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250 South 4th Street, Room 300 
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M E M O R A N D U M  

TO:  City Planning Commission, Committee of the Whole 

FROM: Becca Farrar- Hughes, Senior City Planner, (612) 673-3594 

DATE: April 2, 2015 

SUBJECT: Superior Plating – 315 1st Avenue NE, 101 4th Street NE, 115 4th Street NE, 119 
4th Street NE, 125 4th Street NE, 108 5th Street NE, 116 5th Street NE, and 120 
5th Street NE 

 

A two-phase, mixed use development is proposed on the former Superior Plating site that would 
include up to 750 residential units and up to 75,000 square feet of commercial space including but not 
limited to retail, restaurants, and office space.  

The applicant is seeking approvals for Phase I which would encompass the western parcel (Parcel 1) and 
consist of a 5 to 6-story, L-shaped residential building that incorporates walk-up units along University 
Avenue NE and ground level commercial uses at the intersection and along 1st Avenue NE, as well as a 
tower approximately 21 stories in height. The first phase would include 278 dwelling units, 44,000 
square feet of commercial space, and approximately 340 parking spaces which would be enclosed within 
a three level parking structure (one level below ground and two levels above ground). The property is 
zoned C2. 

The applicant proposes to seek approval at a later date for Phase II, which would encompass the eastern 
parcel (Parcel 2). Phase II is planned to be up to 30 stories and would include up to 490 dwelling units 
and 49,000 square feet of commercial space. Phase I is anticipated to start in Fall of 2015, with a 
completion date in Fall of 2017. Phase II is anticipated to start in Fall of 2017, with a completion date in 
Fall of 2019. Currently, the parcel located at 100 5th Street NE uses a portion of the Superior Plating site 
for business operations.  There is potential for acquisition of this parcel during Phase II.   

The exterior materials proposed on the buildings include metal panels or precast panels, glass-fibre 
reinforced concrete slats, stucco, brick veneer and glass.  

Formal land use applications have been not been submitted to date as the applicant is currently in the 
process of completed a state mandated Environmental Assessment Worksheet (EAW) for the site. 
Preliminary Development Review must also be completed prior to the formal submittal.  Based on a 
cursory review of the submitted plans, the following land use applications appear necessary:  

(1) Conditional Use Permit for a Planned Unit Development;   
(2) Variance of the FAR requirement 
(3) Site plan review; 
(4) Preliminary and Final Plat. 
(5) Partial vacation of a utility easement 
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CPED Staff has the following comments/concerns for consideration as follows: 

• Due to grade changes on site, the parking garage will be increasingly exposed on the west 
elevation of the building moving north along University Avenue NE.  Walk-ups have been 
included to buffer the visibility of the above grade parking in this location.  Staff would 
encourage built-up planters and vegetation to further mitigate this issue.  

• The north elevation of the above grade open parking garage faces the Burlington Northern 
Railroad tracks and the townhomes located to the north across the trench.  There appears to 
be a significant existing vegetative buffer that exists, but much of it is deciduous. Staff will require 
a clear detail of the exterior components, currently indicated as a combination of precast panels 
with a metal green screen and decorative metal panels, proposed on the ramp to determine the 
adequacy of the screening. 
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SITE SURVEY

Owner/Developer:
Lennar Multifamily Communities
1300 E. Woodfield Rd. Suite 304
Schaumberg IL. 60173
Ph: 847-592-3366

Architect and Interior Designer:
Elness Swenson Graham Architects Inc.
500 Washington Ave. South, Suite 1080
Minneapolis, MN  55415
Ph:  612-339-5508
Fx:  612-339-5382

Civil Engineer and Landscape Architect:
Kimley Horn Associates
2550 University Avenue West, Suite 238N,
St. Paul, MN 55114
Ph: 651-251-7570

Mechanical, Electrical, Plumbing Engineers:
Dunham Engineers
50 S. 6th St. #1100
Minneapolis, MN 55402
Ph: 612-465-7550

Structural Engineer:
Meyer Borgman Johnson
510 Marquette Avenue South
Suite 900
Minneapolis, MN 55402
Ph: 612-338-0713

PROJECT TEAM

Geotechnical Engineer:     
Terracon Consultants, Inc.
3535 Hoffman Road East
White Bear Lake, MN 55110
Ph: 651-770-1500

DEVELOPER: LENNAR MULTIFAMILY COMMUNITIES, LLC (LMC)

Lennar Corporation (NYSE: LEN) is a Miami-based homebuilder
founded in 1954, with a market capitalization of over $10 billion. It
has offices in 33 markets and 16 states, and employs approximately
4,000 associates nationwide.  In mid-2011, Lennar created Lennar
Multifamily Communities, LLC (LMC), a company that specializes in
the development, management, construction, and ownership of
Class A multifamily communities across the nation.  LMC’s core
vision is to work in top tier cities with top tier architects to create
luxury condominium quality rental communities.
Since its founding, LMC has attracted an outstanding team of over
195 seasoned professionals, has purchased 37 sites and is
currently contracted for 34 more. The company currently has 24
projects under construction with a pipeline of $3.2 billion. Since
inception, LMC has established joint ventures with 19 different
institutional equity partners and 14 different lenders.  Beyond the
numbers, LMI is led by professionals that are passionate about
creating vibrant communities that positively impact not only the
residents, but also the surrounding communities that we become
an integral part of.

