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1.0 Project Proposal

PROJECT DESCRIPTION

Total Area: 658,473 SF

Residential Units: 383

Co-living Units: 231

Commercial Area: 40,360 SF (including pro-rated
circulation and trash areas at grade)

Below Grade Parking: 270 stalls (on five levels)

SITE ADDRESS

1916 Boren Avenue, Seattle, WA 98101

PARCELS

066000-2170 (1916 Boren Avenue)
066000-2155 (1900 Boren Avenue)

ZONING

DMC 240/290-440
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Gensler

9-Block Area

GZI Boren, LLC.

2.0 Composite Site Plan

LEGAL DESCRIPTION

Lot 1, 2, 3 and 4, block 52, second
addition to the town of Seattle as laid
off by heir of Sarah H. Bell (deceased),
commonly known as heirs of Sarah H.
Bell's second addition to the city of
Seattle, according to the plat thereof
recorded in volume 1 of plats. page 121,
records of King County, Washington.

SITE AREA
27,969 sf

SITE DIMENSIONS
120.08' x 232.92"

CURRENT USE
Commercial Office
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3.0

SUMMARY OF RECOMMENDATION
MEETING 1 COMMENTS




ALLEY ALLEY

3.0 Recommendation Comments Summary 3.0 Recommendation Comments Summary

STEWART ST.
STEWART ST.

BOREN AVE. BOREN AVE.

4.b/ 4.c/ Af

a. The board agreed that the smoother (vs. Edg-2) steps and twists

could be part of an effective strategy but found the limited and discrete
application of this move to be unconvincing. The board noted that
applying this approach to the whole form could be an effective strategy to
create a more coherent design concept that is responsive to their previous
guidance.

c. In response to questions from the applicant, the board clarified this
issue by noting that while there were two moves employed to create the
stepping and twisting tower form at the previous EDG meeting, in that
case the two moves were very clearly connected. Moving forward, the
board agreed that establishing a clear and legible connection between
the moves that generate the twisting and stepping tower form would be
essential in creating a coherent design concept and unified expression.

, - 2.a
= B a‘ﬁw . The board supported the two-story expression
ad ¥71 l.ll‘ A
’r

d. The board recognized the complexity of this design problem, particularly
the application of a unified compositional strategy around the four unique
sides of the larger tower. The board agreed that a responsive solution
would integrate the expression of stepping and twisting on all sides of the
building in a cohesive and unified whole.
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of this element and agreed that the green
roofs at the canopy were compositionally
strong and responsive to guidance, bridging
and connecting the landscape elements above
and below.
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- 3.b/3.c

b. Other board members found the identical expression of the tower/top
and base/podium (split by the double-height amenity expression) to be
illogical and not clearly responsive to guidance.

- l.a
The board expressed general support for the
response to guidance on both Stewart street and
boren avenue, particularly the increased setbacks
and careful articulation of the street edges both
architecturally and with landscape

c. The board discussed the viability of several approaches to this element
and agreed that a number of strategies for integrating these elements in
a coherent architectural concept could be successful.
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View from West View from Northeast
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3.0 Recommendation Comments Summary 3.0 Recommendation Comments Summary

STEWART ST.

BOREN AVE.

- - 4d.e

The board did not support the rooftop mechanical screening as currently
proposed and provided guidance to explore options that would better
integrate this element with the larger composition.

4.d

The board supported the erosion of mass on the north of the tower but found
the termination of this expression difficult to reconcile with the concept. The
board recognized and supported the historical context-generated rationale for
this move but found its simplified expression and isolation had compromised
the quality (“teetering asymmetry”) of the historic spite mounds concept that
were identified as its generator.

-=-4.b/4.c/Af

a. The board agreed that the smoother (vs. Edg-2) steps and twists could be
part of an effective strategy but found the limited and discrete application
of this move to be unconvincing. The board noted that applying this
approach to the whole form could be an effective strategy to create a more
coherent design concept that is responsive to their previous guidance.

c. In response to questions from the applicant, the board clarified this

issue by noting that while there were two moves employed to create the
stepping and twisting tower form at the previous EDG meeting, in that case
the two moves were very clearly connected. Moving forward, the board
agreed that establishing a clear and legible connection between the moves
that generate the twisting and stepping tower form would be essential in
creating a coherent design concept and unified expression.

d. The board recognized the complexity of this design problem, particularly
the application of a unified compositional strategy around the four unique
sides of the larger tower. The board agreed that a responsive solution
would integrate the expression of stepping and twisting on all sides of the
building in a cohesive and unified whole.

