
T H E  A U B R Y  -  14 9  N E W B U R Y  S T R E E T
B B A C  A D V I S O R Y  P R E S E N TAT I O N  -  11 .13 . 2 0 1 9



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

I .  

I I .  

I I I . 

I V.  

V.   

V I . 

S I T E  A N A LY S I S

D E S I G N  P R O G R E S S

Z O N I N G  A N A LY S I S

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

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

E S T I M AT E D  R E D E V E L O P M E N T  T I M E L I N E



I .  S I T E  A N A LY S I S
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P R O J E C T  S I T E
S I T E  P L A N

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



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

CORNER SITE 
LANDMARK PROJECT

COMPLETE STREET

S I T E  O P P O R T U N I T Y
C O M P L E T I N G  N E W B U R Y  S T R E E T
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S I T E  C O N T E X T
B A C K  B AY  P U B L I C  A L L E Y  -  A B U T T I N G  E D G E S
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S I T E  C O N T E X T
D A R T M O U T H  S T R E E T  M A L L
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S I T E  C O N T E X T
D A R T M O U T H  S T R E E T  M A L L
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S I T E  C O N T E X T
N E W B U R Y  S T R E E T  M AT E R I A L I T Y  +  S C A L E
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NEWBURY STREETSIDEWALK STEPHANIE’SSIDEWALK

NEWBURY STREETSIDEWALKSTARBUCKS 170 NEWBURYSIDEWALK

NEWBURY STREETSIDEWALKRETAIL ZONE STEPHANIE’SSIDEWALK

MAINTAIN BUILDING SETBACK  TO ALIGNPROPOSED BUILDING FOOTPRINT

ALLEY

JOE’S

S I T E  C O N T E X T
N E W B U R Y  S T R E E T  S E C T I O N S

NEWBURY STREET 

DARTMOUTH STREET 

NEWBURY STREET 

DARTMOUTH STREET 

NEWBURY STREET 

DARTMOUTH STREET 
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DARTMOUTH STREETSIDEWALK SIDEWALK

MAINTAIN BUILDING SETBACK  TO ALIGNPROPOSED BUILDING FOOTPRINT

DARTMOUTH STREETSIDEWALK SIDEWALK

SIDEWALK

S I T E  C O N T E X T
D A R T M O U T H  S T R E E T  S E C T I O N S

NEWBURY STREET 

DARTMOUTH STREET 

NEWBURY STREET 

DARTMOUTH STREET 
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S I T E  C O N T E X T
N E W B U R Y  T H R O U G H  T I M E

N E W B U R Y  S T  |  1 8 9 8 N E W B U R Y  S T  |  1 9 9 2

T H E  A U B R Y  H O T E L  ( 9  F L A T S )  O C C U P I E S  

T H E  M O D E R N  D A Y  1 4 9  N E W B U R Y  S I T E .

B A C K  B A Y  I S  P R I M A R I L Y 

R E S I D E N T I A L  W I T H  S O M E  H O T E L S 

T O  A C C O M M O D A T E  A  T R A N S I E N T 

P O P U L A T I O N . W W L A R G E R 

I N S T I T U T I O N A L  B U I L D I N G S  A N C H O R 

B L O C K  C O R N E R S .

W E  P E R C E I V E  T H E  C O R N E R 

S I T E  A S  T H E  C O N F L U E N C E  O F 

T H E  C R E N E L A T E D  N E W B U R Y  S T 

R E S I D E N T I A L  F A C A D E  A N D  T H E 

F L A T T E R ,  M O N O L I T H I C  D A R T M O U T H 

S T   F A C A D E .

M U C H  O F  T H E  B A C K  B A Y  F A B R I C 

I S  S T I L L  I N T A C T  B U T  M O S T 

P R E D O M I N A N T L Y ,  T H E  1 4 9  N E W B U R Y 

S T  S I T E  C O N V E R T S  T O  A  P A R K I N G 

L O T  T O  C A T E R  T O  T H E  I N F L U X  O F 

V E H I C U L A R  T R A F F I C  T O  T H E  G R O W I N G 

C I T Y .

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

I N S T I T U T I O N S  I N  T H E  A R E A  C O N V E R T 

T O  R E C R E A T I O N A L  F A C I L I T I E S  T O 

C A T E R  T O  A  M O R E  C O N S U M E R I S T  A N D 

E X T R O V E R T  P O P U L A T I O N .

