
14 9  N E W B U R Y  S T R E E T
B B A C  P R E S E N TAT I O N  -  0 6 - 0 9 - 2 0 2 1



TA B L E  O F  C O N T E N T S

I .   

I I .

I I I .

I V.

V.

S I T E  C O N T E X T

O U T C O M E  O F  B B A C  &  B P D A  D E S I G N  I T E M S

P U B L I C  R E A L M  I M P R O V E M E N T S

E X T E R I O R  V I E W S  F O R  R E F E R E N C E

E L E VAT I O N S ,  P L A N S ,  V I E W S  &  S H A D O W  S T U D I E S



I .  S I T E  C O N T E X T



S I T E  M A P 

SITE

1/4 MILE - 6 MIN WALK

1/2 MILE - 12 MIN WALK

SIDEWALK

BACK BAY STATION

BOSTON PUBLIC GARDEN

ARLINGTON STATION

COMMONWEALTH AVENUE MALL

NEWBURY STREET

DARTMOUTH STREET

COPLEY STATION
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149  N E W B U R Y  S T R EE T||

2 8 3 - 3 16  N E W B U R Y  S T

47

•  C O N T I N U O U S  T R A D I T I O N A L  R E D  B R I C K  &  B L A C K / G R E Y  F A C A D E      •  R O U N D  &  H E X  U N D U L AT I N G  B AY S   •  S M A L L / S T O R E F R O N T S    • C I R C U L A R  B AY  T U R N S  C O R N E R

     

N E W B U R Y  S T R E E T  S I T E  C O N T E X T
S U R R O U N D I N G  B U I L D I N G  F A C A D E  P R O F I L E S

2 8 3 - 3 163 17- 3 6 8

•  T R A N S I T I O N  T O  B O L D ,  L A R G E  S C A L E  A R C H I T E C T U R E    •  F L AT  R E C TA N G U L A R  B U I L D I N G  P R O F I L E S   •  TJ  M A X X  C O R N E R  E N T R Y     •  R O O M  &  B O A R D  R E TA I L  C H A M F E R E D  C O R N E R  E N T R Y     

•  M O D E R N  D E C A D E  S P E C I F I C  D E S I G N :  B A C /  R E C O R D /  3 2 1  O F F I C E /  U N I Q L O

3 17- 3 6 8 ,  3 7 5  N E W B U R Y  S T

N E W B U R Y  S T R E E T  S I T E  C O N T E X T 
S U R R O U N D I N G  B U I L D I N G  F A C A D E  P R O F I L E S
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N E W B U R Y  S T R E E T  S I T E  C O N T E X T 
S U R R O U N D I N G  B U I L D I N G  F A C A D E  P R O F I L E S

149  N E W B U R Y  S T R EE T||

19 3 - 2 3 82 3 9 - 2 8 2

112
71

2 3 9 - 2 8 2  N E W B U R Y  S T
•  C O N T I N U O U S  T R A D I T I O N A L  R E D  B R I C K  &  B L A C K  F A C A D E      •  R O U N D  U N D U L AT I N G  B AY S          •  S M A L L E R  S C A L E  A N D  I N T E G R AT E D  S T O R E F R O N T S          •  L O W E R  R E S I D E N T I A L  S C A L E

      

N E W B U R Y  S T R E E T  S I T E  C O N T E X T
S U R R O U N D I N G  B U I L D I N G  F A C A D E  P R O F I L E S

112

19 3 - 2 3 8  N E W B U R Y  S T

•  C O R N E R  E N T R I E S      •  M O D E R N ,  L A R G E  S C A L E  S Q U A R E  R E TA I L  B AY S        •  M E TA L / Z I N C  W I N D O W  T R I M S     •  G R E E N  P L A N T E R S        •  U N I Q U E  E N T R I E S         •  D I M I N I S H I N G  U S E  O F  B AY S
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N E W B U R Y  S T R E E T  S I T E  C O N T E X T 
S U R R O U N D I N G  B U I L D I N G  F A C A D E  P R O F I L E S

