuss with you the concept of the Massachusetts Industrial

Finance Agency's (MIFA) involvement in the above referenced project.

As you are aware, since its creation in 1978, MIFA has completed $4.1 Billion

in financings for over 2100 commercial and industrial projects in the

Commonwealth. Recently, our enabling legislation was amended, by Chapter 769

of the Acts and Resolves of 1987, to provide an alternative means of financing

for non-profit cultural institutions such as the Boston Shakespere Company.

The Agency is very interested in fostering the development of cultural

institutions in the state, and should you be designated, would welcome the

opportunity to discuss the availability of tax-exempt or taxable bond financing

for the project.

In the meantime, if you have any questions, please don't hesitate to give me a

call.

erely

,

lard A. Sker,

General Couns

RASjr: jw
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FINANCIAL INFORMATION
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APPENDIX 1

DEVELOPMENT PROGRAM ^^^
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APPENDIX I

PARCEL 6 DEVELOPMENT PROGRAM

Total Gross Square Footage 161,880

Theatre 46,160

Residential /4,720

Office
Parking 41,000

Other (please specify)

Total Net Square Footage 79,720
Theatre 21,000

Residential 58,720
Office
Other (please specify)

Total FAR Gross Square Footage 120.880

Site Area (land square feet) 24.s?n

FAR 4.Q

Number of Tenant Parking Spaces ( 512 GSF/space) Rn

Number of Public Parking Spaces ( GSF/space) n

23
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APPENDIX 2

PROFORMAS
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Projecc _^
Developer

ETace

Tel- #/Cottcact Person

CONTOHTTirM DEVH.OP*gyr PRO FORMA
(Escimacea in 19 ^Dollars

Using Z Inflacion Factor from 19 )

RESIDE2mAL UNITS"

Mix of Units
I Bed
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Project _
Developer

Dace
Tel. #/Concacc Person

SALES PRO FORMA FOR CONDQMINIUtlS

(Escimacea in 1987 Dollars)
(Use 6Z Inflaclon factor from 1984)

I. Condominium Units

Gross Sales Proceeds
Gross Condominium Sales /NSF .22IL

Less Total Condominium Units Development Cost
Total Condominium Units Cost/NSF ^nn

Net Profit (Before Taxes)
Return on Gross Sales Proceeds

(Net Profit/Gross Sales Proceeds)

$ 12,894,000

(11,759,000)

1,135,000
5

II. Condominium Parking Spaces

Gross Sales Proceeds
Gross Parking Sales /Space

Less Total Condominium Parking Development Cost
Total Parking Cost/Space

Net Profit (Before Taxes)
Return on Gross Sales Proceeds

(Net Profit/Gross Sales Proceeds)

$ 2,000,000

( 1,320,000 )

$ 680,000
36 Z

III. Total Sales

Total Condominium Gross Sales Proceeds
Less Total Condominium Development Costs

Net Profit (Before Taxes)
Total Return on Gross Condo Sales Proceeds

(Net Profit/Total Gross Sales Proceeds)

Return on Equity
Equity Participation (Amount and * of

Total Condominium Cost) $1/300,000 ( 10

$ 14,894,000
a3, 079, 000 )

$ 1,815,000
12 Z

13.71 Z

Z)

Note to Sales Pro Forma

If Che developer anticipates a phased sales period, then this Pro Forma should estimate the

increased sales prices with additional Indexing for inflation.

30
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•Project Dace

Developer Tel. #/Concacc Person

CONDOMINITJM COST OF OWNERSHIP PRO FORMA
(Escioaces in 19 ^Dollars)

(Use Z inflation factor from 19 )

Number of Units 93

Average Unit Size (NSF) 800

Average Unic Price $ 180,000

Average Downpayment $ 18,000 (10 Z)

Studio
1 Bed
2 Bed
Other

Market Affordable

Annual Common Area Charges ($ 3 /NSF) $ 2,400

Annual Real Estate Taxes (S 2.13/ySF) 1,700

Annual Mortgage Payment
( 10 Z on $ 162,000
for 30 years) 17,000

Annual Service Charges (please specify _^___^^_
membership fees, special services,
etc.)

