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Existing Conditions — Commonwealth Facade
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Existing Conditions — Marlborough Street Facades
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Marlborough Street North Side

Marlborough Street Block Context Photos
397-399 COMMONWEALTH AVE

BBAC PRESENTATION | 9 MARCH 2022

©2022 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED.

| —

I=1

d 13 4 "'
L Eh‘j 4 401
g - ’

L
AR 11‘_

H+2



Typical Adjacent Facades on South Side of Marlborough

397-399 COMMONWEALTH AVE

BBAC PRESENTATION | 9 MARCH 2022

©2022 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED.




- -
A
= aarl

=i l.‘l.J_
- g

|

1

L]
\

M

South side of Marlborouh from the East towards Charlesgate
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Marlborough Street Materials + Expression
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Marlborough Street Materials + Expression
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Site + Roof Plan - Existing
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Site + Roof Plan - Proposed
397-399 COMMONWEALTH AVE
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Marlborough Street South Side

Marlborough Street North Side

Marlborough Street Block Context Photos
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Marlborough Street North Side

Proposed Design
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What we heard...

This is a background building, goal
should be a quiet facade with nice
details including windows

Bowfront articultion makes sense in
this context

Height feels too low for infilling the
block, consider tall parapet

Windows are important, sould
consider inspiration from
neighboring buildings

Studio window at recessed facade
feels prominent

Landscape should receive attention

December 8 BBAC Advisory
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Proposed Design Marlborough Street
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Existing and Proposed Views - Marlborough Street
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Existing and Proposed Views - Marlborough Street
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Proposed Views - Marlborough Street
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Marlborough Street looking East Marlborough Street looking West

Proposed Views
397-399 COMMONWEALTH AVE

BBAC PRESENTATION | 9 MARCH 2022

© 2022 HACIN ARCHITECTS LLC ALL RIGHTS ERVED.




| BRICK CHIMNEY BEYOND

= = = = A = A = A = I = A = A = I = = = A = = I = N = = O = = = O = = I~ = = I = Roof Existin
- 57" -8 1/2"

(R
L
— R

e
£33
e
2

\ CAST STONE PARAPET

Level 5
46" -1"

S CAST STONE FACADE

| ———— WOOD DOUBLE HUNG
REPLACEMENT WINDOWS

- Level 4
| 35 - 11"

WOOD CASEMENT
REPLACEMENT
WINDOWS

Level 3

5.9

A

EXISTING WOOD ENTRY
/ DOORS, NON-FUNTIONAL

- Level 2
15-6"

EXISTING DECORATIVE
/ METAL RAILINGS

Level 1

WOOD WINDOWS AND
/ DOORS, NOT VISIBLE FROM
STREET

Roof

N
7

A
'

SdllE
N\

65 -0

| ———— COPPER CLAD ADDITION, SE’
BACK 21 FEET (NOT VISIBLE

FROM STREET)

L= N~ N~ A~ N = N = A = N~ A ~ N = A~ N~ A~ N~ N~ N~ N = A~ A = N = A = A = N~ I~ A~ A = A~ ~ = =~

(SRR
L

Z%E
B
B
e

TR
L

(e
o1 3]
e
e

£33
e

3 1

=
il
s
[t

Level 6
550"
\ EXISTING STONE PARAPET

Level 5
- 46 - 1"

RESTORED EXISTING STONE
FACADE

WOOD DOUBLE HUNG
WINDOWS RESTORED OR
REPLACED IN KIND

Level 4
35 -11"

RESTORED OR REPLACED IN
KIND

¥
/ WOOD CASEMENT WINDOW¢

Level 3

55 . 0"

EXISTING ENTRANCE TO BE
RESTORED TO USE, WOOD
DOORS TO BE REPACED IN
KIND

- Level 2
15"-6"

5.5

EXISTING WOOD BASEMENT
ACCESS DOOR

Commonwealth Existing Elevation

397-399 COMMONWEALTH AVE

BBAC PRESENTATION | 9 MARCH 2022

)22 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED

- Basement
410"

Level 1

5-5

EXISTING WOOD BASEMENT
ACCESS DOOR

Commonwealth Proposed Elevation

Commonwealth Elevations

- Basement
410"