149  N E W B U R Y  S T R EE T||

10 6 -14 814 9 -19 2

N E W B U R Y  S T R E E T  S I T E  C O N T E X T
S U R R O U N D I N G  B U I L D I N G  F A C A D E  P R O F I L E S

10 6 -14 8  N E W B U R Y  S T

•  S M A L L  S C A L E  R E TA I L      •  J U X TA P O S I T I O N  O F  B R I C K ,  L I M E S T O N E ,  A N D  S T O N E  PA L E T T E S      •  S Q U A R E  S T O R E F R O N T  B AY S  P R O T R U S I O N S     • R E D  B R I C K  +  B L A C K  A C C E N T S     

14 9 -19 2  N E W B U R Y  S T

15

•  C O N N E C T I O N  T O  C O P L E Y  S TAT I O N -  P U B L I C  S C U L P T U R E  I N  U R B A N  R E A L M    •  G R E E N  P L A N T I N G  A N D  S E AT I N G   •  J O E ' S  R E S TA U R A N T  C O R N E R  E N T R Y     •  C O L L A G E  O F  R E N O V AT E D  S T O R E F R O N T S
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N E W B U R Y  S T R E E T  S I T E  C O N T E X T 
S U R R O U N D I N G  B U I L D I N G  F A C A D E  P R O F I L E S

149  N E W B U R Y  S T R EE T||

N E W B U R Y  S T R E E T  S I T E  C O N T E X T
S U R R O U N D I N G  B U I L D I N G  F A C A D E  P R O F I L E S

0 1 - 5 25 3 -10 5

0 1 - 5 2  N E W B U R Y  S T

•  M O D E R N ,TA L L  &  L A R G E  R E C TA N G U L A R  B AY S  •  G R E Y  M E TA L ,  M O N O T O N E  &  N E U T R A L  PA L E T T E S   •  L A R G E R  L U X U R I O U S  S T O R E F R O N T S  •  I N T R O D U C T I O N  O F  C A N O P I E S  •  N O  P U B L I C  U S E  O F  S E T  B A C K S  

 

5 3 -10 5  N E W B U R Y  S T 15

•  M I X T U R E  O F  G R A N D  P U B L I C  L A N D M A R K S / C H U R C H E S  A N D  S M A L L E R  S C A L E  R E TA I L  •  F L AT  R E C TA N G U L A R  B U I L D I N G  P R O F I L E ,  F E W E R  B AY S    •  G O L D  M E TA L  T R I M  S T O R E F R O N T S   •  G R E E N  P L A N T E R S
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S I T E  C O N T E X T  -  P R O J E C T  S I T E
P R O J E C T  S I T E  I M A G E S

V I E W  O F  P R O J E C T  S I T E  F R O M  N E W B U R Y  S T R E E T V I E W  O F  P R O J E C T  S I T E  F R O M  D A R T M O U T H  S T R E E T

V I E W  O F  N E W B U R Y  S T R E E T  S I D E W A L K V I E W  O F  D A R T M O U T H  S T R E E T  S I D E W A L K

L3 CAPITAL  \   149 NEWBURY STREET - BOSTON, MA   \   09 JUNE 2021  



1.

2 .

3 .

 

I I .  O U T C O M E  O F  B B A C  &  B P D A  D E S I G N  I T E M S

O F F I C E  E N T R Y  I M P R O V E M E N T S

E S TA B L I S H  A  H E I R A C H Y  B E T W E E N  T H E  4 T H  /  5 T H  F L O O R  C O R N I C E

A D D I T I O N A L  A N A LY S I S  F O R  A B U T T I N G  B U I L D I N G S



C U R R E N T  D E S I G N
C O R N E R  O F  N E W B U R Y  A N D  D A R T M O U T H



C U R R E N T  D E S I G N
C O R N E R  O F  N E W B U R Y  A N D  D A R T M O U T H



B B A C  &  B P D A  R E V I E W  U P D A T E S 
O F F I C E  E N T R Y

PREVIOUS DESIGN - 05-05-2021 BBAC SUBCOMMITTEE PRESENTATION CURRENT DESIGN

MODIFICATIONS / IMPROVEMENTS

- MATERIAL UPDATE FROM WOOD TO STONE VENEER. THIS ALLOWS A CONTINUITY OF DESIGN 

- MATERIAL PROPOSED MATCHES STONE BASE MATERIAL 
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B B A C  &  B P D A  R E V I E W  U P D A T E S
O F F I C E  E N T R Y