Total Annual Cost of Ovmership (Before-tax) 21,100

Total Monthly Cost of Ownership (Before-tax) 1,760

- 31
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THEATER PROGRAM

TOTAL PROGRAM:
MAINSTAGE THEATER
FLEXIBLE THEATER
OFFICE SPACE
SUPPORT SPACE/BOX OFFICE
LOBBY/FACILITIES
STORAGE

10,228
2,000

46.100

3,522
6,842
8,040
1,600

GSF
GSF
GSF
GSF
GSF

( 500 SEATS)
( 200 SEATS)

CIRCULATION, STAIRS, ELEVATOR 13,928

THEATER DEVELOPMENT PROFORMA

TOTAL HARD COSTS:

MAINSTAGE THEATER:
THEATER CONSTRUCTION
THEATER FINISH (S

FLEXIBLE THEATER:
THEATER CONSTRUCTION
THEATER FINISH (S

OFFICE SPACE CONST (sT
OTHER SPACE (S.

(a 200 /GSF)
_/NSF)

(3 200 /GSF)
/NSF)

" /GSF)
/GSF)

Y/FACILITIES/ <*S£i>SSx^iM§^ C3 200 /NSF)
THEATER SEATING (S /SEAT)

SITE WORK >Mi€«3ya^fio5?XSES8:
OTHER F F & E (SPECIFY)

< 5 .785.000

?^,04^,nnn

4nfi„nnn

•^5? nnn
1 -^^^.nnn
1 -fiOR^nnn

5n,nnn

GSF

TOTAL SOFT COSTS:

ARCHITECTURE/ENGINEERING FEE
DEVELOPER'S OVERHEAD
LEGAL FEES
PERMITS & FEES (SPECIFY)
CONSULTANTS (SPECIFY)
CONSTRUCTION LOAN INTEREST

(
24 MPS. 9 10 X OF AVERAGE
BALANCE OF sT'600,000 )

FINANCING FEES
REAL ESTATE TAXES DURING CONSTRUCTION
OTHER RELATED COSTS (SPECIFY)

S l.Q45.nnn

'^00 .000

1^^-000
inn.nnn

^OOr^^"

q?n,nnn

inn.nnn

CONTINGENCY ( S OF HARD COSTS) S ?R7,nnn

TOTAL DEVELOPMENT COST (TDC) S g ni7_nnn

SOFT COST AS X OF HARD COSTS -^ZH.

SOFT COST AS X OF TDC _iZ.
TOTAL DEVELOPMENT COST/GSF S]f.i

_X

'x

32
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APPENDIX 1

DEVELOPMENT PROGRAM (B)

22
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APPENDIX I

PARCEL 6 DEVELOPMENT PROGRAM

Total Gross Square Footage 187,080
Theatre
Residential
Office
Parking
Other (please specify)

Total Net Square Footage 100.936
Theatre
Residential
Office
Other (please specify)

Total FAR Gross Square Footage l46.nRn

Site Area (land square feet) ?4^S7n

FAR -^ Q

Number of Tenant Parking Spaces ( 512 GSF/space) Rn

Number of Public Parking Spaces ( GSF/space) n

46,
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APPENDIX 2

PROFORMAS

24 .
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. Projecc
Developer

ITaca

Tel. #/Concacc Person

coNSOMiyirM PEVEiopigyr pro forka
(Esciaaces in 19 ^Dollars

nslng Z Inflacion Factor from 19_

BZSlDEimAL UNITS"

Mix of Utiles

1 Bed ^-7

2 Bed
Other

TOTAL

?n

_L£.

.22.

Average UnlC Size (GSF, VST)

1 Bed i.ioo/snn
2 Bed 1.437/l.isn
Other 825/fifin

Nomber of Paridng Spaces 80

SQUARZ FOOTAnZ
Residential GST
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Project _
Developer

Dace
Tel. #/Contact Person

SALES PRO FORMA FOR CONDOMINIUMS
(Estimates in 1987 Dollars)

(Use 6Z Inflation factor from 1984)

I. Condominium Units

Gross Sales Proceeds
Gross Condominium Sales /NSF ?1R

Less Total Condominium Units Development Cost
Total Condominium Units Cost/NSF iq^

Net Profit (Before Taxes)
Return on Gross Sales Proceeds

(Net Profit/Gross Sales Proceeds)

(I5,403.nnn)

LL.Z

II. Condominium Parking Spaces

Gross Sales Proceeds
Gross Parking Sales /Space

Less Total Condominium Parking Development Cost
Total Parking Cost/Space

Net Profit (Before Taxes)
Return on Gross Sales Proceeds

(Net Profit/Gross Sales Proceeds)

^ 2.nnn.nnn

(l.32n.nnn )

III. Total Sales

Total Condominium Gross Sales Proceeds
Less Total Condominium Development Costs

Net Profit (Before Taxes)
Total Return on Gross Condo Sales Proceeds

(Net Profit/Total Gross Sales Proceeds)

