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1 | TRANSMITTAL LETTER 
 
 
Boston Properties Limited Partnership (BP) is pleased to submit our response to the Cambridge 
Redevelopment Authority’s (CRA) Request for Qualifications (RFQ) dated July 15, 2015 as both a 
Development Entity for the redevelopment, design, construction, and delivery of the Foundry Building at 
101 Rogers Street in Cambridge, Massachusetts, and an Operator Entity for the ongoing management of 
the building upon completion and occupancy.  
 
As part of our ongoing commitment to the City of Cambridge, we are excited about the opportunity to work 
in collaboration with the CRA/City of Cambridge and are committed to providing collaborative and 
innovative space that serves the needs of the community through this exciting public/private partnership. 
We hope our submission demonstrates our capability to restore and deliver a facility of outstanding quality 
that delivers value to the CRA and City of Cambridge based on our history of timely and cost-efficient 
delivery, maximized value in design and construction, efficiency of operations, and our record of 
sustainable and responsible development.  
 
In order to achieve this goal, we have assembled a most accomplished team of professionals from our 
organization and offer outstanding financial capability, a highly qualified development and property 
management team, backed by the unconditional support of the senior management of our organization. 
The contact information of those responsible for this project are as follows: 
 
     

Ben Lavery 
Boston Properties 

Senior Project Manager 
(617) 236-3336 

blavery@bostonproperties.com 
 

George Needs 
Boston Properties 
Project Manager 
(617) 236-3392 

gneeds@bostonproperties.com 
 
 
On behalf of Boston Properties and our entire team, we wish to thank you for your consideration of our 
submission. 
 
Respectfully submitted, 
  
 
 
_________________________    ________________________ 
Bryan J. Koop    Michael A. Cantalupa 
Senior Vice President – Regional Manager Senior Vice President - Development 
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2 | PROJECT UNDERSTANDING & APPROACH TO THE PROJECT 
 
In 1979, Boston Properties began development of their first Kendall Square project, now known as Kendall 
Center, and have since remained committed to Kendall Square and its surrounding community. As part of 
our ongoing commitment to Kendall Square and the City of Cambridge, Boston Properties would like the 
opportunity to transform the historic Foundry Building into a creative and innovative center, with a key focus 
on sustainability, that will provide the local community with a creative and collaborative work environment 
for small business owners, freelancers, entrepreneurs and artisans, in a manner that is accessible for all 
ages and backgrounds, and financially sustainable for the foreseeable future. 
 
In achieving this vision, we envision a three step approach to afford a financially viable, sustainable and 
successful solution that has been a proven model within our experience executing similar projects: 
 
1) Commercial Component – the commercial component will encompass up to 43,800 square feet and will 

be leased to a private user at market rate.  
 
For this use we have initially identified a partner who has verbally stated their interest in taking this 
space. They represent one of the most exciting and innovative real estate users in the market and 
would be a huge compliment to the projects vision.  
 
There maybe other potential partners we would explore this opportunity with if we were fortunate 
enough to be selected to respond to the RFP. 
 

2) Community-Driven Component – the community driven component will encompass no less than 10,000 
square feet and will be leased on a use-by-use basis at a rent that is anticipated to cover operating 
costs.  

 
The idea of this space is to create a highly flexible program that maximizes the diversity of uses and 
utilization of the space. In order to encourage use and maximize accessibility to this public space, we 
anticipate that this would be housed over the first floor and basement levels of the building. We believe 
we can incorporate some, or all, of the following programs: 

 
• Assembly/Gathering/Studio Space – this space could be used to house community uses such as 

meetings, early childhood activities such sing-along sessions, or other after school programs, in 
addition to performance space for performing arts programs and other similar uses. 

• Gallery Space – this space could be used to showcases art exhibitions or function as a museum. 
• Community Kitchen and Food Preparation Space. 
• Office Space for Companies – this space could accommodate start-ups, individual enterprises and 

non-profit organizations. 
• Makers space – this space would be dedicated to start-up manufacturing or fabrication space that 

could include metal and wood work, screen printing, machining, fiber arts and other design and 
engineering activities. 