H+2



|_—— ELEVATOR OVERRUN,
. ] CORRUGATED GALVANIZED . _——— STEEL STUDIO WINDOWS
i m - METAL, GALVALUME i al
L STANDING SEAM CAP L
//T ——— COPPPER ATTIC STORY
| —— STAIR ENCLOSURE, Roof
P CORRUGATED GALVANIZED —- - 65 - 0"
- METAL
P
WOOD WINDOWS
| -~ Roof Existin i CAST STONE CAP
57'-81/2 Level 6
(AARAAARRRAATRRRY ARNARAARRRRRATRRRY O (T I AT 56" - 0"
HH I D 2 I STONE FRAMED OPENINGS
n i CAST STONE CORNIGE | | i ] | I 1 5 WITH IRON DECORATIVE
— , RAILINGS
LU LLLLLLL SHEET METAL CAP ‘N BN P4
]ML JHMM[ ’IHML ML CAST STONE COURSE
— — EfERE R R ifde st | Level 5
Level 5 eve
([T (I Iy 46'- 1" BB S~ == I 46'- 1"
T Pl B hN === FLEMISH BOND BRICK
I o N » PANELS
LT —~—— BRICK WALL, 35 FEET BACK = — L NI A
L FROM STREET WALL 1 — ~~—— BRICK WALL, 35' BACK FROM
— — — sl NI/ L1 I STREET WALL (GREY HATCH)
i - Level 4 i AR - Level 4
35'-11" (I AR ARRA ] 35" - 11"
[T r
I I | N i > METAL BALCONIES WITH
T—— “~— FIRE ESCAPE SHID DECORATIVE RAILINGS
JM,,;;HH\ i
M]@Dﬂﬂﬂ[ REPLACEMENT DOUBLE N Be | NEW BRICK WALL WITH
R HUNG WINDOWS bl WOOD WINDOWS
Level 3 Level 3
e U == - 25 -0 T - - 25 . 9"
mﬂmmﬂ mmm [ -_— ——
: ; = |_—— BRICK FALSE WALL N i
SCREENING EQUIPMENT u M
n ~— VEGE D BRICK GARDEN
BRICK WALL ENCLOSING - H S L TO TERRACE BEHIND
= == ‘ —— SPACE CONNECTED TO 395 | i N[ | | T 0 T
| 1 - Level 2 | - Level 2
\\ 1 /i[[@ HHE 15" - 6" - - . 15" - 6"
N il Y Y s ~—— RECONSTRUCTED BASEMENT
. ~—— CAST STONE WALL WITH . ST WALL, BRICK WITH STONE CAP
/ “ “ \?V'fﬁgg\f‘vgv'z IRON GRATES AT BEmE NBE T - S _—— SURFACE MOUNTED
by & = — DOWNLIGHTS
ok u | Level 1 i i i i . _ Level 1
5-5 e 5-5
Il q A nR Bfsneie
s I CONCRETE % % SEsfssmssomis
1 - FOUNDATION WALL ] ™~—— OPEN PATTERN FLEMISH BOND
I K - \ L FOR GARAGE VENTLATION
= i — iﬁ LOUVERED/PERFORATED UPPER
IS I PANEL FOR VENTILATION
AN
| EXISTING ENTRY DOOR - 3as1¢g"r|1ent NEW PAINTED WOOD GARAGE — | — aéP ?'asg"ment
- DOOR AND EXIT DOOR -
Marlborough Existing Elevation Marlborough Proposed Elevation

397-399 COMMONWEALTH AVE Marlborough Elevations H+/2

BBAC PRESENTATION | 9 MARCH 2022

22 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED



Roof

65 - 0"

Level 6 I

56' - 0"

STONE FRAMED OPENINGS
WITH IRON DECORATIVE

LTI I

RAILINGS

%

Level 5 Ul
e = e
N \!

SN T
STONE CAPS AT BRICK || I L
WALLS
|| NN || Al L
7 B NN L
Level 4 1 B i = EE - -
35'-11" T
FLEMISH BOND BRICK _ A A
PANELS Na R

NEW BRICK WALL WITH ——
WOOD WINDOWS

AR

lH | |
[T ~]

\

17 ]

I [ HL
==
L[

Level 3

25 - 9"

|
[]
|
]

VEGETATED BRICK

CAST STONE WINDOW Tk §2§$§¥gn§l’
SURROUNDS T DETAILING
NS
—————— ¥
Level 2 1 i B IE A = 47’
15 -6"

CAST STONE BASE —

Level 1
5.5
BASEMENT
(INTERIOR)
Basement
710"

Elevation Facing Marlborough

397-399 COMMONWEALTH AVE

BBAC PRESENTATION | 9 MARCH 2022

)22 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED

Interior Terrace Elevations

o Roof

65'- 0"

Level 6

56 - 0"