MODIFICATIONS / IMPROVEMENTS

- MATERIAL UPDATE FROM WOOD TO STONE VENEER. THIS ALLOWS A CONTINUITY OF DESIGN 

- MATERIAL PROPOSED MATCHES STONE BASE MATERIAL 

PREVIOUS DESIGN - 05-05-2021 BBAC SUBCOMMITTEE PRESENTATION CURRENT DESIGN
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B B A C  &  B P D A  R E V I E W  U P D A T E S
4 T H  /  5 T H  F L O O R  C O R N I C E

MODIFICATIONS / IMPROVEMENTS

- REDUCED 5TH FLOOR CORNICE 

- IMPROVED HEIRARCHY FROM 4TH TO 5TH FLOOR CORNICE 

PREVIOUS DESIGN - 05-05-2021 BBAC SUBCOMMITTEE PRESENTATION CURRENT DESIGN
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B B A C  &  B P D A  R E V I E W  U P D A T E S
4 T H  /  5 T H  F L O O R  C O R N I C E

MODIFICATIONS / IMPROVEMENTS

- REDUCED 5TH FLOOR CORNICE 

- IMPROVED HEIRARCHY FROM 4TH TO 5TH FLOOR CORNICE 

PREVIOUS DESIGN - 05-05-2021 BBAC SUBCOMMITTEE PRESENTATION CURRENT DESIGN
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A B U T T I N G  B U I L D I N G S  R E L A T I O N S H I P  T O  D E S I G N
N E W B U R Y  S T R E E T  A N A L Y S I S 

NEWBURY STREET ANALYSIS

- CONTINUATION OF BAY RHYTHM ALONG NEWBURY STREET

- MAINTAINING SIMILAR BAY WIDTHS 
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A B U T T I N G  B U I L D I N G S  R E L A T I O N S H I P  T O  D E S I G N
N E W B U R Y  S T R E E T  A N A L Y S I S 

NEWBURY STREET ANALYSIS

- MAINTAINING STRONG HORIZONTAL CONNECTIONS
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A B U T T I N G  B U I L D I N G S  R E L A T I O N S H I P  T O  D E S I G N
N E W B U R Y  S T R E E T  A N A L Y S I S 

NEWBURY STREET ANALYSIS

- BLENDING WINDOW PATTERNS ON NEW FACADE

- MAINTAINING SIMILAR RELATIONSHIPS
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3 .

4 .

5 .

6 .

7.

8 .

I I I .  P U B L I C  R E A L M  I M P R O V E M E N T S 
( S T I L L  U N D E R  D I S C U S S I O N  W /  B P D A )

H U M A N  S C A L E D  S PA C E  T H R O U G H  T H E  A D D I T I O N  O F  T R E E S

C U R AT E D ,  S M A L L  S C A L E D  U R B A N  S PA C E  A S  A  R E S P I T E  A L O N G  N E W B U R Y  S T R E E T

I D E N T I F I A B L E  E D G E  I N  K E E P I N G  W I T H  T H E  O V E R A L L  C H A R A C T E R  O F  T H E  N E I G H B O R H O O D

S PA C E  W H I C H  S U P P O R T S  P E D E S T R I A N  C O N N E C T I V I T Y  A L O N G  N E W B U R Y  A N D  T O  R E TA I L  E N T R I E S

L AY E R I N G  O F  S O F T - S C A P E  M AT E R I A L S  A N D  T E X T U R E S

G R E E N  /  R E S I L I E N T  I N F R A S T R U C T U R E  F O R  T R E E S

S U B S TA N T I A L  E X T E R I O R  B I K E  S T O R A G E  O P P O R T U N I T I E S

C U S T O M  S E AT I N G  E L E M E N T S



208 NEWBURY STREET

139 NEWBURY STREET

N E W B U R Y  S T R E E T

D
A
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T
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E

T

P U B L I C  A L L E Y  4 3 4

SCALE: 1” = 20’
0’ 10’ 20’ 40’

N

2021-05-24

149 NEWBURY RETAIL PEDESTRIAN CIRCULATION
4
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SCALE: 1” = 20’
0’ 10’ 20’ 40’