 
3) Operational Approach – the operation and management of the space, to include tenanting, scheduling 

and public outreach will be coordinated and managed through a team of Boston Properties 
professionals who have direct experience with similar programs. We also anticipate collaborating with a 
private partner to assist in managing the public space in a similar manner to how we collaborate with 
the Boston Society of Architects at Atlantic Wharf, outlined in the case study below. 
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In keeping with the vision and objectives for this historic asset, we envision renovating the asset to a LEED 
certified standard that will bring some modernization to the look and operation of the building, while 
maintaining its historic appearance and character. 
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3 | PROJECT LEADERSHIP AND TEAM 
 
A. Lead Organization – Boston Properties 
 
Boston Properties will represent the lead organization that will be responsible for the redevelopment, 
design, construction, delivery, tenanting and ongoing operational management of the project. 
Headquartered in Boston, Massachusetts, our firm has a forty-five year track record of conceiving and 
completing complex real estate projects on time and within budget while devising creative, value-
maximizing real estate solutions for ourselves and for our clients. In the Boston Regional Office, Boston 
Properties has a staff of approximately 110 people with expertise in project management, construction 
management, marketing and leasing, property management, legal, finance, and accounting and our 
experienced leadership personnel, consisting of 6 senior officers. Senior officers located in the Boston 
office and responsible for managing BP’s regional activity and staff are as follows: Michael Cantalupa, 
Senior Vice President – Development; Jon Randall, Senior Vice President – Construction; David Provost, 
Senior Vice President – Leasing; Peter See, Senior Vice President – Property Management; and Madeleine 
Timin, Senior Vice President and Regional General Counsel. Leading Boston Properties’ Regional Office is 
Bryan Koop, Senior Vice President and Regional Manager. 
 
With over 16 million gross square feet of projects completed since we became a public company in 1997, 
BP is one of the most active development companies in the country. We have won numerous awards for 
architectural design and other real estate and construction industry awards, including the Urban Land 
Institute Global Award for Excellence and Developer of the Year awarded by the Boston Area Chapter of 
National Association of Industrial and Office Properties.  
 
Development 
 
BP’s Boston regional development department, consisting of eight professionals, is responsible for the 
entire development process from project conception to completion. Each project is led by a project 
manager who is primarily responsible for implementing the project vision and the integration of all aspects 
of planning and design, permitting and entitlements, construction, tenant fit-outs, marketing and leasing, 
financing, and ongoing property management. 
 
The development department is led by Mike Cantalupa who, upon being awarded the contract, will appoint 
a development manager who will be responsible for leading and coordinating all aspects of the Project 
Team. 
 
Construction 
 
BP’s Boston regional construction management department, consisting of thirteen professionals, is 
responsible for construction budgeting, buyout of construction related contracts, and supervision of on-site 
construction activities. BP staffs each project with at least one dedicated construction manager who 
focuses on the day-to-day coordination and control of the general contractor and construction process, 
including base building activities and tenant work.  
 
The construction department is led by Jon Randall who, upon being awarded the contract, will appoint a 
construction manager who will be responsible for the day-to-day management of the Construction Project 
Team. 
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Project Organizational Chart 
 
Below is an organizational chart that illustrates the teams lead principle individuals and their respective 
titles, along with their resumes. 
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MICHAEL A. CANTALUPA 
SENIOR VICE PRESIDENT - DEVELOPMENT 
 
Years with Boston Properties: 27 
Years with other firms: 4 
 
Michael A. Cantalupa, Senior Vice President | Development, is responsible for 
new development throughout Boston Properties’ Boston Regional Office territory 
and leads a ten-person team with eight development professionals. 
 
EXPERIENCE 
Michael’s group has delivered over 10 million square feet of space including office, 
laboratory, residential, retail, hotel and parking uses and is currently responsible for the 
development of 888 Boylston Street, a 430,000 square foot, mixed-use office and retail 
building at Prudential Center and 10 CityPoint a 220,000 SF mixed-use office and retail 
building in Waltham, MA. 
 
Recently completed projects include a 375,000 square foot research laboratory for the 
Broad Institute in Cambridge, MA; a 200,000 square foot build-to-suit office project for 
Biogen Idec in Cambridge, MA; and Atlantic Wharf, a 860,000 square foot mixed-use 
project in Boston, MA which was designated LEED Platinum by the USGBC. 
 