A

T~} SUPPORTED T~ "} SUPPORTED

West Corner View L——

-= View from East L=
T~ 7 FURTHER STUDY T~ ~ 7 FURTHER STUDY
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ALLEY ALLEY

3.0 Recommendation Comments Summary 3.0 Recommendation Comments Summary
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STEWART ST.
STEWART ST.

BOREN AVE. BOREN AVE.

>
N

N

J The board supported the erosion of mass on the north of the tower but
/ found the termination of this expression difficult to reconcile with the
/ concept. The board recognized and supported the historical context-
J g generated rationale for this move but found its simplified expression and
d / isolation had compromised the quality (“teetering asymmetry”) of the
g A P \ historic spite mounds concept that were identified as its generator. -- 3.a
A | . .
il E p : a. Some board members found the revised design to
bl il ; =i \ \ \ | N T ekt 4.2 , , _ have effectively developed this element as a standalone,
< ; 7 The board noted that their previous guidance had been to accentuate the : .
plighsst complementary expression, and supported the clear exterior
Al L sculptural form of the tower and agreed that the proposed assembly of :
A A 2 : ) _ expression of program areas. (A2, B1, B4, C2)
LA ;/ A design moves (the stepping at the south and north, the erosion of form, the
q g g ;/4 expression of the additional massing on the alley ) seemed to be working at 3.b /3
A ;,/j/ g cross-purposes and were not connected in a legible and cohesive manner. == 3.b/3.c
PRt sl gl b. Other board members found the identical expression of
E ;F Abisdl. \ \[B =« et e 3.a the tower/top and base/podium (split by the double-height
S il /fT g a. Some board members found the revised design to have effectively amenity expression) to be illogical and not clearly responsive to
T T | LTl | | . .
(/?’f‘fﬂf; gl ‘ developed this element as a standalone, complementary expression, and guidance. (A2, B4)
P %Uf/ =gl \ supported the clear exterior expression of program areas. (A2, B1, B4,C2)
A il c. The board discussed the viability of several approaches to this
< Mz /ﬁ/ I I i i i
gl guibeils 3.b/ 3. element and agreed that a number of strategies for integrating
ﬂ;j/r’j/ il o _ _ _ these elements in a coherent architectural concept could be
) Eﬁ/’f*//j‘% b. Other boarq membgrs found the |dent‘|cal expression of thg tower/top successful. (A2, B1, B2, B4, C2)
A ;ﬁ and base/podium (split by the double-height amenity expression) to be
- Jf; il ‘///W/ illogical and not clearly responsive to guidance.
oo
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c. The board discussed the viability of several approaches to this element
and agreed that a number of strategies for integrating these elementsin a

coherent architectural concept could be successful. --2.a

The board supported the two-story expression of this element and
agreed that the green roofs at the canopy were compositionally
strong and responsive to guidance, bridging and connecting the
landscape elements above and below.

-- 2.a

The board supported the two-story expression of this element and agreed
that the green roofs at the canopy were compositionally strong and

responsive to guidance, bridging and connecting the landscape elements

above and below. - —f : = ieroale
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View from South
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3.0 Recommendation Comments Summary 3.0 Recommendation Comments Summary

—————_-_--_-.1.') rFEEEEEEEEEEEEE 1.b

| o

I The board supported the creation of a protected pedestrian The board supported the Freatior} of a protected pedestrian
: path at the alley and provided guidance to further develop path at the alley and provided guidance to further develop
|
i

this area both in the ground plane and with lighting to this area both in the ground plane and with lighting to
ensure it is safe and attractive. ensure it is safe and attractive.

W 1CADING W 1901 MINOR AVE | ' 1.c
DOCK | N LA

The board recognized the change in program at
the alley ‘porte cochere’ (this term will be used
throughout this report for clarity) but agreed that
the deletion of the angled walls and the structural

— . ] e [ | ALLEY-

- =7 | - N | . oo -
T — 1. u reconfiguration had diminished the activation
and interest generated by this area. The board
LOADING provided guidance to make this an attractive and
DOCK

|

‘ activated space, and asked that the following
. & options be explored in particular:
|

l. Extending the illuminated canopy from the porte
cochere to the alley edge at Stewart street.

li. Carrying the illuminated split-boulders to the
street edge at Stewart street.

Alley Floor Plan - Design Response

= lii. Further development of the porte cochere area
in the ground plane using the revised program and
layout of columns as organizing elements. Alley Entry Perspective

Board supports increased safety
and delineation of pedestrian
walkway from driveway in alley.

lv. Developing the walls of the port cochere to

be carefully articulated and attractive elements,
particularly the (northwest) wall that will be most
visible from the street.