——~CAST STONE CAP

Level 5
46 - 1"

F J
2 [~
N %
AN |

\ F J |
[z | [~

N

===
e N #

» N
N
T~

7

~ 2

7 ~

ﬁ:

VAR
zanmiismRY
-~
= | =
NI/
E N A .
ZIN [l
A1
71 1~
Nl
LI

==
e N #Z
rZ ~
N H pa
/\“/
N
| [ ~]
~ 2
7~ | 7
eI |

i%%

~
| [~
S DE
—
[

BASEMENT
(INTERIOR)

Elevation Facing Light Court

—— WOOD DOORS

Level 4
35 -11"

WOOD WINDOWS

Level 3
25' - 9"

BRICK WALLS

Level 2
15" - 6"

WOOD DOORS

Level 1
5-5"

Basement

4 - 10"

H+2



Pre-patinated Copper

Brick Options

Cast Stone
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Ornamental Metal Rails

New Construction Materials
397-399 COMMONWEALTH AVE H +A

BBAC PRESENTATION | 9 MARCH 2022

© 2022 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED.



WLEO\ZDU&H STREET

EXISTING GAS LAMP 5
,,%W il .wl." R |
\ ‘|'| I | ‘“. ||| 1 1

h_.Jn.llU.‘

(OVE &RESET GRANLTE CURB AND
Assocmm BRICK PAYING

BXISTING GAS LAMP

EXISTING BRICK SIPEWALK TO BE
"REPLACED TN KIND

LOW GRANTTE WALL END

NEW BRICK WALL WLTH GRANITE CAP

BXLSTING BRICK WALL WITH
_WSHN&MGKNMLLN% SN R
3 BRICK PARKING SPACES BRICKLRAMP DOWN TO GARAGE
GRANITE CURD & PERENNTAL PLANTING TRENCH PRATN
GRANETECURB & SHRUB PLANTING o
' CONCRETE PAVING
1
| LEVEL1 TERRACE
|
‘
LEVEL 5
TERRACE
LEVEL 2
TERRACE
]
LEVEL ¢ ROOF
B LEVEL ¢ TERRACE
“REFER TO ARCHL TECTURAL t
PRAWINGS FOR ENTRANCES
401 3a% 345
: SHRUB PLANTING, TYP,
— = (GROUNDCOVER, TYP.
== GRANTTE PLANTER CURD
et e = T - :.Q\E-':' - TROPOSED WAGNOLTA |
AveRs —— i G e ORNAMENTAL WETAL
T he —— 1. A = ;‘ierwmﬁ;m%ﬁm
WLDE GRANTTE ’ E : e LOW EVERGREEN HEDGE, TYP.
s L
TND GATE AT ABUTTERS X : = ~ RETURN FENCE AT
R o7 =% msmmm
£
o [ A1l o | K@ |
NEW ORNAMENTAL METAL GATES J.'. A g NEW ORNAMENTAL WETAL FENCE
N i N, p "\‘ REMOVE S REFLAGE LONCRETS
A ™~ e . SIPEWALKTORTOSITIVE
L — g
. - e g
COMMONWEALTH AVENUE

Landscape Concept

397-399 COMMONWEALTH AVE

BBAC PRESENTATION | 9 MARCH 2022

©2022 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED.

EXISTING GAS LAMP

]i t’liu 'ﬂ\

EXISTING GAS LAMP

EXISTING BRICK SIDEWALK TO BE

/_’RE?LACE‘D IN KIND

m LOW GRANTTE WALL END
|| —

NEW BRICK WALL WITH GRANITE CAP

i o i . L —— _.'_;._.-__ - = 1
STING BRICK WALL WITH F i : £ —— i EXISTING BRICK WALL WITH
BROWNSTONE CAP e g L,y o e T GRANITE CAP
—————
3 BRICK PARKING SPACES — = T— BRICKRAMP DOWN TO GARAGE
ey IR | T e —|Ff '——‘————“—‘_-_____-—-—_ f'.._:-
% & PERENNIAL PLANTING — -————“—____ — TRENGH TRATN
= = e— —i_I—r—-——-—. et e
CURD & SHRUB PLANTING —— | b —2 {5 =
i 1 CONCRETE PAVING
{
‘ LEVELA TERRACE .
= k— SHRUB PLANTING, TYP.
g — q
i - < GROUNDCOVER, TYP,
: — GRANITE PLANTER CURE
BTSTING MAGNOLTA — | < o _/_ PROPOSED MAGNOLTA|
NITE PAVERS — | NEW ORNAMENTAL w\%TAL
. & i FENCE MEETS man,ml'azs FENCE
: 7 Low EEN HEDGE, TYP. |
wroeaRAN:rTszza 1| e EVERGR Hi?a
N - = =
END GATE AT ABUTTER'S < RETURN FENCE AT
EXISTING FENCE ABUTTER'S NITE CURB
L

O

\
/1)

Q

2 _ P
EW ORNAIMENTAL METAL GATES /

(M ¥

\ g

—

COMMONWEALTH AVENUE

!