ARCHITECT: ELNESS SWENSON GRAHAM ARCHITECTS (ESG)

Since our founding in 1970, Elness Swenson Graham (ESG)
Architects has helped their clients create environments for
business, community and leisure. In doing so, they have gained the
experience and ability to deliver high quality designs for many
building types. But this alone is not enough to achieve their mission.
The essence of ESG is more than just architecture and buildings.
Throughout their entire time, their commitment to enriching our built
environment has remained steadfast. It’s a commitment that drives
them to go beyond the expected to deliver the superior, the timeless,
the memorable and the unique; to create environments that capture
the human spirit and uplift our lives. This is what they do best. They
strive to combine their clients’ needs and stewardship for the
environment with their knowledge of buildings, markets and culture
to deliver uplifting and forward-looking design solutions.
The experience derived from their work allows them to offer each
client a great breadth of informed and integrated services. They
bring holistic solutions to complex problems. They create truly
unique environments that enhance our communities and help their
clients successfully pursue their goals in the development and
construction industries.

Environmental Services:     
Liesch - A Terracon Company
13400 15th Ave. N.
Minneapolis, MN 55441
Ph: 763-489-3166
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Project Purpose and Vision
The purpose and vision for this multifamily mixed-use development at the historic Superior Plating site is to create a high-end luxury rental community, divided between a tower
and low-rise building, with a complimentary retail corridor and associated parking; all of which will be organized around a pedestrian oriented design and layout.

Prior to any design work being completed, LMC and ESG studied the small area plan and established principals with the Nicollet Island East Bank Neighborhood Associates
(NIEBNA).  Those principles, listed below, guided the design of the entire proposed development:
1.       VIBRANT, ACTIVE COMMERCIAL along First Avenue with widened streetscape with landscaping, outdoor seating and an EXPANDED PUBLIC REALM.
2.       STREET FRONT ARCHITECTURE that is INTERESTING and INNOVATIVE and provides access to LIGHT AND AIR.
3.       Architectural Massing that provides VARIETY and STEPPING in scale.
4.       Architecture which incorporates TOWERS that provide HEIGHT AND DENSITY without shadowing or overwhelming the surrounding context.
5.       A design model that may be appropriate is a “VANCOUVER” approach which has low rise base of commercial and residential with point towers set back from the

street.

We envision that this development will add to the already vibrant neighborhood and revitalize one of the most important land sites in Minneapolis.  It will not only serve as a
gateway between downtown Minneapolis and the northeast neighborhoods, but also become a destination for residents, retail customers, and members of the overall
community.

Architectural Description
The architectural design and massing of this project strive to create a dichotomy within one site, exemplifying housing with both a traditional low-rise building and a
contemporary high-rise building.  The low-rise building fits into the existing neighborhood fabric with not only the use of timeless materials, but by activating the streetscape
with walk up units, mirroring the concept across the street.  The tower addresses the goal of creating something new in Northeast, with the use of glass and metal panel for
an exterior cladding, uniquely formed cantilevered balconies, and the intent of providing a more modern interior unit design with exposed concrete ceilings, columns, and
mechanical ductwork.  A series of elevated terraces and green roofs provide both a private amenity space with solar access for residents and visual interest for units
overlooking the roof.  The retail space has been designed for flexibility and contains translucent glazing and metal panel to nicely tie together the low- and high-rise housing
structures.

Streetscape and Public Realm
The façade facing 1st Avenue has been design to improve the pedestrian right-of-way with wide sidewalks, landscaping, and public art.  Focus has been given to the possible
future streetcar development, and space has been designated for a potential station enclosure.  The retail façade has been angled for the purpose of providing a wide public
realm, allotting room for outdoor seating, sidewalk sales, farmers markets, etc. generating community interaction.  Careful consideration to pedestrian experience was given
in creating a promenade from the public parking structure to the main retail façade.

A Dutch “woonerf” is proposed for the 4th street right-of-way, providing a slowed vehicular and pedestrian centric concept with a curbless scored concrete pavement,
landscaping, and protective light bollards.  This roadway will service both Phase I and the future Phase II development.