Additional pipeline projects include sites at North Station in Boston; 
Cambridge Center in Kendall Square; CityPoint in Waltham and Salesforce Tower in San 
Francisco totaling in excess of 6 million square feet of commercial spaces under various 
stages of permitting, design and further development. 
 
Prior to joining Boston Properties, Michael worked in project supervision capacities in the 
construction industry with Perini Corporation, Manganaro Corporation New England and 
Component Assembly Systems, Inc. on a number of major commercial building projects in 
the Greater Boston and New York metro areas. 
 
Michael has also consulted to Harvard University for an expansion building in its Allston 
Landing holdings; to the United States Postal Service, providing advice and services for 
that agency’s Greater Boston real estate holdings, to Children’s Hospital Boston in their 
evaluation of research laboratory facilities at the hospital’s Longwood Medical Area 
Campus in Boston, MA. 
 
AFFILIATIONS 
Michael is Chairman of A Better City and Vice Chairman and Trustee of Malden Catholic 
High School, his high school alma mater. He is also a member of the Massachusetts 
Chapter of NAIOP and has presented at numerous conferences and seminars for industry 
groups including for NAIOP, ULI, Massachusetts Building Congress and Build Boston. 
 
EDUCATION 
Michael received a Bachelor of Science Degree in Civil Engineering from Tufts University 
and a Master’s Degree in Business Administration from the Harvard Business School. 



FOUNDRY  BOSTON PROPERTIES 
101 ROGERS STREET, CAMBRIDGE MA RFQ RESPONSE 

 

37 

 

 

 
JON RANDALL 
SENIOR VICE PRESIDENT - CONSTRUCTION 
 
Years with Boston Properties: 17 
Years with other firms: 8 
 
As the SVP of Construction, Jon is responsible for construction of all projects for 
Boston Properties’ Boston region. Jon leads a department of 11 construction 
personnel has responsibility for an average annual volume of over $150 million. In 
his capacity Jon is involved in the design, budgeting, scheduling, and delivery of 
all projects in Boston Properties’ pipeline. 
 
EXPERIENCE 
Mr. Randall is head of the 8 member Construction Department and has responsibility 
for an average annual volume of over $150M.  In this capacity he is involved in 
the design, budgeting, scheduling, and delivery of all projects in Boston Properties’ 
existing assets and development pipeline. 
 
His department recently completed the construction of Weston Corporate Center, a 
350,000 square foot office building, which will serve as the new corporate headquarters 
for Biogen Idec. In addition, his group managed the Redevelopment of Atlantic Wharf in 
downtown Boston.  This LEED Platinum  Certified project is a 31 story high rise with 
significant historic restoration and includes 750,000 square feet of new office space, 87 
residential units and a 6-story below grade parking garage with 650 parking spaces. His 
department also recently completed the 75 Ames Street project for the Broad Institute. 
The project is a 12-story, 375,000 square foot lab building, and includes the entire tenant 
fit-out. The building is a steel frame, with slab on deck, and was constructed adjacent to 
and over an existing operational parking garage. 
 
He was also directly responsible for managing the construction of 111 Huntington Avenue, 
a 36-story, 931,000 square foot, Class A office building as well as 200 West Street in 
Waltham that included a 260,000 square foot building and 400 car parking garage. His 
department also managed the construction for Seven Cambridge Center, 
a 230,000 square foot lab building and 8-story parking garage for the Broad Institute. In his 
career he has had direct responsibility for over 8 million square feet of tenant 
improvements. 
 
Prior to his employment at Boston Properties, Mr. Randall was employed at Turner 
Construction Company for 8 years where he started as a field engineer and then held 
various positions in project site management and estimating. Mr. Randall has over 25 
years of experience in the construction industry. 
 
AFFILIATIONS  
Mr. Randall is a member of the Massachusetts NAIOP (National Association of Industrial 
and Office Properties) and the American Society of Civil Engineers (ASCE). He is also a 
member of Chi Epsilon, the National Engineering Honor Society, and is a Massachusetts 
Licensed Construction Supervisor. He is a former member of the Board of Directors for 
The Associated General Contractors and is on the Board of Overseer’s for the Boston 
Architectural College. Mr. Randall is also a LEED Accredited Professional. 
 