NEW ORNAMENTAL METAL FENCE

REMOVE & LACE CONCRETE
_\{NEI'DEW_AL*K FOR POSITIVE DRAINAGE



Ay 7 R .

Ry
i . k L Yo 7
¥ RCS-%
Hd & . RS
Sl 5 = e N
|28
M“?.-i o
|| Ty “
T | — PREFER TO ARCHITECTURAL | ' T
TRAWINGS FOR ENTRANCES I
401 Exks 5 ‘ : .
- i =t - SHRUB PLANTING, TYP. e -
= e i NN A baus tn Batt oy
] 1 \0 ; v _L' éﬁwqum TP R -
—n 1] = GRANITE PLANTER CURB
BXISTING MAGNOLTA — {1 14 : - o7 ey P ot A —
i 33 3 s e %..},‘i o .___/—ﬂao?osev WAGNOLTA|
— : L - [N
e ol =/ R i A — NEW ORNAMENTAL WETAL
NTTE PAVERS =
GRA A W 4 ([ A FENCE WEETS ABUTTER'S FENCE
Ty == e : ; 4 5 €F |
~ > 3 — =S < boks LO , TYP.
WIDE GRANITE ’j o ’ . _ 2 =i W EVERGREEN HEDGE, TYP.
e —— : =
v"’ ey re—— 1
RETURN FENCE AT
END GATE AT ABUTTER'S ‘ .
EXTSTING FENCE ABUTTER'S ,;w.%rrs CURB
r TR N [ 1,
O | /L1 O 1) Q |
x NEW ORNAMENTAL METAL FENCE

NEW ORNAMENTAL METAL GATES AV

COMMONWEALTH AVENUE

Landscape Concept
397-399 COMMONWEALTH AVE H =L A

BBAC PRESENTATION | 9 MARCH 2022

©2022 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED.



W\_@O’\ZOU@\'H STREET

BXISTING GAS LAMP

- n T | \ S
T

"REMOVE & RESET GRANLTE CURB AND
ASSOCTATED BRICK PAVING

EXISTING GAS LAMP

EXTSTING BRICK STDEWALK TO BE
REPLACED IN KIND

LOW GRANITE WALL END

e
— NEW BRICK WALL WITH GRANITE CAP
— = x lll | P e - i g —— i
EXLSTLING BRICK WALL WIT; - L = EXLSTING BRLCK WALL WLTH
g BROW Nvg‘}'DNE u# = t e s et P GRANITE CAP
: - . e e e
3 BRICK PARKING SPACES é:] = : —-:r BRICKRAMP DOWN TO GARAGE
— e e [Pt L o oo |
GRANITE CURB & PERENNIAL TLANTING R : % w TRENCH DRATN
| | e
GRANITE-CURB & SHRUB PLANTING — e — T ey |
% D - CONCRETE PAVING
bt RAE ¢

LEVEL1 TERRACE

LEVEL 5
TERRACE

LEVEL 2
TERRACE

Landscape Concept
397-399 COMMONWEALTH AVE

BBAC PRESENTATION | 9 MARCH 2022

© 2022 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED.

e

H+2



—

for head?wouse

Existing elevator head house, eleva
galvanized corrugated and

standing seam

View across Commonwealth Avenue

OUTLINE OF EXISTING
VISIBLE ELEVATOR HEAD

- HOUSE (TO BE REMOVED)
- -
HVAC CONDENSER E ‘ ‘ -
UNITS, SCREENED ‘ y
gﬂ . T
HHHH HVAC CONDENSER

UNITS, SCREENED

1
1 !
L L L
z — z z
-l -l -l
\ o H:H X \ o \ o
| o R i — | | Q | Q
o M — o o
| | _ |
‘ — | T
0 1o 3 -
17 [ o ] o L e ; —_— o
1 SIDEWALKﬂ COMM AVE WEST 1 PARK 1 COMM AVE EAST 1 SIDEWALKﬂ

Sight Line Section Analysis
397-399 COMMONWEALTH AVE H +A

BBAC PRESENTATION | 9 MARCH 2022

©2022 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED.