Green and Sustainable Features
The key sustainability strategy for this project is to create an urban mixed-use, pedestrian friendly community that allows residents to live, work, and play without dependence on
daily automobile usage. The mixed use development will include complimentary retail tenants to the residential tenants. The development team is committed to the sustainable
design principles reflected in the neighborhood’s Small Area Plan. Our sustainable design mission is to promote livable communities through the use of energy efficient
systems, green building practices, reduced dependency on automobiles, creative density, high quality pedestrian and bicycle public realm, and the preservation of natural
resources. The developer and architect are currently studying the viability of obtaining a LEED Building Certification.  The project will feature a series of green elements
including green construction practices, materials specification, thermal high-efficiency windows and exterior envelope, and numerous permeable planted green spaces both
on the site as well as on the amenity level roof.

PROJECT NARRATIVE



3 /2 3/20 15 A02SIT E AN D  C O N T EXTSU PER IO R  PLA T IN G  -  C o m m ittee  o f th e  W ho le  -  C oW
M IN N EA PO LIS , M N

CONTEXT

VICINITY SITE LOCATION

315 1ST AVENUE NORTHEAST
MINNEAPOLIS, MN 55413

PHASE 1

PHASE 2

MAPS

AERIAL LOOKING NW AERIAL LOOKING WEST

CONTEXT AERIALS

(NOT IN CONTRACT)
SHOWN FOR REFERENCE

PHASE 1
PHASE 2

P1
P2

Site
The site of the proposed development includes two city blocks
referred to by the City of Minneapolis as Block 13 and Block
16. In the late 1800s, Block 16 was home to the maintenance
and storage facility for the streetcar system in Minneapolis.
Later in the 1920s, the building was transformed into a metal
plating facility known as Superior Plating. After 93 years of
operation, the plating company went bankrupt and closed
operations in November 2011.

Since then, a partnership between City Center Partners of San
Francisco and William Harris Investors (WHI) of Chicago
formed “First and University Investors” (FUI) and purchased
the site out of bankruptcy. Originally, the partnership had no
definitive plans for the site but would begin talking with local
government and community leaders to identify potential uses.
 Due to the contamination from the years of chemicals used in
the plating operations, this site was classified a Superfund Site
by the MPCA” (see Environmental Risks).  During this period,
FUI performed the demolition of the 110,000 SF Building and
started the cleanup of the contamination on Block 16.  The
demolition and cleanup of Block 16 (per the MPCA and RAP)
was completed in December of 2014.  Lennar Multifamily
Communities, LLC entered into a Purchase Sale Agreement
(PSA) with FUI in October of 2014.

Neighborhood
The well-known Superior Plating site fronts the vibrant First
and University Avenue corridors within the Nicollet Island/East
Bank neighborhood, immediately north of the Mississippi River
and downtown Minneapolis, Minnesota.  The neighborhood is
a dynamic submarket that includes some of the city’s older
residential homes, an emerging young professional population,
and a blossoming entertainment sector filled with restaurants,
microbreweries, and nightlife to accompany the established
arts district.

SITE NARRATIVE
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LANDSCAPE MATERIAL LEGEND

1   STREETSCAPE 1

2   STREETSCAPE 2

3   WOONERF

4   OPEN GREEN SPACE

5   LIVING SCREEN WALL

6   AMENITY TERRACE

A     HARDSCAPE / MULCH (MEDIUM TEXTURE) - GREY LAVA ROCK
B      HARDSCAPE / MULCH (FINE TEXTURE) - CRUSHER FINES
          "SANTE FE COLOR"
C      VEGETATION - (FINE TEXTURE & BRIGHT COLOR) LIVE ROOF
          "CAREFREE SPECIES MIX"
D      VEGETATION - (MEDIUM TEXTURE & DARK COLOR) LIVE ROOF
          "CAREFREE HEATER MIX"
E      VEGETATION - OPTION 1: TURF
          OPTION 2: EVERGREEN SEDUM (MIX WITH STRONG
          GREEN COLOR ALL YEAR ROUND)
F      HARDSCAPE PATH - (FLAT) ROOF STONE (NATURAL)
G      HARDSCAPE PATH - (FLAT) ROOF STONE (CHARCOAL)

ACCOLADE ELM
HONEY LOCUST
MAPLE VARIETIES
COLUMNAR OAK

DECIDUOUS TREES (6-15 TREES)

RED MAPLE
RIVER BIRCH
SPRING SNOW CRABAPPLE

DECIDUOUS TREES (12-21 TREES)

SHRUBS / PERENNIALS (+/- 150 PLANTS)
GOLD FLAME SPIREA
CAT MINT

SHRUBS / PERENNIALS (+/- 800 PLANTS)
COMPACT DOG WOOD
DAYLILY
WINTERGREEN BOXWOOD
PAVEMENT ROSE
KARL FORESTER
HYDRANGEA

SPRING SNOW CRABAPPLE
RIVER BIRCH
JAPANES TREE LILAC

DECIDUOUS TREES (+/- 10 TREES)