Return or. Equity
Equity Participation (Amount and Z of

Total Condominium Cost) $ i mn qoq

$ iq.^Q4 nnn

(lfi.7?? nnn )

$ 7.(^n nnn
n 7 Z

_Z2_

(i^^^

Note to Sales Pro Forma

If the developer anticipates a phased sales period, then this Pro Forma should estimate th

increased sales prices with additional indexing for inflation.
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•Project • Dace

Developer Tel. #/Concacc Person

CONDOMINITJM COST OF OWNERSHIP PRO FORMA
(Escloaces in 19 ^Dollars)

(Use Z Inflaclon faccor from 19 )

Number of Units 93

Average Unit Size (NSF) 800

Average Unit Price $ 180,000

Average Downpayment $ 18,000 (10 Z)

Studio
1 Bed
2 Bed
Other

Market Affordable

Annual Common Area Charges ($ 3 /NSF) $ 2,400

Annual Real Estate Tares ($ 2.13/NSF) 1,700

Annual Mortgage Payment
( 10 Z on $ 162,000
for 30 years) 17,000

Annual Service Charges (please specify ^____^
membership fees, special services*
etc.)

Total Annual Cost of Ownership (Before-tax) 21,100

Total Monthly Cost of Ownership (Before-tax) 1,760

- 31
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THEATER PROGRAM

TOTAL PROGRAM:
MAINSTAGE THEATER
FLEXIBLE THEATER
OFFICE SPACE
SUPPORT SPACE/BOX OFFICE
LOBBY/FACILITIES
STORAGE

10,228
2,000
T3^
6,842
8,040
1,600

GSF
GSF
GSF
GSF
GSF

CIKrULATICN, STAIPS, ELEVATOR 13,928

THEATER DEVELOPMENT PROFORMA

TOTAL HARD COSTS:

MAINSTAGE THEATER:
THEATER CONSTRUCTION
THEATER FINISH (S

FLEXIBLE THEATER:
THEATER CONSTRUCTION
THEATER FINISH (S

OFFICE SPACE CONST (sT
OTHER SPACE (S

(a 200 /GSF)
./NSF)

is 200 /GSF)
/NSF)

)" /GSF)
/CSF)

BBY/FACILITIES/ <*^&iS«jdBMi§^ (S_200_/NSF)
THEATER SEATING (S /SEAT)

SITE WDRK jidbsjaayjfioSxsESSc
OTHER F F fi E (SPECIFY)

t

46.100
( 500 SEATS)
( 200 SEATS)

^78S.nnn

2.046.nnn

4nn,nnn

^^^.nnn
1 -^-^^^nnn

1 rfinp^nnn

'in.nnn

GSF

TOTAL SOFT COSTS:

ARCHITECTURE/ENGINEERING FEE
DEVELOPER'S OVERHEAD
LEGAL FEES
PERMITS & FEES (SPECIFY)
CONSULTANTS (SPECIFY)
CONSTRUCTION LOAN INTEREST

(_£1_M0S. 9 10 X OF AVERAGE
BALANCE OF a 4,600,000 )

FINANCING FEES
REAL ESTATE TAXES DURING CONSTRUCTION
OTHER RELATED COSTS (SPECIFY)

4_J.^M5*QIiD.

SQo.nnn

I2^.nnn
]nn„nnn
?nn,nnn

q?n>nnn

inn„nnn

CONTINGENCY ( 5 OF HARD COSTS) -yfi-7,r\nr\

TOTAL DEVELOPMENT COST (TDC) a Q mi nnn

SOFT COST AS S OF HARD COSTS -.211

SOFT COST AS S OF TDC _32.
TOTAL DEVELOPMENT COST/GSF Slfiv

X
'x
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Part i
Huc-^ooiA

REDEVELOPER'S STATEMENT FOR PUBLIC DISCLOSURE '

(Redevelopment or rehabilitation (or any use by on Individual or two

persons os |0inr owners when the reuse value is under S30,000)

A. REDEVELOPER AND LAND

1. a. Name of Redeveloper:

b. Address and ZIP Code of Redeveloper

2. The land on which the Redeveloper proposes to enter into a contract for. or understand.n^ w.t.i lespect to,

the purchase or lease of land from

Rn.qtnn Rpdpvpl npmpn-H an-hVio-ri -Hy . .

t,\ame oi Local f'uottc Agencyj

Parcel 6

in the City of Boston State of Massachusett s
"