EDUCATION  
Mr. Randall received a Bachelor of Science Degree in Civil and Environmental 
Engineering from Clarkson University in 1989 and a Master’s Degree in Business 
Administration from Boston University in 2000. 
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4 | STATEMENT OF EXPERIENCE AND QUALIFICATIONS 
 
As demonstrated in the following case study, Boston Properties can call upon relevant experience of 
successfully developing and operating space where a private/commercial element coexists with 
community-led space, and where we continue to actively manage that program today. The case study we 
will be referring to, from both the perspective of the developer and operator, is Atlantic Wharf, located at 
280-290 Congress Street in Boston, MA. 
 
 

 
 
 

 
 
A. Developer – Qualification of Similar Size/Type of Project 
 
Project Description, Size and Location 
 
Located on Boston’s waterfront, adjacent to the Rose Kennedy Greenway and the Fort Point 
Channel/Boston Harbor, Atlantic Wharf is a mixed-use urban development that includes a 31-story 550,000 
square foot office tower (tenants include Wellington Management, Raptor, McKinsey); a 225,000 square 
foot waterfront, low-rise office building (tenants include Communispace Space, Payette, Brightcove);  
30,000 square feet of retail and public spaces (retail tenants include TRADE, Nebo, Sorelle, Boloco, Smith 

Atlantic Wharf – View From Fort Point 
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& Wollensky); 88 residential units in The Lofts at Atlantic Wharf; a 650 car parking garage and a waterfront 
plaza, complete with 9 docks. Atlantic Wharf is Boston's first green skyscraper, certified LEED Platinum, 
and is a recipient of the 2012 ULI Global Awards for Excellence.  
 
Atlantic Wharf was developed by Boston Properties and completed in 2011, and is currently leased to a 
mixture of creative and financial tenants, with anchor tenant, Wellington Management, occupying 54% of 
the building. The development was financed 100% through developer equity. As part of the permitting 
requirements, Boston Properties was required to preserve the historic brick facades of the low rise 
waterfront building that was originally constructed in 1897. 

The State of MA and the MassDEP’s primary tool for protection and promotion of public use of its tidelands 
and other waterways is Massachusetts General Law Chapter 91. Through Chapter 91, the Commonwealth 
seeks to preserve and protect the rights of the public and to guarantee that private use of waterways serve 
a proper public purpose. Specifically, the MassDEP Waterways Regulation Program preserves pedestrian 
access along the water's edge, seeks to protect and extend public strolling rights, protects the rights of 
waterfront property owners to approach their property from the water and encourages the development of 
city and town harbor plans to dovetail local waterfront land use interests with the Commonwealth's 
statewide concerns, among other initiatives. 

 
An integral element to the design and development of Atlantic Wharf was to incorporate open, inviting and 
usable public space that may be enjoyed by the community to include tenants, visitors, residents and 
members of the public. In doing so, Boston Properties worked closely with the State and the MassDEP to 
ensure this goal was met and, as part of this, made significant monetary contributions to help fund 
improvements to projects in the neighboring waterfront area and construction of certain public areas. The 
following public spaces were developed, and are currently actively managed, which serve to drive access 
to and activation of the project and neighborhood, leading to increased community engagement and 
economic activity which help to create the vibrant work, play, live environment that is unique to Atlantic 
Wharf today. Public and community-driven spaces within the site include: 

• Waterfront Square – this 5,000 sf space located on the waterfront side of the project is a 2-story 
indoor public gathering space that provides access to the Waterfront office lobby as well as direct 
access to Smith & Wollensky, Boloco and BSA Space.  Waterfront Square serves as the main 
public meeting space, providing tables and chairs for the community, as well as hosting theater 
performances, concerts, art installations and cocktail receptions. Waterfront Square is also 
programmed as an extension of The Gallery, providing additional engagement through art 
installations for both the Atlantic Wharf program and as an extension of the BSA Space design 
museum located on the second floor. 

• The Gallery at Atlantic Wharf – this 1,400 sf art gallery is located adjacent to Waterfront Square 
and includes rotating art exhibitions, curated by and presenting the art of the local artist community 
through the Fort Point Arts Community. 