SHRUBS / PERENNIALS (+/- 300 PLANTS)
COMPACT DOGWOOD
WINTERGREEN BOXWOOD
DAYLILY
KARL FORESTER
FOUNTAIN GRASS
CLIMBING HYDRANGEA

BLACK HILLS SPRUCE
AUTRIAN PINE
COLUMNAR JUNIPER

EVERGREEN TREES (+/- 10 TREES)

1 - SYNTHETIC TURF
2 - CRUSHED ROCK

REFER TO 7E FOR
OPTIONS

MULTI-COLORED CONCRETE PAVER SYSTEM
SEE NARRATIVE FOR ALTERNATE.

LIGHT BOLLARDS SEPARATING PEDESTRIAN AND
VEHICULAR TRAFFIC

PLANTER BOXES WITH DECIDUOUS TREES (3-6 TREES)

LANDSCAPE BED WITH SHRUB EDGE AND PERENIALS

LEVEL THREE

7   LANDSCAPE ROOF GRADEN

8   DOG PARK

9   GREEN ROOF

+/-  6,000 PLANTS

OPTIONS

CLEMATIS
CLIMBING HYDRANGEA
DROPMORE SCARLET HONEYSUCKLE

OPTIONS
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LANDSCAPE MATERIAL PLAN
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LANDSCAPE MATERIALS

STREETSCAPE 1

ACCOLADE ELM HONEY LOCUST COLUMNAR OAK

DECIDUOUS TREES

SHRUBS / PERRENIALS

STREETSCAPE 2

RED MAPLE

DECIDUOUS TREES

SHRUBS / PERRENIALS

COMPACT DOGWOOD

HYDRANGEA

KARL FORESTER

DAYLILY

WINTERGREEN
BOXWOOD

PAVEMENT ROSE

GOLD FLAME SPIREA

RIVER BIRCH SPRING SNOW CRABAPPLE

CATMINT (KIT-KAT)
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LANDSCAPE MATERIALS

WOONERF

LIVING SCREEN WALL

CLIMATIS CLIMBING HYDRANGEA DROPMORE HONEYSUCKLE
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LANDSCAPE MATERIALS

DOG PARK

LANDSCAPE ROOF GARDEN

AMENITY TERRACE
EVERGREEN TREES TREES

BLACK HILLS SPRUCE AUSTRIAN PINE

SHRUBS / PERENNIALS

COMPACT DOGWOOD

KARL FORESTER

WINTERGREEN
BOXWOOD

DAYLILY

FOUNTAIN GRASS CLIMBING HYDRANGEA

ACCOLADE ELM

DECIDUOUS TREES

RIVER BIRCH SPRING SNOW CRABAPPLE

CRUSHED ROCK CRUSHED ROCK SYNTHETIC TURFCOLUMNAR JUNIPER

VEGETATION - LIVE  ROOF

GREEN SEDUM MIX "RUPESTRE ANGELINA"

HEATHER MIX NATURAL ROOF STONE

GREEN SEDUM MIX "SEXANGULARE"

GREEN SEDUM MIX "MINI ME" GREEN SEDUM MIX

GREY LAVA ROCK

CRUSHER FINES - "SANTE FE COLOR" CAREFREE SPECIES MIX
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BIRDSEYE PERSPECTIVES IN CONTEXT

L
O

O
K

IN
G

 D
O

W
N

 1
S

T
 A

V
E

 N
E

L
O

O
K

IN
G

 D
O

W
N

 U
N

IV
E

R
S

IT
Y

 A
V

E
 S

E



3 /2 3/20 15 A09B IR D SEYE PER SPEC T IV ESSU PER IO R  PLA T IN G  -  C o m m ittee  o f th e  W ho le  -  C oW
M IN N EA PO LIS , M N

BIRDSEYE PERSPECTIVES

LOOKINGSOUTH LOOKING WEST

LOOKING EAST LOOKING NORTH
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SECONDARY LOBBY ON UNIVERSITY CORNER @ UNIVERSITY AND 1ST

RETAIL ARCADE LOOKING WEST ALONG 1ST

PEDESTRIAN PERSPECTIVES
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PEDESTRIAN PERSPECTIVES

PRIMARY RESIDENTIAL LOBBY

RESTAURANT @ 1ST AND 4TH

VIEW OF 1ST AVE FACADE

RESTAURANT - SERVICE DRIVE EXIT - LOBBY
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LOBBY PERSPECTIVES

PRIMARY RESIDENTIAL LOBBY

GRAND STAIR TO LEASING

LOOKING TOWARD 1ST AVE

LOOKING DOWN FROM GRAND STAIR
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AMENITY TERRACE DESIGN DEVELOPMENT



SKIMMER

ANTI VORTEX MAIN DRAIN
DEPTH 5'-0"