HVAC CONDENSER
UNITS, SCREENED x

PROP LINE

\

~ PROP LINE
\
\

320"

LI
[
L]

|

SW MARLBOROUGH SW

@ == PROP
s
O=
W | &

PROP LINE
\
\

\

\

\
[

| PROP LINE
|
(I
[
|
[
Vo
(Y
[
(I
|
[
[
[
[
[
I\
[
e
|

Cross Section at Facade Bay

fo) ér./J\g\
\
| \\
\
I\
\
I\
\
\
\\
1
\
\

uo"\ 32'-0" ‘ 8-0"
\

MARLBOROUGH SW

Sight Line Section Analysis
397-399 COMMONWEALTH AVE

BBAC PRESENTATION | 9 MARCH 2022
©2022 HACIN ARCHITECTS LLC ALL RIGHTS RESERVED.

Cross Section at Light Court

View across Marlborough Avenue

9'-4 1/4"

Sight Line at Parapet

R A S SN N P

H+2



BACK BAY ARCHITECTURAL COMMISSION
MARCH 9, 2022

THANK YOU

AAAAAAAAAAAAAAAA
OOOOOOOOOOOOOOOOOOOOOOO

AAAAAAAAAAAAAAAAAAAAAAAAAAAAA



397 Commonwealth Avenue is a 5 story building constructed in 1924 as a
dormitory and was used over time for various purposes. It will be renovated
and expanded to the rear and vertically for a 6th story addition. The remodel
will conform to the zoning height limit of 65 feet and floor area ratio limit of
3.0

The proposed use will be multifamily condominiums with 6 for-sale units.
The basement will include one unit at the front of the building, condominium
owner storage spaces, building utilities and parking for up to 8 cars. Level 1
will include the building lobby and one living unit, levels 2-4 will each be full
floor units and level 5-6 will be a two story penthouse unit.

The front facade will be restored with wood replacement windows to
mach the style of the existing replacement windows. The front door, which
currently is fixed closed, will be replaced in kind and returned to function as
the primary building entrance.

The facade facing Marlborough street will be a new brick and cast stone
facade with wood windows and a new garage entrance to the basement
level. The 6th floor addition will be set back so it is not visible from
Commonwealth Avenue. Its windows will include steel frame studio
windows and doors.

Proposed Project Description
397-399 COMMONWEALTH AVE H +A
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Building History
397-399 COMMONWEALTH AVE
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Constructed in 1924-25 on a vacant lot by the William H. Whitcomb Construction
Company for the Moorland Company. The architect may have been Hiram Bertrand
Andrews, a civil engineer and expert on reinforced concrete. It operated as a
residence for young men.

1934 sold and operated as The Moorland lodging house for men.
1936 acquired license to serve alcoholic beverages.

1937 conversion to a 51 room hotel. A catering company also operated in the
building.

1958 converted to professional offices in combination with 395 Commonwealth
as the Heathstone Building for Heathstone Insurance.

1964 converted to a dormitory and cultural center for women after purchase by
the Association for Cultural Interchange.

1971 combined with 395 Commonwealth as a single building.

1988 addition to the rear as part of a chapel accessed from 395 Commonwealth.

One of only twelve Back Bay addresses to have frontage on both Commonwealth
Avenue and Marlborough Street.
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Back Bay Historic District and Block Plan
397-399 COMMONWEALTH AVE
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Project Site - 397 Commonwealth Avenue

Typical street block
Front yard zone

Double-sided block breaks down

Marlborough Street Analysis and Block Plan
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Existing (non-original) casement windows at Level 2,
double-hung at Levels 3-5

Existing Window Photos
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Existing non-historic double hung - Pella wood
replacement windows with channel balances

Existing (non-original) casement
windows at Level 1

Existing non-historic wood casements -
simulated divided lights, no IGU spacer
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Double Hung
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Double Hung Window - Proposed

Proposed Replacement Window Details
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Outswing Casement - Proposed

True Divided Lite
Muntin
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FIXED
INTERIOR GLAZED WITH 1-1/8" GLASS
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OPERABLE SWING-OUT

INTERIOR GLAZED WITH 1-1/8" GLASS
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OPERABLE SWING-IN

INTERIOR GLAZED WITH 1-1/8" GLASS
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TRUE MUNTIN
INTERIOR GLAZED WITH 1-1/8" GLASS
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Steel Studio Windows (penthouse unit)

Proposed Window Details - Marlborough
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