• The Fort Point Room – this 2,600 sf public meeting space is located on the 2nd floor adjacent to 
Waterfront Square.  The space includes flexible furniture and multi-media equipment to 
accommodate a variety of activations from auditorium style meetings/events to 
classroom/boardroom meetings to public forums to fitness and rowing classes for the local 
community.  A 20’ wide terrace extends along the length of the space, with views of Fort Point 
Channel and Boston Harbor, providing a great post event reception space.  

• Wharf Park – the 15,000 sf outdoor park is situated on Fort Point Channel and Boston’s 
HarborWalk and includes a patio area with tables and chairs as well as a large lawn area that is 



FOUNDRY  BOSTON PROPERTIES 
101 ROGERS STREET, CAMBRIDGE MA RFQ RESPONSE 

 

37 

used as passive open space.  Annually, Wharf Park hosts a number of music & theater 
performances, movie nights, art exhibitions, and cultural events. 

• The Docks at Atlantic Wharf – adding to the public activation, Atlantic Wharf includes a 9-slip 
dock facility.  Three of the slips are dedicated to free public use for water taxi, touch-and-go and 
short term docking.  This season, the docks have hosted a dragon boat training program targeting 
local youth. 

• BSA Exhibition Space – this comprises 5,000 sf. free, interactive public exhibition area which 
managed by the Boston Society of Architects who pay a nominal rent to cover the expense on this 
space. Three to four annual design exhibitions are curated in the space, as well as a semi-
permanent Boston based exhibit hosted in the ground floor neighborhood visitor center. In addition, 
the BSA Space is utilized for industry events and receptions. An exhibition committee made up of 
BSA members, local attractions, and BSA staff meets quarterly to review programming goals and 
vet exhibitions. Boston Properties is represented by Laura Sesody, our public programming and 
marketing manager, on this committee. 

• BSA Subsidized Office Space – An additional 11,000 square feet of space located over the 1st 
and 2nd floors is leased to the Boston Society of Architects on a long term basis at a subsidized 
rent. This space is used as their office premises and helps drive the economics and funding the 
balance of the public spaces. 

 
B. Operational - Examples of Similar Size/Type of Project 
 
The public spaces located at Atlantic Wharf, as outlined above, are managed by Boston Properties and 
programmed in a variety of ways. Funding for activation is guided by an annual plan, presented each year 
to the Fort Point Channel Operations Board, which approves the activation plan for the required public 
spaces. The plan is generated and executed by Boston Properties staff members. Annual funding provided 
by Boston Properties is approximately $75-85,000 for programming, with an additional $125,000 dedicated 
to logistics (cleaning of all public spaces, maintenance, equipment maintenance, event set up, etc). This is 
subsidized through the commercial components of the development. 
 
Funding & Public/Private Partnerships 
 
Activations at Atlantic Wharf are directly funded in several ways: 

• Boston Properties provides space for free or at a discounted rate, covering cleaning and 
maintenance services only. 

• Boston Properties provides space and a portion of funding for the execution of an activation (ex. 
theater performances, dock space for a rowing program). 

• Boston Properties provides space and fully funds programs (ex. children’s concerts, art 
installations, fitness classes). 

• Funding shortfalls are supported through the commercial components of the project.    
 

In all cases, priority and consideration for activations is given to local groups that fulfill the programming 
goals of the project, outlined below: 
 

• Reinforce positioning of Atlantic Wharf as a gateway to the Fort Point Channel and the Innovation 
District of Boston, a dynamic destination  

• Drive foot traffic to support retail success, project viability and area vitality along the waterfront and 
Greenway 
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• Provide a program of entertainment, artistic, civic and cultural uses that is extensive, year round, 
and enhances the “destination value” of the waterfront, complementing the high quality 
programming that has been outlined for the Watersheet activation 

• Provide an amenity to tenants and community that promotes affinity and return visits 
• Create a sense of place: build synergies between the public spaces (Waterfront Square & The 

Gallery, Visitor Information Center, BSA Space, Fort Point Room, Waterfront Plaza and water’s 
edge including water taxi/dock) through programming, free events, planned community use, and 
partnerships 

 
Examples of recent partnerships include: 
 

• Gallery programming through Fort Point Arts Community, a local non-profit dedicated to promoting 
artists living and working in historic Fort Point (installations fully-funded by Boston Properties) 