3 TREAD LADDER

SKIMMER

WATER DEPTH MARKER TO BE INLAID FLUSH WITH TOP
OF POOL DECK AND IN 6" FROSTPROOF WATER LINE
TILE TO BE 4" MINIMUM LETTERS - TYPICAL

INTERNATIONAL "NO DIVE" SYMBOLS TO BE INLAID
FLUSH IN POOL DECK AND IN WATER LINE TILE
ADJACENT TO DEPTH MARKERS TYPICAL

2 TREAD LADDER

EYEBALL RETURN INLET IN POOL
SIDEWALL - TYPICAL

LIFE LINE

ACCENT TILE

SLEEVE FOR HYDRAULIC POOL LIFT PER
MANUFACTURER'S RECOMMENDATIONS

PROVIDE  2" CONTRASTING TILE AT EACH
STAIR NOSING  BOTH HORIZONTAL AND
VERTICAL

UNDERWATER LIGHT

UNDER WATER LIGHT

LIFE LINE

ACCENT TILE

WATER LEVEL

MAIN DRAIN

3 TREAD LADDER

4" RADIUS

ESCUTCHEON PLATE
ANCHOR SOCKET

6" FROSTPROOF TILE WITH 4"
HIGH DEPTH MARKER

6" WATER LINE TILE
WATER LEVEL

WHITE MARBELIZED PLASTER

6" RADIUS

ANTI VORTEX MAIN DRAIN

HYDRO TUBE & VALVE

WASHED ROCK SUMP

LIGHT NICHE

UNDER WATER LIGHT

PRECAST BULLNOSE COPING WITH NON-
SLIP SURFACE
SEALANT

POOL DECK

LIGHT BROOM FINISH ON
CONCRETE DECK

PRECAST 1'-0" x 2'-0" CONCRETE COPING SET IN A
BED OF NON-SHRINK GROUT

6" HIGH WATER LINE TILE

3
 1
/
2
"

AT SPA

1/2" MAX

1 
3
/
4
"

STAINLESS STEEL PIN AS REQUIRED TO
HOLD COPING IN PLACE, - BY POOL SUB-
CONTRACTOR

1 1/2" MAX AT POOL

1/2" SEALANT & BACKER ROD IN 1/2" EXPANSION
JOINT

3/8" SEALANT & BACKER ROD
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AMENITY TERRACE DESIGN DEVELOPMENT
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ONE WAY

1 7 ,2 43  SF

R eta il

2 9 ,1 77  SF

R eta il Pa rk ing
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R estauran t
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Lob by

1 ,0 0 4 SF

2 nd Lobb y

9 ,2 5 6 SF

Serv ice  A lley  &  A rcad e

1 ,2 5 6 SF

T /R

6 6 3  SF

T /R Move-In

DN

DNUP
2 1 ,1 32  SF

R esid en tial Pa rk ing

Lug.Cart

Mech Mech

Dog Wash

324' - 10 1/2"
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6
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2
"

9
3
' 
- 
8
"

2
2
' 
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2
"

7
0
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0
"

2
9
2
' 
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0
"
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8
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"

2
3
' 
- 
2
"

9
8
' 
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7
"

3
2
0
' 
- 
7
"

5.2% 5.2%

1 ,7 4 1 SF

B ike  Sto rage  &  Rep a ir

Mailroom

1 3 11 12 13 14 15

A

B

C

E

G
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K

M

N

P

Q

R

2 4 5 6 7 8 9 10 16
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H

Residential Footprint Above
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4 2 ,4 05  SF

R esid en tial Pa rk ing

7 2 0  SF

O p en  to  Be low

1 7 ,8 59  SF

O p en  to  Be low
4 ,9 4 1 SF

O p en  to  Be low

3 ,4 1 6 SF

O p en  to  Be low

MECH

1 ,1 2 3 SF

2 BR

1 ,1 2 3 SF

2 BR

1 ,1 2 3 SF

2 BR

3
' 
- 
8
"

15
4
' 
- 
8
"

2
5
' 
- 
0
"

9
8
' 
- 
7
"

204' - 5" 14' - 0" 70' - 7"

DN

3 ,8 1 2 SF

R en tab le  Sto rage
1 ,8 9 1 SF

B ike  Sto rage  &  Rep a ir

9 2 5  SF

M ain t/O ffice

3 Hour Rated Separation

POOL ABOVE
HOT TUB
ABOVE

Mech

9 6 6  SF

Poo l FFE

1 3 11 12 13 14 15
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B

C

E

G
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Q

R

2 4 5 6 7 8 9 10 16
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F

J
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7
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0
"