S I T E  A S  A  P A R K I N G  L O TF A C A D E  C O N T I N U I T Y
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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  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
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P U B L I C  A L L E Y  4 3 4  F A C I N G  W E S T P U B L I C  A L L E Y  4 3 4  F A C I N G  E A S T 

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

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

S I T E  C O N T E X T
B A C K  B AY  C O R N E R  B U I L D I N G S



C H A M F E R E D  C O R N E R  |  D A R T M O U T H   S T  -  B E A C O N  S T M AT E R I A L  C H A N G E  |  D A R T M O U T H  S T  -  B E A C O N  S T

H E I G H T  C H A N G E  |  D A R T M O U T H  S T  -  C O M M O N W E A LT H C O R N E R  W I N D O W  |  N E W B U R Y  S T  -  C L A R E N D O N  S T

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

S I T E  C O N T E X T
B A C K  B AY  C O R N E R  B U I L D I N G S
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3 6 0  N E W B U R Y  |  N E W B U R Y  S T  -  M A S S  A V E

J O H N  H A N C O C K  T O W E R  |  S T  J A M E S  A V E  - C L A R E N D O N  S T
* P C F - P. C O M

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

S I T E  C O N T E X T
C O N T E M P O R A R Y  B A C K  B AY  A R C H I T E C T U R E

C H A N E L  S T O R E  |  N E W B U R Y  S T

3 8 0  S T U A R T  S T  |  B A C K  B A Y P R U D E N T I A L  E N T R Y  A D D I T I O N  |  B O S T O N

1 0 0 0  B O Y L S T O N  |  B A C K  B A Y



I I .  D E S I G N  P R O G R E S S
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M A S S I N G  P R O G R E S S I O N
I N I T I A L  D E S I G N 

F U L L  S I T E  B U I L D - O U T N E W B U R Y  S E T B A C K S B AY  M O D U L E C O N T E M P O R A R Y  B AY  M O D U L E

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



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

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





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

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

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

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

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



I I I .  Z O N I N G  A N A LY S I S
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Z O N I N G  A B S T R A C T  F O R  D E S I G N  P R E S E N TAT I O N

S I T E :  14 , 5 0 4  S F  W I T H  12 9. 5 0  F T  A L O N G  N E W B U R Y  S T R E E T  A N D  112 . 0 0  F T  A L O N G  D A R T M O U T H  S T R E E T

Distr ic t s that govern the Site include:  
• B-3-65 (General  Business)  zoning dis tr ic t  of  the Boston Proper Zoning Distr ic t 
• Groundwater Conservation Overlay Distr ic t  (GCOD)
• Restr ic ted Parking Overlay Distr ic t
• Downtown Boston Parking Freeze Area

Uses that are al lowed as-of-r ight include: 
• General  retai l
• Of f ice
• Service uses
• Hotel 
• Mult i -family residential

Restaurant and take-out food establishments are condit ional  uses and would require a Condit ional  Use Permit f rom the City of Boston Board of Appeal.  These 
uses are not being proposed.
Due to the Site’s location within the Restr ic ted Parking Overlay Distr ic t,  no parking is  required for uses other than residential  uses.

D I M E N S I O N A L  R E G U L AT I O N S

 U S E  T Y P E M A X .  FA R M A X .  H E I G H T M I N . 
U S A B L E 
O P E N  S PA C E

M I N .  F R O N T  YA D M I N .  S I D E 
YA R D

M I N .  R E A R 
YA R D

M I N . 
PA R A P E T 
S E T B A C K

M A X .  R E A R 
YA R D -  A C C 
B L D G

Non-dwell ing 
uses

3.0 65' 

(no specif ic 
number of s tories)

None 20' on east /west s treets;

None on nor th/south 
streets.

A bay window may 
protrude

None  20' Formula:

(H+L)/6

N/A

Z O N I N G  R E L I E F
L3 wil l  be seeking (1)  dimensional  variance to eliminate rear setback requirement along the rear proper ty l ine;  and (2)  a Condit ional 
Use Permit for the GCOD.
This projec t wil l  fal l  under Small  Projec t Review pursuant to Ar tic le 80 because it  wil l  contain fewer than 50,000 square feet of gross 
f loor area.



