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|l. SITE ANALYSIS & PREVIOUS DESIGN RECAP




PROJECT SITE

SITE PLAN
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SITE OPPORTUNITY

COMPLETING NEWBURY STREET

CORNERSITE
LANDMARK PROJECT
COMPLETE STREET
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DARTMOUTH STREET MALL

FRONT DOORS

COMMONWEALTH
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NEWBURY STREET SITE CONTEXT

SURROUNDING BUILDING FACADE PROFILES

317-368, 375 NEWBURY ST
e TRANSITION TO BOLD, LARGE SCALE ARCHITECTURE e FLAT RECTANGULAR BUILDING PROFILES o TJ MAXX CORNER ENTRY * ROOM & BOARD RETAIL CHAMFERED CORNER ENTRY
« MODERN DECADE SPECIFIC DESIGN: BAC/ RECORD/ 321 OFFICE/ UNIQLO

283-316 NEWBURY ST

e CONTINUOUS TRADITIONAL RED BRICK & BLACK/GREY FACADE e ROUND & HEX UNDULATING BAYS e SMALL/STOREFRONTS eCIRCULAR BAY TURNS CORNER

iy 2 e e B e B L~ el e
| | | | _
r e e BoBalbeed: B viowstl Bobeonon®n  wwemc X o #0100 WA
: B ey ey gessy mmen n B 1w g WAl N
b s e oo R | -
317-368 283-316
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NEWBURY STREET SITE CONTEXT

SURROUNDING BUILDING FACADE PROFILES

239-282 NEWBURY ST
¢« CONTINUOUS TRADITIONAL RED BRICK & BLACK FACADE e ROUND UNDULATING BAYS e SMALLER SCALE AND INTEGRATED STOREFRONTS e LOWER RESIDENTIAL SCALE

(Oh, just com? upstairs)
1y

193-238 NEWBURY ST

e CORNER ENTRIES e MODERN, LARGE SCALE SQUARE RETAIL BAYS e METAL/ZINC WINDOW TRIMS e GREEN PLANTERS e UNIQUE ENTRIES e DIMINISHING USE OF BAYS

P e e mE e = = = oy

B b B Bobboen (B sl Bgbeomentntl  bwwen = X 4 o @ 1 AN MA

S ; =
W ey e ey Eme E B g H'NI B
ke e e bl - - - -
239-282 193-238
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NEWBURY STREET SITE CONTEXT

SURROUNDING BUILDING FACADE PROFILES

i Lo R

149-192 NEWBURY ST
¢« CONNECTION TO COPLEY STATION- PUBLIC SCULPTURE IN URBAN REALM o GREEN PLANTING AND SEATING e JOE'S RESTAURANT CORNER ENTRY ¢ COLLAGE OF RENOVATED STOREFRONTS

BetsyJenney

106-148 NEWBURY ST

e SMALL SCALE RETAIL e JUXTAPOSITION OF BRICK, LIMESTONE, AND STONE PALETTES e SQUARE STOREFRONT BAYS PROTRUSIONS *RED BRICK + BLACK ACCENTS

e | et |

i
i (s B Ebiosca® B wiomomescd H——u ™I B ::l N l'.llll i Wi s

W W s A | g |y g l"-l In g WUl B

T e e e bk = = = d

149-192 106-148
1
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NEWBURY STREET SITE CONTEXT

SURROUNDING BUILDING FACADE PROFILES

N[l
. ‘]E"\-.nlrn.s.‘u:llmﬂ
5. bl

L2

53-105 NEWBURY ST
e MIXTURE OF GRAND PUBLIC LANDMARKS/CHURCHES AND SMALLER SCALE RETAIL ¢ FLAT RECTANGULAR BUILDING PROFILE, FEWER BAYS e GOLD METAL TRIM STOREFRONTS e GREEN PLANTERS

\I

01-52 NEWBURY ST

e MODERN, TALL & LARGE RECTANGULAR BAYS ¢ GREY METAL, MONOTONE & NEUTRAL PALETTES e LARGER LUXURIOUS STOREFRONTS e INTRODUCTION OF CANOPIES ¢« NO PUBLIC USE OF SET BACKS

. Fr===="rF = = = = n
I I I
B i Bl B olosots] Bpboomontoel bwwen - X w4 o800 A oME
i I 1l I
U G oyeeewsg  Fussan g vy I '"-lll -I
L s Vakrml L e e S =L 1
—_ 53-105 01-52
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SITE CONTEXT