2
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"

2' - 0"

29' - 5"

35' - 7" 259' - 10 1/2"

326' - 10 1/2"
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1 ,7 9 8 SF

F itness

1 ,4 2 3 SF

Lounge

1 6 ,8 18  SF

R esid ent Poo l D eck

8 4 9  SF

T errace

2 ,5 9 6 SF

C lub room

3 ,5 2 0 SF

Leasing/C onf

4 ,2 4 1 SF

G reen  Roo f

2 6 ,0 45  SF

G reen  Roo f

MECH/EL
EC/STOR

AGE
6 9 1  SF

M od e l U n it

1 ,3 2 0 SF

Sp a/Sauna

2
,4

0
5

 S
F

D
o

g
 W

a
lk

7 3 0  SF

1 BR

1 ,5 7 2 SF

3 BR

7 3 0  SF

1 BR
7 3 0  SF

1 BR

1 ,0 7 0 SF

2 BR
7 3 5  SF

1 BR
7 3 5  SF

1 BR
7 3 5  SF

1 BR

1 ,2 4 4 SF

2 BR + D en

1 ,0 5 9 SF

2 BR

1 ,1 2 3 SF

2 BR

1 ,1 2 3 SF

2 BR

1 ,1 2 3 SF

2 BR

1 ,6 0 7 SF

3 BR

7 3 0  SF

1 BR

7 3 0  SF

1 BR

6 0 8  SF

A lcove

1 ,7 1 3 SF

Poo l/H o t T ub

2
9
2
' 
- 
0
"

39' - 7" 12' - 5"13' - 7" 12' - 5"13' - 7" 12' - 5"13' - 7"12' - 5" 24' - 7" 12' - 5" 27' - 6" 27' - 11" 70' - 7" 32' - 6 11/16"

1 ,3 1 2 SF

2 BR + D en

7 3 0  SF

1 BR

6 0 8  SF

A lcove

3 Hour Rated Fire Separation

325' - 6 11/16"

3
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4
1'
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/
2
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4
7
' 
- 
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3
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2
"

4 ,6 6 7 SF

Sun  D eck
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"
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STORAGE 1 ,1 0 0 SF

2 BR

1 ,3 1 2 SF

2 BR + D en
1 ,0 7 0 SF

2 BR
7 3 5  SF

1 BR
7 3 5  SF

1 BR
7 3 5  SF

1 BR
1 ,3 2 9 SF

2 BR + D en

1 ,2 4 4 SF

2 BR + D en

1 ,0 5 9 SF

2 BR

1 ,0 5 9 SF

2 BR

1 ,0 5 9 SF

2 BR

1 ,6 2 5 SF

3 BR

7 3 0  SF

1 BR

7 3 0  SF

1 BR

6 0 8  SF

A lcove

1 ,5 7 2 SF

3 BR

7 3 0  SF

1 BR
7 3 0  SF

1 BR
7 3 0  SF

1 BR

6 0 8  SF

A lcove

39' - 7" 12' - 5"13' - 7" 12' - 5"13' - 7"12' - 5"13' - 7"12' - 5" 24' - 7" 12' - 5" 27' - 6"

194' - 6"

3
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2
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4
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2
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0
"
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0
"

3
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"

14
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0
"1
1'
 -
 7
"

3
' 
- 
5
"

29' - 5" 36' - 7" 128' - 6"

18
3
' 
- 
1"

6
6
' 
- 
0
"

E
le

c

1 ,1 7 3 SF

C -2
2 BR

6 0 7  SF

A A -1
A lcove

9 2 6  SF

B B-1
1 BR + D en

1 ,1 9 4 SF

C -3
2 BR

7 2 3  SF

B -1a
1 BR

7 5 5  SF

B -1c
1 BR

1 ,1 4 3 SF

C -1b
2 BR

7 5 7  SF

B -2
1 BR

7 5 7  SF

B -2
1 BR

7 3 1  SF

B -1b
1 BR

7 3 1  SF

B -1b
1 BR

1 ,0 9 0 SF

C -1a
2 BR

1 ,0 5 9 SF

2 BR
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2
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7
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/
2
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4
0
' 
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4
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"

4
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2
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/
2
"

194' - 6"

BUILDING BELOW
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1 ,9 0 3 SF

PH
2 BR

1 ,8 5 3 SF

PH
2 BR

1 ,5 2 9 SF

PH
1 BR + D en

1 ,8 9 8 SF

PH
2 BR

1 ,9 1 7 SF

PH
2 BR

1 ,5 3 3 SF

PH
1 BR + D en
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2 ,0 9 0 SF

M ECH

47' - 5" 24' - 2 1/2" 6' - 6"