,

is described as follows :-

3. State the reuse value S .

B. RESIDENTIAL REDEVELOPMENT OR REHABILITATION

1. State the Redeveloper's estimates, exclusive of payment for the land, for:

a. Total cost of the residential redevelopment S12
, 500 , 000 •

b. Cost per dwelling unit of the residential redevelopment S 160,000
c. Total cost of the residential rehabilitation S

d. Cost per dwelling unit of the residential rehabilitation S

2. a. If the proposed redevelopment or rehabilitation is for more than one dwelling unit, state the Redeveloper's

estimate of the monthly rental (if to be rented) or average sale price (if to be sold) of ihe dwollin;? units

involved:

ESTIMATED ESTIMATES
TYPE AHO SIZE OF DWELLING UNIT MONTHLY HENTAL SALE P RICE

Studio * ^158,400
One Bedroom 18 0,000
Two Bedroom 23 0,000

' 11 space 00 this form is inadequate for any requested iaformalion. it should be fur.iished on an attached page whirh i« rr(<Trp<1

to uoder the appropriate numbered item on (he form.

^ Any convenient means of identifying the land (such as block and lot numbers of street boundaries) is sufficient. A H^vcription

by metes and bounds or other technical description is acceptable, but not required.

34
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b. State the utilities and parking facilities, if any, included in the foregoing estimates of renUls:

c. Sute equipment, such as, refhgeratois. washing machines, air conditioners, if any, included in the foregoing

estimates of sales prices:

CERTmCATlON

I (We) 1 .qii1 1 1 v;:in firnnpr Tnr .

certify that this Redeveloper's Statement for Public OiscloBaie is true and correct to the best of my (our) knowledge

and belief.

Dated: February 22, 19i Dated:

by: L^/^M/>
J^es F. ^fltt'Ivan, President

President
Tiiu

Signaotn

Tidt

200 State St., Boston, MA 02109
Address and ZIP Cod* AddrtMM amd ilP Coda"

If the Redeveloper coasista of two or more persons jointly (includiafi tenants by the entirety), this statement must be signed

by each of them.

Penalty tor False Certificatioa : Section 1001. Title 18. ol the U.S. Code, provides a fine of not more than SIO.OOO or impris-

onment of not more than live years, or both, (or knowingly and willfully making or using any false writing or document, knowing
the same to conuin any false, fictitious or fraudulent suteoieat, o' nntry in a matter within the jurisdiction of any Department
of the United Sutes.

-2-
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PART II («^S)

REDEVELOPER'S STATEMENT OF QUALIFICATIONS AND FINANCIAL RBSPONSIBILITT

(R«d«v«lopm«nt or rthofailitotion for ony us* by an individual or two

persons as |oinf ownors wh«n the reus* voiuo is undor $30,000)

(F.or coBfidenti.1 offici.I o»e of ihe Local Public Agency ud the Departmeai of Housiag and Urb.n Development.

Do Not Traasnit lo HUD Unless Requested.)

1. a. Name of Redeveloper: Sullivan Group, Inc.

b. Address and ZIP Code of Redeveloper: 20O State St., Boston, MA 02109

2. Tl>e land on whidi the Redeveloper proposes to enter into a cootr.ct for. or understandinc with respect to. the

purchase or lease of land from

Boston Redevelopment Authority

m
Parcel 6

in the City of P.r,<^tnn

IS described as follows:

(Nan* of Loeai Publie AfncyJ

Sute of
Massachusetts

3. If funds for the development of the land are to be obtained from sources other *" *« «^r;jir'''
°*" ^^''

a s^te^ent of the Redeveloper-s plan for financing the acquisition and development of the land.

Bank of New England

4. Sources and amount of cash available to the Redeveloper to meet equity requirements of the proposed undertaking,

and creditors of the Redeveloper:

a. In banks:
NAME. AOOWESS AND ZIP CODC OF BANK

Boston Safe & Deposit
One Boston Pla.ce
Boston. MA

b. By loans from other
NAME. A00BE5S AND ZIP CODE OF SOURCE

'3,700,000

AMOUNT

c. By sale of readily salable assets:

DESCaiPTION

100,000 sq. ft. warehouse, NC
200 State Street

d. List of cieditora to whom $100 or more

is owed

None over 30 days

MARKET VALUE

s

MOBTCACeS OB LIEHS

3,100,000 -0-

140,000,000(75%) 74,000,000
AMOUNT OWED
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Names, addresses and ZIP Codes of bank references.