PROJECT SITE IMAGES

NELSON |B| PLACEMAKING
| F—|

L3 CAPITAL \

149 NEWBURY STREET - BOSTON, MA \
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NEWBURY STREET SITE CONTEXT

SURROUNDING BUILDINGS

AR TTRYS,

PROJECT SITE ADJACENT BUILDINGS

1
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SITE CONTEXT

NEWBURY THROUGH TIME
®: I_ @4 . S e —
= ndea oA T L = — -
i - e T .
“el | & ol R S - e R, .t
EE- . N Lo v COMMONWEALTH Av. S ——
2 5HE COMMONWEALTH 7 2 |
i : i -
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A 7 Y
H
*
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3 2
-
=
b)
J
;
4 NEWBURY
5 I ) ?;:r;ﬁ:&;
>
i
& @
: b
ot _—
. T aar [ [T L T -
! e i THE AUBRY HOTEL (9 FLATS) OCCUPIES
B e
BOYLSTON '_ THE MODERN DAY 149 NEWBURY SITE.
patipeeee: TEEEEEER s J‘
ai; Harvaro Meorca: Scwoot ‘;D'
i 8 BACK BAY IS PRIMARILY RESIDENTIAL
A n? WITH SOME HOTELS TO ACCOMMODATE
o A TRANSIENT POPULATION.WWLARGER
[}
m INSTITUTIONAL BUILDINGS ANCHOR
1}
: BLOCK CORNERS.
]
m i
%4 - 4
33 ; WE PERCEIVE THE CORNER SITE AS THE
* 5 CONFLUENCE OF THE CRENELATED
R @ NEWBURY ST RESIDENTIAL FACADE .
L siacoen o E Ny AND THE FLATTER, MONOLITHIC H ! '
P 5L . e o N - = !
'L _‘ww U . . G e DARTMOUTH ST FACADE. . T
NEWBURY STREET | 1898 NEWBURY STREET | 1992
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SITE CONTEXT

EXISTING NEWBURY SITE SECTIONS

1

NELSON |B| PLACEMAKING
| F—|

L3 CAPITAL \

CURRENT PARKING LOT EDGES

149 NEWBURY STREET - BOSTON, MA \

SIDEWALK

STARBUCKS SIDEWALK

18 FEBRUARY 2021

NEWBURY STREET

NEWBURY STREET

NEWBURY STREET

SIDEWALK

SIDEWALK

STEPHANIE'S

170 NEWBURY

14



SITE CONTEXT

EXISTING DARTMOUTH STREET SITE SECTIONS

DARTMOUTH STREET SIDEWALK

DARTMOUTH STREET SIDEWALK

1
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02/12/2020 BBAC REVIEW

01/08/2020 BBAC/NABB REVIEW

T

| -

{

= B

—_

cgmee aw—
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1 o

03/16/2020 BPDA DESIGN STUDIES

17
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DESIGN PROGRESSION

PREVIOUS ITERATIONS

11/13/2019 BBAC/NABB REVIEW

03/03/2020 NABB (ONLY) REVIEW

1
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PREVIOUS PUBLIC DESIGN

PRESENTED 03-03-2020

1
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PREVIOUS PUBLIC DESIGN - DESIGN ITEMS TO CONSIDER

PRESENTED 03-03-2020

N

OLORS TO FIT
NTEXTUALLY

. .

STUDY BRICK DETA

L
b

NEWBURY & DARTM

]

L =|REL AV Y
L 2iat] AWV«
[l olHil A\

ﬂ %

| o b
- ol
: |

1
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PREVIOUS PUBLIC DESIGN

PRESENTED 03-03-2020

h
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ITEMS TO CONSIDER

PREVIOUS PUBLIC DESIGN - DESIGN

PRESENTED 03-03-2020

P it T Ji

EEET

A

L]

G

.40

ALLEY OPEN SPAC
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II. DESIGN IMPROVEMENTS

1. STRONGER BRICK CORNERS

2. REMOVAL OF CORNER ENTRY

3. IMPROVED BRICK DETAILS

4. VARIATION IN BAY DESIGN

5. IMPROVED OFFICE ENTRY DESIGN

6. REDUCTION OF PUBLIC SPACE ON ALLEY

7. PUBLIC REALM ENHANCEMENTS



CURRENT DESIGN UPDATES
CORNER OF NEWBURY AND DARTMOUTH

REDUCTION IN GLAZIN
-INCREASED VERTICAL BREAKS IN WINDOWS TO LESSEN GLAZING
-VARIATION IN WINDOW PATTERNING TO RELATE TO NEIGHBORING CONTEXT