2 ,5 2 8 SF

O p en  to U n it B e low

1 3 11 12 13 14 15

A

B

C

E

G

I

K

M

N

P

Q

2 4 5 6 7 8 9 10 16

D

F
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4
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/
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4
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"
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BUILDING BELOW
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LEVEL 1
100' - 0"

LEVEL 1
100' - 0"

LEVEL P1
90' - 0"

LEVEL P1
90' - 0"

LEVEL 2
110' - 4"

LEVEL 2
110' - 4"

LEVEL 3
120' - 8"

LEVEL 3
120' - 8"

LEVEL 4
131' - 4"

LEVEL 5
141' - 0"

LEVEL 6
150' - 8"

LEVEL 8
170' - 0"

LEVEL 9
179' - 8"

LEVEL 10
189' - 4"

LEVEL 11
199' - 0"

LEVEL 12
208' - 8"

LEVEL 13
218' - 4"

LEVEL 14
228' - 0"

LEVEL 15
237' - 8"

LEVEL 7
160' - 4"

LEVEL 16
247' - 4"

LEVEL 17
257' - 0"

LEVEL 18
266' - 8"

ROOF 1
297' - 8"

ROOF 2
308' - 4"

LOW-RISE LEVEL 4
131' - 0"

LOW-RISE LEVEL 5
141' - 4"

LOW-RISE LEVEL 6
151' - 8"

10
' 
- 
8
"

10
' 
- 
8
"

10
' 
- 
8
"

9
' 
- 
8
"

9
' 
- 
8
"

9
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8
"

9
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8
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9
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8
"

9
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8
"

9
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8
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9
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8
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9
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8
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9
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8
"

9
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8
"

9
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8
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9
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8
"

9
' 
- 
8
"

9
' 
- 
8
"

10
' 
- 
8
"

10
' 
- 
4
"

10
' 
- 
4
"

10
' 
- 
0
"

PREFINISHED ALUMINUM WINDOW WALL

W/OPERABLE AWNING WINDOWS

COMPOSITE METAL PANEL OVER SLAB

EDGE BENEATH WINDOW WALL

PREMANUFACTURED GLASS RAILING

FACE MOUNTED TO SLAB EDGE

EXPOSED CONCRETE BALCONY

W/TRAFFIC COATING

ALUCOBOND ANODIC CLEAR MICA

METAL PANEL OR PRECAST PANEL SIM

COLOR

SIGNAGE ON DECORATIVE METAL PANEL

EXPOSED CONCRETE COLUMN

TRELLIS

PREFINISHED STOREFRONT SYSTEM

COMPOSITE METAL PANEL

COMPOSITE METAL PANEL

(1 COLOR)

PREFINISHED STOREFRONT

SYSTEM

PAINTED OVERHEAD

GARAGE DOOR

ARCHITECTURAL PRECAST

PANELS W/EXPOSED

AGGREGATE FINISH

METAL GREEN SCREEN &

DECORATIVE METAL PANEL -

SEE LANDSCAPE FOR VINES

10
' 
- 
4
"

10
' 
- 
4
"

10
' 
- 
4
"

10
' 
- 
4
"

10
' 
- 
4
"

10
' 
- 
0
"

PROVIDE BID ALTERNATE FOR

PERCENTAGE OF GLAZING/PRECAST -

SEE DESIGN NARRATIVE.

LEVEL 19
276' - 4"

LEVEL 20
287' - 0"

LOW-RISE ROOF
162' - 0"
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LEVEL 1
100' - 0"

LEVEL 1
100' - 0"

LEVEL P1
90' - 0"

LEVEL P1
90' - 0"

LEVEL 2
110' - 4"

LEVEL 2
110' - 4"

LEVEL 3
120' - 8"

LEVEL 3
120' - 8"

LEVEL 4
131' - 4"

LEVEL 5
141' - 0"

LEVEL 6
150' - 8"

LEVEL 8
170' - 0"

LEVEL 9
179' - 8"

LEVEL 10
189' - 4"

LEVEL 11
199' - 0"

LEVEL 12
208' - 8"

LEVEL 13
218' - 4"

LEVEL 14
228' - 0"

LEVEL 15
237' - 8"

LEVEL 7
160' - 4"

LEVEL 16
247' - 4"

LEVEL 17
257' - 0"

LEVEL 18
266' - 8"

ROOF 1
297' - 8"

ROOF 2
308' - 4"

LOW-RISE LEVEL 4
131' - 0"

LOW-RISE LEVEL 5
141' - 4"

LOW-RISE LEVEL 6
151' - 8"
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0
"
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"
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"
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8
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8
"
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' 
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8
"
9
' 
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4
"