N

2021-05-24

149 NEWBURY ILLUSTRATIVE PLAN
5



FURNISHING/PLANTING ZONE

CONCRETE SIDEWALK

WOOD BENCH

GRANITE BAND

CONCRETE WITH SEEDED AGGREGATE

6’-6”

7’-3”

4’-0”

15’-9”

1

N E W B U R Y  S T R E E T

D
A

R
T

M
O

U
T

H
 S

T
R

E
E

T

KEY MAP

PERSPECTIVE VIEW

SCALE: 1/8” = 1’-0”
0’ 4’ 8’ 16’

N

2021-05-24

149 NEWBURY STREET CORNER ENLARGEMENT 
6



2021-05-24

149 NEWBURY PERSPECTIVE VIEW 
7



149 NEWBURY BENCH LOCATION VARIATIONS

SELECTED/ PREFERRED BENCH LOCATION PREVIOUS BENCH LOCATION ALTERNATE BENCH LOCATION, NOT PREFERRED 

EQ. EQ.

CL

2021-05-24
8



149 NEWBURY BIKE STORAGE PLAN

N E W B U R Y  S T R E E T

D
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P U B L I C  A L L E Y  4 3 4

SCALE: 1” = 20’
0’ 10’ 20’ 40’

N

BLUE BIKES

EXISTING CITY BIKE 
RACK

EXISTING CITY BIKE RACK

(2) SPACES ON NEWBURY ST

(18) PROPOSED SPACES

PROPOSED ON-SITE BIKE RACK

POTENTIAL BLUE BIKE STATION

SHORT TERM BIKE STORAGE

MEETS BOSTON BIKE PARKING 
GUIDELINES TABLE 3 AND  FIGURE 4.

BIKE RACK TO BE IMBEDED IN PLAZA 
HARDSCAPE

2021-05-24
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6’-6”

7’-3”

4’-0”

15’-9”

1

N E W B U R Y  S T R E E T

KEY MAP

PERSPECTIVE VIEW

SCALE: 1/8” = 1’-0”
0’ 4’ 8’ 16’

N

3’

3’

12’

8’

2021-05-24

149 NEWBURY FRONT BICYCLE AREA ENLARGEMENT 
10



2021-05-24

149 NEWBURY PERSPECTIVE VIEW 
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SCALE: 1/8” = 1’-0”
0’ 4’ 8’ 16’

N

KEY MAP

4’-0”

5’-0” 5’-3”

13’-3”

PLANTING

1

PERSPECTIVE VIEW

3’ 3’

12’

2021-05-24

D
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P U B L I C  A L L E Y  4 3 4

149 NEWBURY REAR BICYCLE AREA ENLARGEMENT

BRICK/GREEN WALL

BICYCLE RACKS

STAMPED CONCRETE PAVING

12



2021-05-24

149 NEWBURY PERSPECTIVE VIEW 
13



N

N E W B U R Y  S T R E E T

D
A

R
T

M
O

U
T

H
 S

T
R

E
E

T

P U B L I C  A L L E Y  4 3 4
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149 NEWBURY ILLUSTRATIVE PLAN
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I V.  E X T E R I O R  V I E W S  F O R  R E F E R E N C E



E X T E R I O R  V I E W
O F F I C E  E N T R Y  &  L A N D S C A P E  N O T  U P D A T E D  I N  V I E W



E X T E R I O R  V I E W
O F F I C E  E N T R Y  &  L A N D S C A P E  N O T  U P D A T E D  I N  V I E W



E X T E R I O R  V I E W
O F F I C E  E N T R Y  &  L A N D S C A P E  N O T  U P D A T E D  I N  V I E W



E X T E R I O R  V I E W
L A N D S C A P E  N O T  U P D A T E D  I N  V I E W



B A Y  D E S I G N
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E X T E R I O R  V I E W
O F F I C E  E N T R Y  &  L A N D S C A P E  N O T  U P D A T E D  I N  V I E W