=l -
ADDITIONAL BRICK DETAILING i
-BRIDGES LEVEL OF DETAIL ON ALLEY FACADE ~ : i
-INCREASED HORIZONTAL DATUMS - il - ) 5 ii . =1
: / i- I ! ¥
|
g l l
i
: 'l' iE H |
¥ \ / _
‘,9%\ y / b |
CORNERENTRYRELOCATED )| o=y 0 (R RS S F g = TSy = g
-MODIFIED CORNER TO RETAIL FRONTAGE
-STRONGER NEWBURY STREET FOCUS

-BRICK PIERS BROUGHT TO GRADE TO
STRENGTHEN BRICK DESIGN
-REDUCTION IN BAY DEPTH TO BETTER

CONNECT LOWER & UPPER FLOORS

IMPROVED OFFICE ENTRY
-HELPS OFFICE VISIBILITY FROM NEWBURY ST.
-GIVES THE OFFICE ENTRY MORE PRESENCE ON DARTMOUTH ST.

-SUPPORTS IMPROVED FACADE CLARITY
BETWEEN NEWBURY ST. & DARTMOUTH ST.

1
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CORNER OF NEWBURY AND D




' CORNER OFNEWBURY AND D
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CURRENT DESIGN

BAY DIAGRAM
: ~ 'E

TN

BRICK PILASTER - SECONDARY

BRICK PIER - PRIMARY FRAME

BAY PROJECTED TO MAXIMIZE RETAIL VISIBILITY EXPERIENCE

METAL BAND - RECESSED

METAL PILASTER - SECONDARY

METAL TRIM - PROJECTING
: : )
SIGNAGE BAND / J BJi
e (/“x_\ ~
BRICK SOLDIER COURSE - DOUBLE HEIGHT — = | . TN
~/ e S -
| _ L
| — !
| =% =5 / s
g HE N b % >
BRICK RECESS | = / T ’|
- — |
f. ;. - ’
BAY - PROJECTING }" el L TTTTTT 8
|
/! = |
s - . .
BRICK STACK BOND Yy o %
i o \
- S— _
GLASS CORNER . —— | e——
|
|
| r |
| |
| —
| _
| =
|I ._.
ke
-
|
L3 CAPITAL \ 149 NEWBURY STREET - BOSTON, MA \ 18 FEBRUARY 2021

| B| PLACEMAKING

NELSON

METAL TRIM - HORIZONTAL EXPRESSION
BRICK CONTROL JOINT

GLASS 17 INSULATED UNIT - CLEAR

SIGNAGE BAND - PIN LETTERS - BACK LIT

BAY - RECESSED

SINAGE - BLADE

BRICK - PILASTER RETURN

STONE BASE - GRANITE

31



LANDSCAPE / PUBLIC REALM ENHANCEMENTS

EXISTING CONDITION

LRI
LTI iﬂ!r I

NELSON




LANDSCAPE / PUBLIC REALM ENHANCEMENTS

EXISTING CONDITION

B R " i ™ i > o 3 Bt - o
Y I - ) I S Bl WL R

. FRONTAGE ZONE / EXISTING URBAN POCKET DARTMOUTH STREET PROMENADE . PUBLIC SIDEWALK . FURNISHING ZONE

1
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LANDSCAPE / PUBLIC REALM ENHANCEMENTS

PROPOSED PLAN

NELSON

1

IBI
—

PLACEMAKING

L3 CAPITAL \

Bell-B1=C—=A| 5=

=y &
T S !

149 NEWBURY STREET - BOSTON, MA \

et

\
e

18 FEBRUARY 2021

DARTMOUTH STREET
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LANDSCAPE / PUBLIC REALM ENHANCEMENTS
RETAIL PEDESTRIAN CIRCULATION

PUBLIC ALLEY

e -
[

i \/ 3 ’
pdy by T gl L:HJ Ll [ v (% r"] =) 2 P\ h/ -
| ¢ L
5 0 o

7

P —
a 4 | (%)
= | -
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‘ e > o
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& | y G (@)
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LANDSCAPE / PUBLIC REALM ENHANCEMENTS