ARCHITECTURAL PRECAST

PANELS W/EXPOSED

AGGREGATE FINISH

METAL GREEN SCREEN &

DECORATIVE METAL PANEL

AT GARAGE OPENINGS - SEE

LANDSCAPE FOR VINE TYPES
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0
"
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' 
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4
"
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' 
- 
4
"
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' 
- 
4
"
10
' 
- 
4
"
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' 
- 
4
"

STUCCO

OPERABLE FIBERGLASS

WINDOW W/AWNING OPENING

METAL PANEL BELOW WINDOW

ARCHITECTURAL PRECAST PANEL

WITH THIN BRICK INLAY

6
1'
 -
 8
"

LEVEL 19
276' - 4"

LEVEL 20
287' - 0"

19
7
' 
- 
8
"

2
0
' 
- 
0
"

2
17
' 
- 
8
"

LOW-RISE ROOF
162' - 0"
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LEVEL 1
100' - 0"

LEVEL 1
100' - 0"

LEVEL 2
110' - 4"

LEVEL 2
110' - 4"

LEVEL 3
120' - 8"

LEVEL 3
120' - 8"

LEVEL 4
131' - 4"

LEVEL 5
141' - 0"

LEVEL 6
150' - 8"

LEVEL 8
170' - 0"
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179' - 8"
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189' - 4"
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199' - 0"

LEVEL 12
208' - 8"

LEVEL 13
218' - 4"

LEVEL 14
228' - 0"

LEVEL 15
237' - 8"

LEVEL 7
160' - 4"

LEVEL 16
247' - 4"

LEVEL 17
257' - 0"

LEVEL 18
266' - 8"

ROOF 1
297' - 8"

ROOF 2
308' - 4"

LOW-RISE LEVEL 4
131' - 0"

LOW-RISE LEVEL 5
141' - 4"

LOW-RISE LEVEL 6
151' - 8"
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4
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10
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4
"

10
' 
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4
"

10
' 
- 
4
"

10
' 
- 
4
"

STUCCO

GLASSFIBRE REINFORCED

CONCRETE SLATS

PREFINISHED ALUMINUM

STOREFRONT SYSTEM

METAL PANEL

PAINTED HIGH SPEED

OVERHEAD GARAGE DOOR

OPERABLE FIBERGLASS

WINDOWS AND PATIO SLIDERS

COMPOSITE METAL PANEL

(3 COLOR BLEND)

PREFINISHED ALUMINUM

STOREFRONT SYSTEM

PREMANUFACTURED RAILING

W/VERTICAL PICKETS

PREMANUFACTURED HANGING

BALCONY & GLASS RAILING

FIBERGLASS PATIO SLIDER

MODULAR BRICK VENEER

MODULAR BRICK

VENEER

PREMANUFACTURED HANGING

BALCONY & GLASS RAILING

LEVEL 19
276' - 4"

LEVEL 20
287' - 0"

2
0
8
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4
"

LOW-RISE ROOF
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GLASSFIBRE REINFORCED

CONCRETE SLATS
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LEVEL 1
100' - 0"

LEVEL 1
100' - 0"

LEVEL 2
110' - 4"

LEVEL 2
110' - 4"

LEVEL 3
120' - 8"

LEVEL 3
120' - 8"

LEVEL 4
131' - 4"

LEVEL 5
141' - 0"

LEVEL 6
150' - 8"

LEVEL 8
170' - 0"

LEVEL 9
179' - 8"

LEVEL 10
189' - 4"

LEVEL 11
199' - 0"

LEVEL 12
208' - 8"

LEVEL 13
218' - 4"

LEVEL 14
228' - 0"

LEVEL 15
237' - 8"

LEVEL 7
160' - 4"

LEVEL 16
247' - 4"

LEVEL 17
257' - 0"

LEVEL 18
266' - 8"

ROOF 1
297' - 8"

ROOF 2
308' - 4"

LOW-RISE LEVEL 4
131' - 0"

LOW-RISE LEVEL 5
141' - 4"
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PEDESTRIAN ARCADE

COMPOSITE METAL

PANEL

PREFINISHED ALUMINUM

STOREFRONT SYSTEM

PREFINISHED METAL
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LEVEL 1
100' - 0"

LEVEL P1
90' - 0"

LEVEL 2
110' - 4"

LEVEL 3
120' - 8"

LEVEL 4
131' - 4"

LEVEL 5
141' - 0"

LEVEL 6
150' - 8"

LEVEL 8
170' - 0"
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179' - 8"

LEVEL 10
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199' - 0"
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208' - 8"
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218' - 4"

LEVEL 14
228' - 0"

LEVEL 15
237' - 8"

LEVEL 7
160' - 4"

LEVEL 16
247' - 4"

LEVEL 17
257' - 0"

LEVEL 18
266' - 8"

ROOF 1
297' - 8"

ROOF 2
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