E X T E R I O R  V I E W
O F F I C E  E N T R Y  &  L A N D S C A P E  N O T  U P D A T E D  I N  V I E W



E X T E R I O R  V I E W
O F F I C E  E N T R Y  &  L A N D S C A P E  N O T  U P D A T E D  I N  V I E W



E X T E R I O R  V I E W
O F F I C E  E N T R Y  &  L A N D S C A P E  N O T  U P D A T E D  I N  V I E W



E X T E R I O R  V I E W
P U B L I C  A L L E Y  F A C A D E



B R I C K  D E T A I L S
A X O N O M E T R I C  P E R S P E C T I V E  D I A G R A M

N E W B U R Y / D A R T M O U T H  F A C A D E P U B L I C  A L L E Y  F A C A D E

L3 CAPITAL  \   149 NEWBURY STREET - BOSTON, MA   \   09 JUNE 2021  



N E I G H B O R H O O D  P E R S P E C T I V E S

V I E W  L O O K I N G  W E S T  O N  N E W B U R Y  S T R E E T

V I E W  L O O K I N G  E A S T  O N  N E W B U R Y  S T R E E T
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V I E W  L O O K I N G  N O R T H  O N  D A R T M O U T H  S T R E E T

V I E W  L O O K I N G  S O U T H  O N  D A R T M O U T H  S T R E E T

N E I G H B O R H O O D  P E R S P E C T I V E S
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N E I G H B O R H O O D  P E R S P E C T I V E S
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1.

2 .

3 .

4 .

V.  E L E VAT I O N S ,  P L A N S ,  V I E W S  &  S H A D O W  S T U D I E S 

B U I L D I N G  E L E VAT I O N S

B U I L D I N G  F L O O R  P L A N S

A D D I T I O N A L  V I E W S

S H A D O W  S T U D I E S



4’-0” ELEVATOR OVERRIDE

8’-0” 10’-0”

B U I L D I N G  E L E V A T I O N S
N E W B U R Y  S T R E E T  E L E V A T I O N

65’-0”

92’-0” 

59’-0”
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4’-0” ELEVATOR OVERRIDE

8’-0” 10’-0”

SLOPPED ROOF AT STAIR

92’-0” 

110’-0”

65’-0”

U P D A T E D  E L E V A T I O N S
D A R T M O U T H  S T R E E T  E L E V A T I O N

L3 CAPITAL  \   149 NEWBURY STREET - BOSTON, MA   \   09 JUNE 2021  



4’-0” ELEVATOR OVERRIDE

8’-0”10’-0”

SLOPPED ROOF AT STAIR

65’-0”
59’-0”

U P D A T E D  E L E V A T I O N S
P U B L I C  A L L E Y  E L E V A T I O N
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UP

UP

UP
UP

UP

EXISTING TREES TO REMAIN  

EXISTING BRICK PAVING
REPAIR OR REPLACE DAMAGED 
BRICKS AS NEEDEDNEW RETAIL FRONTAGE 

CONCRETE PAVING 

CONCRETE PEDESTRIAN 
SIDEWALK PAVING 

REPLACE EXISTING TREES

METAL DOORS

TRASH STORAGE
LOADING ZONE

TRANSFORMER
VAULT BELOW

EXISTING TREES TO REMAIN  

EXISTING TREES TO REMAIN  

RETAIL
105

RETAIL
104

RETAIL
103

RETAIL
102

RETAIL
101

ELECTRIC
111

WATER SVC.
112

LOBBY
110ELEV.

STAIR #1

STAIR #2

7 3/8"

4' 
- 6

"

11
'-0

"

40'-0"

PROPOSED TENANT 
DEMSING WALLS

CANOPY ABOVE

WINDOW BAY ABOVE

WINDOW BAY ABOVE

149 NEWBURY - AREA CALCULATIONS

GROUND FLOOR

SECOND FLOOR

THIRD FLOOR

FOURTH FLOOR

FIFTH FLOOR

TOTAL GSF

TOTAL SITE AREA

TOTAL FAR

TOTAL BLDG. HEIGHT

9,047 GSF

9,138 GSF

8,926 GSF

8,926 GSF

7,463  GSF

43,500 GSF

14,404 SF

3.0 FAR

65’-0”

SIDEWALK

SIDEWALK

PUBLIC ALLEY UNDERGROUND VAULT

U P D A T E D  F L O O R  P L A N S
G R O U N D  F L O O R  P L A N
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U P D A T E D  F L O O R  P L A N S
S E C O N D  F L O O R  P L A N

8065 SF

RETAIL

201

ELEV.