ILLUSTRATIVE PLAN

NELSON

E ; o
AN 4

- o, -

AL =

IBI
—

> £ Ly
AL

PLACEMAKING

T = =
A= IEsS

=25 Bl
Y <, il | =
PUBLIC ALLEY

N

DARTMOUTH STREET
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LANDSCAPE / PUBLIC REALM ENHANCEMENTS

PERSPECTIVE VIEW 1

Wl

B iy ;
Ll

1
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LANDSCAPE / PUBLIC REALM ENHANCEMENTS

PERSPECTIVE VIEW 2

AT W @] T

poranl

™
1
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CURRENT DESIGN

CORNER OF DARTMOUTH & PUBLIC ALLEY

MODIFIED OFFICE ENRTY

-CORNER BRICK BROUGHT TO GRADE TO FOCUS OFFICE ENTRY ON DARTMOUTH
-DOUBLE HEIGHT OFFICE EXPRESSION TO RELATE TO RETAIL BAYS
-ENTRY RECESSED TO SUPPORT SIGNAGE AND WEATHER

-DECREASED DEPTH ALLOWS FOR LESS PUBLIC ACTIVITY
-PROVIDES A SAFER PUBLIC SPACE
-BRICK PIERS HELP HOLD THE EDGE OF THE SITE

LA

-INCREASED VERTICAL BREAKS IN WINDOWS TO LESSEN GLAZING
-VARIATION IN WINDOW PATTERNING TO RELATE TO NEIGHBORING CONTEXT

1
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BRICK DETAILS
AXONOMETRIC PERSPECTIVE DIAGRAM
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PUBLIC ALLEY FACADE

NEWBURY/DARTMOUTH FACADE
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I[11. ELEVATIONS, PLANS, VIEWS & SHADOW STUDIES

1. BUILDING ELEVATIONS

2. BUILDING FLOOR PLANS

3. ADDITIONAL VIEWS

4. SHADOW STUDIES



DESIGN PROGRESSION - NEWBURY STREET FACADE

PREVIOUS ITERATIONS

11/13/2019 BBAC/NABB REVIEW 01/08/2020 BBAC/NABB REVIEW 02/12/2020 BBAC REVIEW
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UPDATED ELEVATIONS

NEWBURY STREET ELEVATION
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UPDATED ELEVATIONS

DARTMOUTH STREET ELEVATION
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UPDATED ELEVATIONS

PUBLIC ALLEY ELEVATION
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UPDATED FLOOR PLANS

GROUND FLOOR PLAN
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—— UNDERGROUND VAULT

7

143 NEWBURY - AREA CALCULATIONS

GROUND FLOOR
SECOND FLOOR
THIRD FLOOR
FOURTH FLOOR
FIFTHFLOOR

8,047 GSF
9138 GSF
8,926 GSF
8,926 GSF
1463 GSF

TOTAL GSF

TOTAL SITE AREA
TOTALFAR

TOTAL BLDG. HEIGHT

43,500 GSF
14,404 5
3.0FAR
65-0"
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UPDATED FLOOR PLANS

SECOND FLOOR PLAN |
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UPDATED FLOOR PLANS

THIRD & FOURTH FLOOR PLAN |
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UPDATED FLOOR PLANS

FIFTH FLOOR PLAN
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UPDATED FLOOR PLANS

MECHANICAL ROOF PLAN
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VENDOME ELEVATION SHADOW STUDIES

SPRING / AUTUMN EQUINOX + SUMMER / WINTER SOLSTICE
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VENDOME ELEVATION SHADOW STUDIES

SPRING / AUTUMN EQUINOX + SUMMER / WINTER SOLSTICE DARK GRAY - INDICATES NEW SHADOW IMPACT
LIGHT GRAY - INDICATES EXISTING SHADOW IMPACT

. .
. .

MARCH / SEPTEMBER 21ST @ 9AM :JUNE 21ST @ 9AM : DECEMBER 21ST @ 9AM

1

,'us_#unm e ,'us_#unm T

MARCH / SEPTEMBER 21ST @ 12PM :JUNE 21ST @ 12PM :{ DECEMBER 21ST @ 12PM

1

NELSON [B| rracemakine |3 CAPITAL \ 149 NEWBURY STREET - BOSTON, MA \ 18 FEBRUARY 2021 57
—



SITE APPROACH VIEWS

NEWBURY STREET

NELSON
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'VIEW LOOKING EAST ON NEWBURY STREET
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SITE APPROACH VIEWS

DARTMOUTH STREET
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