I V.  B U I L D I N G  F L O O R  P L A N S  &  E L E VAT I O N S
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B U I L D I N G  F L O O R  P L A N S
I N I T I A L  D E S I G N  +  C U R R E N T  G R O U N D  F L O O R  P L A N S

NEWBURY STREET

DARTMOUTH STREET

NEWBURY STREET

DARTMOUTH STREET

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

44'-0"

20'-0"

21'-10"

83'-3"

44'-0"

20'-0"

21'-10"

83'-3"

3265 SF

TENANTMECHANICAL
(OPEN TO ABOVE)

TOILET ROOMTOILET ROOM

STAIR

STAIR

ROOF DECK

MECH

ROOF DECK

0' 5' 10' 20'

ROOF 
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1 2 3 4 5 6 7

8

9

10

9180 SF
Tenant

52 SF
Core

108 SF
Stair

117 SF
Stair

Program Legend

Bathroom

Core

Stair

Tenant

223 SF
Bathroom

223 SF
Bathroom

SECOND FLOOR PLAN
149 Newbury Street Boston, MA
09.16.2019  1/8" = 1'-0"

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

UPUP
MECH

Stair

82

TOILET ROOM

Stair

118

TOILET ROOM

8377 SF

TENANT

0' 5' 10' 20'

ROOF BELOW

44'-0"

20'-0"

21'-10"

83'-3"

83'-10"

20'-0"

21'-10"

43'-2"

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

3265 SF

TENANTMECHANICAL
(OPEN TO ABOVE)

TOILET ROOMTOILET ROOM

STAIR

STAIR

ROOF DECK

MECH

ROOF DECK

0' 5' 10' 20'

ROOF 

NEWBURY STREET NEWBURY STREET
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4229 SF

TENANT

MECHANICAL
(OPEN TO ABOVE)

TOILET ROOMTOILET ROOM

STAIR

STAIR

ROOF DECK

MECH

ROOF DECK

0' 5' 10' 20'

ROOF 

3265 SF

TENANTMECHANICAL
(OPEN TO ABOVE)

TOILET ROOMTOILET ROOM

STAIR

STAIR

ROOF DECK

MECH

ROOF DECK

0' 5' 10' 20'

ROOF 

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

44'-0"

20'-0"

68'-7"

83'-10"

20'-0"

38'-0"

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

28'-6" 14'-8"14'-8"

38'-0"

3265 SF

TENANTMECHANICAL
(OPEN TO ABOVE)

TOILET ROOMTOILET ROOM

STAIR

STAIR

ROOF DECK

MECH

ROOF DECK

0' 5' 10' 20'

ROOF 

NEWBURY STREET NEWBURY STREET
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C U R R E N T  S I T E  E L E VAT I O N S
N E W B U R Y  S T R E E T  E L E V AT I O N

5 9 ' - 0 "

5 0 ' - 0 "

9 2 ' - 0 "

5 4 ' - 0 "
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C U R R E N T  S I T E  E L E VAT I O N S
D A R T M O U T H  S T R E E T  E L E V AT I O N

11 0 ' - 0 "

9 2 ' - 0 "

6 5 ' - 0 "

5 4 ' - 0 "

6 8 ' - 0 " ( E L E V A T O R  P E N T H O U S E ) 
A L L O W A B L E  B Y  C O D E
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C U R R E N T  S I T E  E L E VAT I O N S
P U B L I C  A L L E Y  4 3 4  E L E V AT I O N

6 5 ' - 0 "

5 4 ' - 0 "

8 5 ' - 0 "

7 3 ' - 0 "
6 8 ' - 0 " ( E L E V A T O R  P E N T H O U S E ) 

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

I N I T I A L  D E S I G N C U R R E N T  D E S I G N 
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C U R R E N T  S I T E  E L E VAT I O N S
P U B L I C  A L L E Y  4 3 4  E L E V AT I O N



Total Building Height = 65'-0"
Ground Floor GSF: 10,375 

Second Floor GSF: 9,585

Third Floor GSF: 9,585

Fourth Floor GSF: 9,585

Fifth Floor GSF: 4,370

Total Site Area = 14,504 SF

Total Area (gsf) = 43,500 SF

Allowed FAR = 3.0 FAR

Proposed FAR = 3.0 FAR

D E V E L O P M E N T  S TAT I S T I C S



V.  S H A D O W  S T U D I E S
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S H A D O W  S T U D I E S
M A R C H  2 0  -  E Q U I N O X