E1

ELEV.

CONT.

211



 





 





 





 







 





 














 





















 






















STAIR

CANOPY ABOVE






STAIR

ELEV. 

LOBBY
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U P D A T E D  F L O O R  P L A N S
T H I R D  &  F O U R T H  F L O O R  P L A N

TENANT

301

ELEV.

E1

MEN'S

ROOM

314

WOMEN'S

ROOM

313

UTIL.

311

RD RD RD RD

RD

RD

CANOPY

ELEC.

STAIR

SHOWER

STAIR

ELEV. 

LOBBY
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U P D A T E D  F L O O R  P L A N S
F I F T H  F L O O R  P L A N

TENANT

501

ELEV.

E1

RD

RD

WOMEN'S

ROOM

511

MEN'S

ROOM

514

ELEC.

SHOWER

RD

RD

RD

STAIR

STAIR

ELEV. 

LOBBY

TERRACE
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U P D A T E D  F L O O R  P L A N S
M E C H A N I C A L  R O O F  P L A N

UP ELEVATOR 

OVERRIDE

MECHANICAL PENTHOUSE

OPEN TO ABOVE

LS-1: 

8'-0" LOUVERED METAL ROOF SCREEN 

ON TUBE STEEL POSTS

MECHANICAL PLATFORM 

ON DUNNAGE

LS-1: 

8'-0" LOUVERED METAL ROOF SCREEN 

ON TUBE STEEL POSTS

LS-1: 

11'-4" LOUVERED METAL ROOF SCREEN 

ON TUBE STEEL POSTS














RD

RD

PREFINISHED METAL COPING

PREFINISHED METAL COPING

PREFINISHED METAL COPING

PREFINISHED METAL COPING

ROOF

38’-9”
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M E C H A N I C A L  P E N T H O U S E  -  N E W B U R Y  S T R E E T  S I G H T  L I N E S
S I T E  S E C T I O N

8’-0”
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M E C H A N I C A L  P E N T H O U S E  -  D A R T M O U T H  S T R E E T  S I G H T  L I N E S
S I T E  S E C T I O N

8’-0”
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O P T I O N 
NO CASTED SHADOWS

NO CASTED SHADOWS

V E N D O M E  E L E V A T I O N  S H A D O W  S T U D I E S
S P R I N G  /  A U T U M N  E Q U I N O X  +  S U M M E R  /  W I N T E R  S O L S T I C E

M A R C H  /  S E P T E M B E R  2 1 S T  @  9 A M J U N E  2 1 S T  @  9 A M D E C E M B E R  2 1 S T  @  9 A M

M A R C H  /  S E P T E M B E R  2 1 S T  @  1 2 P M J U N E  2 1 S T  @  1 2 P M D E C E M B E R  2 1 S T  @  1 2 P M

V I O L E T  C O L O R  -  I N D I C A T E S  N E W  S H A D O W  I M P A C T
D I A G O N A L  L I N E S  -  I N D I C A T E S  E X I S T I N G  S H A D O W  I M P A C T
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V E N D O M E  E L E V A T I O N  S H A D O W  S T U D I E S
S P R I N G  /  A U T U M N  E Q U I N O X  +  S U M M E R  /  W I N T E R  S O L S T I C E

M A R C H  /  S E P T E M B E R  2 1 S T  @  9 A M J U N E  2 1 S T  @  9 A M D E C E M B E R  2 1 S T  @  9 A M

M A R C H  /  S E P T E M B E R  2 1 S T  @  1 2 P M J U N E  2 1 S T  @  1 2 P M D E C E M B E R  2 1 S T  @  1 2 P M

D A R K  G R A Y  -  I N D I C A T E S  N E W  S H A D O W  I M P A C T
L I G H T  G R A Y  -  I N D I C A T E S  E X I S T I N G  S H A D O W  I M P A C T

L3 CAPITAL  \   149 NEWBURY STREET - BOSTON, MA   \   09 JUNE 2021  




