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What's wrong with Chiofaro/Prudential plan to redevelop the Harbor Garage

By Lee Kazal

Harbor Towers 1 and 11 and
the 1,400-car Harbor Garage
were built in the lare 1960s as
a single development ar a rime
when the waterfront was walled
off from the City by the Central
Artery. This was a hlighted arca
consisting, of unused, dilapidat-
ed warchouses and was a dan-
gerous neighborhood that had
fallen into disrepair.

In their efforts to build a bet-
ter Boston of the furure, pub-
lic officials in the lawe 1960s
gave in to the developer and irs
architect, LM. Pei, on certain
height limitations and other
recognized waterfront planning
principles in order to enable the
relatively wll Harbor Towers
buildings to proceed. As we
cxamine development on the
waterfront today in 2015, none
of the conditions thar jusrified
this compromise remains .

The Central Artcry has been
replaced  with the  beautiful
Rosc Kennedy Greenway, the
wharves have been redevel-
oped, Rowes Wharf and the
Aquarium have been added,
and the waterfront and Seaport
arc thriving. Forty-five ycars
later, the standards for water-
front development derive from
regulations adopted in the cacly
1990s, Under Chapter 91 of
the General Laws, there are
existing laws and regulations
designed ro protect the public's
access to and enjoyment of the
waterfront.

Three decades ago, when
Iarbor  Towers was  con-
verted to condominiums, the
Harbor Garage was scparated
from the two residential build-
ings thar make up Harbor
Towers, and the garage is now
owned by Prudential Real
Estate Investments (an entity of
Prudential Insurance Company)
and The Chiofaro Company,
whose redevelopment proposal
15 under consideration.

The Harbor Garage is an
cycsore, and we at Harbor
Towers support redevelopment
of the Garage, We are aburrers
with legal rights who want a
responsible redeveloy o
occur. Properly redeveloped,
the Garage property will be a
blessing to all of the public, and
improperly developed it will be
a curse, to the waterfront, the
City and the Commonwealth,
[(rr g:rll:raﬁﬂ!ls to come.

Although we at Harbor

Towers have certain rights
(including a lease for parking
that extends to 2022 and an
casement for our heating and
cooling cquipment thar extends
o 2069), we have empha-
sized from the beginning that
our desire is to promote the
public interest. It is the utter
lack of connection between
the Chiofaro/Prudential pro-
posal and the public interest
that forms the basis of Harbor
Towers' opposition to the cur-
gent gedevelopment proposal.
On  this 1.3-acre  block,
Chiofaro/Prudential proposes
to build rwo rowers, over 600
and 500 feet in height respec-
tvely, containing 1.3 million
square feet, for retail, office,
hotel and residential uses. The
existing Chapter 21 regula-
tions seck to achieve the goal of
responsible waterfront develop-
ment by having buildings close
to the water's edge that are
"modest” in size, by promot-
ing warter dependenr uses and
access to the waterfront, and
by requiring that cach devel-
opment lot contain at least 50
percent public open space .
The proposed  buildings
would tower over everything
clse an the waterfront. They
would be among the tallest
buildings in the City. Their
volume would exceed that of
the Prudential tower. The ratio
of built floor area to the area
of the site, the standard mer-
ric of density known as "floor

arca ratio," would be almost
23, as opposed to what exl'»th
along the rest of the 4

ment principles, their propos-
al contains zero open space.
None of this is in the public
interest,

Harbor Towers has been rea-
sonable in its public statements
and its private conversations
with Ciry officials. We recog-
nize that, since both the existing
structure and the one proposed
arc unacceprable, there should
be a third way, We at Harbor
Towers believe thar despite the
existing height limitations —
155 feer under current zoning,
150 feet under the Chapter 91
guideline, and 200 feet under the
Greenway District Guidelines,
adopted in 2010 after two years
of intensive public participation
- greater height for a building
on this site is possible as long
as the principal objectives of

University, has
shown that such d

graphically

rect the public's rights o use
and enjoy the waterfront," con-
cluding thar the proposal "is at
such a wide variance from the
applicable state and local per-
mitting requirements currently
in force that it simply cannot
be constructed as currently
designed.”

Those requirements have not
changed.

We ar Harbor Towers arc
confident that the new BRA,
the current City administra-
tion under the leadership of
Mayor Martin J. Walsh, and the
Executive Office of Energy and
Environmental Affairs under
Secretary Matthew Beaton will
review this proposal in the light
of the public interest at stake

would create a "wall of row-
ers" and change the character
of Boston forever. We engaged
Professor  Thrush to  inde-
pendendy study the Chiofaro/
Prudential plan and to offer
alternatives that are in the
public interest. Thankfully, his
work has helped change the
public conversation about this
unacceptable proposal.

When  the  Chiofaro/
Prudental team foated a simi-
lar bur even larger proposal six
years ago, the Commonwealth's
Sceretary of the Execurive Offwc
of Energy and Envi

and conclude that proposal is
0 at odds with the public inter-
est that it cannot be rectificd.
And that Chiofaro/Prudential
will submit a dramatically dif-
ferent proposal that then begins
a conversation about the pub-
lic's inferest in the waterfront
of the 21st century and not the
warterfront of the 1960s.

Lee Kozol is a resident of
Harbor Towers and & Chair
af the Garage Committee,
appointed by the Boards of
Trustees of Towers | and 2 to
msure that the Harbor (.ram_gc

is redeveloped in a resp

Affairs noted that it “falls con-
siderably short of g, these

ble fashi e that will benefit
i‘.‘n' City of Boston, the m-;gb

critical planning and d:5|gn
standards” cstablished "to pro-

hood, the C
and the region now and in the

the Chaprer 91 regul can
be met.

Similarly, we have stated that
we are willing to be reasonable
on the shape of the building
and the mynad other issues
that any development of the site
would entail. But the Chiofaro/
Prudential position continues
to be: Accept the concept of
1.3 million square feet in two
buildings as proposed or there
is nothing to discuss.

Maost important, an issue not
mentioned by proponents of the
Chiofaro/Prudential proposal is
the precedent it would set for
future warerfront development.
There are many development
sites along the waterfront, and
if the Chiofaro/Prudential pro-
posal is permitted there would
be no | basiz for denying

which range from 4 to 12,
MNone of the proposed uses
by Chiofaro/Prudential is, by
Chapter 91 definitons, water
dependent. By sertled measure-

similar oversized developments
o others.

Professor  George Thrush,
Director of the Department of
Architecture at MNortheastern
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