6. Has the Redeveloper been adjudged bankrupt, et(her voluntury or involuntary, within the past IClvears'

If Yes, give date, place, and under what name. [_; yes [EI NO

7. a. Does any member of the governing body of the Local Public Agency to which the accompanying bid or proposal

is being made or any officer or employee of the Local Public Agency, who exercises any functions or respon-

sibilities in connection with the carrying out of the project under which the land covered by the Redeveloper's

proposal is being made available, have any direct or indirect personal interest in the Redeveloper orin the

redevelopment or rehabilitation of the property upon the basis of such proposal? [_,YES [^nO

If Yes. explain.

b. Does any member of the governing body of the locality in which the Urban Renewal Area is situated or any

other public official of the locality, who exercises any functions or responsibilities in the review or approval

of the carrying out of the project under which tne land covered by the Redeveloper's proposal is being made

available, have any direct or indirect personal interest in the Redeveloper or in the redevelopment or rehabil-

itation of the property upon the basis of such proposal? i_j YES Q'^O

If Yes, explain.

CERTinCATION

J ,\yg) 1
Sullivan Group, Inc.

certify that this Redeveloper's Sutement of Qualifications and Financial Responsibility and the attached evidence

of Redeveloper's qualifications and financial responsibility, including financial statements, ate true and correct to

the best of my (our) knowledge and belief.

Dated: February 22, ]^988 Dated: .^

by = W-^^^^ 17^.^6^;^<

.

ySTames F.'~^»MfifVan, President i.«<i-u.f«

President

200 State St., Boston, MA 02109

AddrtMt and ZIP Coda Addnss and ZIP Cod*~

' If the Redeveloper eonaisu of two or more persoas jointly (including lenmnts by the entirety), this statement must be signed by

each of them.
2 Penalty for False Certification : Section 1001. Title 18. of the U.S. Code, provides a fine of not more than $10,000 or impris-

onment of not more than five years, or both, for knowingly and willfully making or using any false writing or document, knowing

the same to conuin any false, ficutious or fraudulent statement, or entry in a matter within the jurisdiction of any Department

of the United States.

. 4 . HUO-4004A (4-6ai

•U.S. Covarnment Printing Omee 1972 704-211 1009
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APPENDIX 4

DISCLOSURE STATEMENT
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DISCLOSURE STATEMENT CONCERNING BENEFICIAL INTEREST

REQUIRED BY SECTION 40J OF CHAPTER 7 OF THE GENERAL LAWS

(1) Location: Ma-^^sanhnsPtt.s Ave^ & St. Botolph St.

(2) Grantor or Lessor: Boston Redevelopment Authority

(3) Grantee or Lessee: .qnniv;^n r,vnnp. mr-.

(4) I hereby state, under the penalties of perjury, that the true names and
addresses of all persons who have or will have a direct or indirect

beneficial interest in the above listed property are listed below in

compliance with the provisions of Section 40J of 'Chapter 7 of the General

Laws (see attached Statute).

NAME AND RESIDENCE OF ALL PERSONS WITH SAID BENEFICIAL INTEREST:

James F. Sullivan

142 Commercial Street
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§ 40J. Disclosure statements of persons having beneficial interest in real

property.

No agreement to rent or to sell real property to or to rent or purchase real

property from a public agency, and no renewal or extension of such agreement
shall be valid and no payment shall be made to the lessor or seller of such
property unless a statement signed under the penalties of perjury, has been
filed by the lessor, lessee, seller or purchaser, and in the case of a

corporation by a duly authorized officer thereof giving the true names and
addresses of ail persons who have or will have a direct or indirect beneficial

interest in said property with the deputy commissioner of capital planning and
operation. The provisions of this section shall not apply to any stockholder
of a corporation the stock of which is listed for sale to the general public
with the securities and exchange commission, -if such stockholder holds less

than ten percent of the outstanding stock entitled to vote at the annual
meeting of such corporation.

A disclosure statement shall also be made in writing, under penalty of

perjury, during the term of a rental agreement in case of any change of

interest in such property, as provided for above, within thirty days of such
change.

Any official elected to public office in the Commonwealth, or any employee of

the division of capital planning and operations disclosing beneficial interest in

real property pursuant to this section, shall identify his/her position as part
of the disclosure statement. The Deputy Commissioner shall notify the State

Ethnics Commission of such names, and shall make copies of any and all

disclosure statements received available to the State Ethics Commission upon
request.

The Deputy Commissioner shall keep a copy of each disclosure statement
received available for public inspection during regular business hours.

Added by St. 1980, c. 579, §12

1.980 enactment - St. 1980 c. 579 §12 was approved July 16, 1980, and by §66

made effective July 1, 1981. See also note under §39A of this chapter.

Library References States 89. C.J.S §§ 145.149.150.
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