E M P T Y  L O T  -  M A R C H  2 0 T H  @  9 A M

  V I O L E T  C O L O R  I N D I C AT E S  A D D I T I O N A L  S H A D O W  I M PA C T  
I M PA C T  O N  P U L I C  A L L E Y  4 3 4  S I D E W A L K S  +  S T R E E T

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

E M P T Y  L O T  -  M A R C H  2 0 T H  @  1 2 P M E M P T Y  L O T  -  M A R C H  2 0 T H  @  3 P M

W I T H  N E W  B U I L D I N G  -  M A R C H  2 0 T H  @  9 A M W I T H  N E W  B U I L D I N G  -  M A R C H  2 0 T H  @  1 2 P M W I T H  N E W  B U I L D I N G  -  M A R C H  2 0 T H  @  3 P M
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S H A D O W  S T U D I E S
J U N E  2 0  -  S U M M E R  S O L S T I C E

E M P T Y  L O T  -  J U N E  2 0 T H  @  9 A M

  V I O L E T  C O L O R  I N D I C AT E S  A D D I T I O N A L  S H A D O W  I M PA C T  
I M PA C T  O N  P U L I C  A L L E Y  4 3 4  S I D E W A L K S  +  S T R E E T

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

E M P T Y  L O T  -  J U N E  2 0 T H  @  1 2 P M E M P T Y  L O T  -  J U N E  2 0 T H  @  3 P M

W I T H  N E W  B U I L D I N G  -  J U N E  2 0 T H  @  9 A M W I T H  N E W  B U I L D I N G  -  J U N E  2 0 T H  @  1 2 P M W I T H  N E W  B U I L D I N G  -  J U N E  2 0 T H  @  3 P M
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S H A D O W  S T U D I E S
S E P T E M B E R  2 3  -  E Q U I N O X

E M P T Y  L O T  -  S E P T E M B E R  2 3 R D  @  9 A M

  V I O L E T  C O L O R  I N D I C AT E S  A D D I T I O N A L  S H A D O W  I M PA C T  
I M PA C T  O N  P U L I C  A L L E Y  4 3 4  S I D E W A L K S  +  S T R E E T

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

E M P T Y  L O T  -  S E P T E M B E R  2 3 R D  @  1 2 P M E M P T Y  L O T  -  S E P T E M B E R  2 3 R D  @  3 P M

W I T H  N E W  B U I L D I N G  -  S E P T E M B E R  2 3 R D  @  9 A M W I T H  N E W  B U I L D I N G  -  S E P T E M B E R  2 3 R D  @  1 2 P M W I T H  N E W  B U I L D I N G  -  S E P T E M B E R  2 3 R D  @  3 P M
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S H A D O W  S T U D I E S
D E C E M B E R  2 1  -  W I N T E R  S O L S T I C E

E M P T Y  L O T  -  D E C E M B E R  2 1 S T  @  9 A M

  V I O L E T  C O L O R  I N D I C AT E S  A D D I T I O N A L  S H A D O W  I M PA C T  
I M PA C T  O N  P U L I C  A L L E Y  4 3 4  S I D E W A L K S  +  S T R E E T

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

E M P T Y  L O T  -  D E C E M B E R  2 1 S T  @  1 2 P M E M P T Y  L O T  -  D E C E M B E R  2 1 S T  @  3 P M

W I T H  N E W  B U I L D I N G  -  D E C E M B E R  2 1 S T  @  9 A M W I T H  N E W  B U I L D I N G  -  D E C E M B E R  2 1 S T  @  1 2 P M W I T H  N E W  B U I L D I N G  -  D E C E M B E R  2 1 S T  @  3 P M
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Q 1  2 0 2 0  -  S U B M I T  F O R  P E R M I T

Q 3  2 0 2 0  -  C O M M E N C E  C O N S T R U C T I O N

Q 4  2 0 2 1  -  C O N S T R U C T I O N  C O M P L E T E

Q 2  2 0 2 2  -  B U I L D I N G  F U L LY  O C C U P I E D

E S T I M AT E D  R E D E V E L O P M E N T  T I M E L I N E