• Theater performances in Waterfront Square and on Waterfront Plaza through Brown Box Theatre 
Company (space provided for free and partially funded by Boston Properties) 

• Environmental learning summer camp program targeting underserved local populations hosted by 
e inc. (space provided for free and majority funded by Boston Properties) 

• Free outdoor fitness classes provided for the community by The Club by George Foreman (space 
provided and fully funded by Boston Properties) 

• Free outdoor children’s concerts provided for the community with Stacy Peasley (space provided 
and fully funded by Boston Properties) 

• Whenever possible, the Fort Point Room is provided free of charge for local community groups 
including Save the Harbor, Save the Bay, Slow Food, Children’s Advocacy Center of Suffolk 
County, etc to host meetings and presentations, receptions, and increase their outreach 

• Free dock and storage space was provided to Ohana Dragon Boat program, and free internal 
programming space provided as well for rowing programs targeting underserved local populations  

 
The Boston Society of Architects runs the BSA Space design museum and our visitor informtation center, 
as well as leases office space at Atlantic Wharf. In exchange for fulfilling a portion of our Chapter 91 
requirements through programming and activation of the design museum, the BSA space is supported by a 
significantly reduced rent and the elimination of tax and operating expenses for this space. 
 
Public programming and activations at Atlantic Wharf are overseen by Boston Properties Marketing 
Director, Laura Sesody, and executed by a team of Boston Properties staff, including Jaclyn Goldstein, 
Marketing Coordinator, and the on-site property management team, consisting of Barrett Cooke, Property 
Manager, Audrey Centauro, Assistant Property Manager, and Cory DeCollibus, Property Management 
Coordinator. BSA Space is overseen by Eric White, Executive Director of the Boston Society of Architects, 
and programmed by Mary Fitchner, Director of Programs & Exhibitions for BSA Space.  
 
Attached as Exhibit C are some pictures illustrating the public initiatives that have been held at Atlantic 
Wharf. 
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5 | FINANCIAL APPROACH 
 
As outlined in the Reuse Report, the building requires approximately $12 million in base building 
improvements. Our plan assumes an additional fit-out cost of $10 million, which takes the total required 
investment to $22 million.  
 

Sources 
  City of Cambridge Contribution 
 

$6,000,000  
Boston Properties Contribution 

 
$16,000,000  

Total Sources 
 

$22,000,000  

   Uses 
  Base Building Improvements 
 

$12,000,000  
Additional Fit Out Costs 

 
$10,000,000  

Total Uses 
 

$22,000,000  
 
 
Boston Properties’ total adjusted market capitalization is $33 Billion; current cash position is $1.5 Billion; 
and current capacity under existing lines of credit is $1 Billion. This provides puts us in a fortunate position 
to be able to execute this development plan without the need to source any additional financing through a 
third party lender, if necessary, thereby eliminating the need for assistance and commitment of CRA 
resources to source financing. 
 
This financial investment and ongoing operation will be supported through a combination of rents, at both 
market and below market levels. The commercial component will be rented at a market rate, while Boston 
Properties would expect to recover a portion of the operating expenses through a nominal rent on the use 
of the community driven component.  There may be some flexibility in the allocation of space between the 
commercial component and the community-driven component, driven by the City of Cambridge/CRA’s 
desire to recoup their initial investment. 
 
Boston Properties anticipate paying a market annual ground rent which would reflect a proportion of annual 
NOI. Any free net cash flow resulting from building rents would be distributed to Boston Properties up to a 
capped rate of return on the initial investment and any remaining profits over and above an agreed upon 
return rate would be distributed to the City of Cambridge and CRA for reinvestment into the building and its 
programs. The determination of this capped rate of return will be dependent upon the ability to inflate this 
cap over time. 
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EXHIBIT A – ILLUSTRATIONS OF PUBLIC INITIATIVES AT ATLANTIC WHARF 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Summer Children’s Concerts



“e” inc. Summer Camp Program



Berklee Lunchtime Jazz Sessions



Brown Box Theatre: Two Wrongs



Brown Box Halloween Performance & Reception



FPAC Opening Reception: Parks & Recreation



KidsBuild Boston Competition 



KidsBuild Boston Competition 



Family Design Day: Novembridge



Canstruction Boston Competition 