L __ 4 SUPPORTED 7 SUPPORTED
T~ T~ 7 FURTHER STUDY T~ 1 FURTHER STUDY
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3.0 Recommendation Comments Summary 3.0 Recommendation Comments Summary

1.d

The board encouraged the re-establishment of a
strong connection between the street edge lobby
and the port cochere area at the alley, noting that
relocating intervening program elements could be
part of a solution.

The board expressed general support for the
response to guidance on both Stewart street and
boren avenue, particularly the increased setbacks
and careful articulation of the street edges both
architecturally and with landscape.

Section cut between boren and alley entry points

L r==n1
el PUPPORTED Visibility of adjacent retail space ‘o2 SUPPORTED
¢ _ 1 FURTHER STUDY ©~ 7 FURTHER STUDY

| R
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4.0

RESPONSE TO RECOMMENDATION
MEETING 1 COMMENTS




4.0 Primary Board Request 4.0 Primary Board Request

Concept Strategy and Application

CREATE A COHERENT DESIGN CONCEPT AND UNIFIED EXPRESSION

---=—— 60" Tower ---e=—— 60" Tower

ﬁ' separation
x

4.b  "The Board agreed that the smoother steps and twists could be part of an effective strategy [and] noted l l 1910 Minor Ave l l 1910 Minor Ave l l 110 Minor Ave
that applying this approach to the whole form could be an effective strategy to create a more coherent - ’ | | |
design concept... : ) P — Fixed East plane
I“ Alley . / r: oxO(a, / Alley |'\ 0\0\/0,, / Alley |'\
) GD K J/ - Fixed East/South K o |
© o 60' Tower \// FooRT planes \ ‘ = 6" -
,/// separation - ", ’ Carving in plan 03 . N é
4.c  "..Establishing a clear and legible connection between the moves that generate the twisting and N . B S with balconies R \ Twisting + Stepping
IXe ast plane ) ) \\\\\ 0'-3"

stepping tower form would be essential in creating a coherent design concept and unified expression.”

/ 'l separation
/’j' Fixed East plane
|

______

7/
/
!
U

Twisting + Stepping Twisting + Stepping

Twisting + Stepping
at North/South
faces

Twisting + Stepping Twisting + Stepping

4.d  "..aresponsive solution would integrate the expression of stepping and twisting on all sides of the
building in a cohesive and unified whole."

Fixed West plane Fixed West plane Fixed West plane

Boren Ave @ Boren Ave @ Boren Ave @

EDG 2 Recommendation 1 Recommendation 2 Proposal
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4.0 Primary Board Request

Concept Strategy and Application
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View from
Boren (North)
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Sculpted Expression West
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View from
Stewart
(South)

>\\Q\

View from Alley
(Southeast)

Sculpted Expression East

GZI Boren, LLC.

S
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4.b

"The Board agreed that the
smoother steps and twists could
be part of an effective strategy
[and] noted that applying this
approach to the whole form
could be an effective strategy to

create a more coherent design
concept..."

4.0 Primary Board Request

Concept Strategy and Application

16[_0"

1-4" typ.

55" typ) | 2'-0" typ.
| 21-8" 20'-0" |

4.c

"...establishing a clear and legible connection between
the moves that generate the twisting and stepping
tower form would be essential in creating a coherent
design concept and unified expression."

123"-0"
:i (11 Stories)
P
225'-4" §
(23 Stories) \ N
\ ™
N
= N\
i 261'-2"
1 (25 Stories)

Extent of Expression
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4.0 Primary Board Request

Concept Strategy and Application

Stepping and twisting on the East facade

4.d

"... a responsive solution would
integrate the expression of
stepping and twisting on all sides
of the building in a cohesive and
unified whole."

Stepping and twisting on the North facade Stepping and twisting bird's eye view

24 DRB Recommendation Meeting 2 | SDCI Project 3029383 | 2020 January2l | Gensler | GZIBoren,LLC.



4.1 Response to Recommendation 1 Comments 4.1 Response to Recommendation 1 Comments

Tower Tower

4.b The Board agreed that the smoother (vs. EDG-2) steps and twists could be part of
an effective strategy but found the limited and discrete application of this move to be
unconvincing. The Board noted that applying this approach to the whole form could be
an effective strategy to create a more coherent design concept that is responsive to their

previous guidance. North side upper level

: . : . step and twist
4.c Inresponse to questions from the applicant, the Board clarified this issue by

noting that while there were two moves employed to create the stepping and twisting East upper levels step l
tower form at the previous EDG meeting, in that case the two moves were very clearly and twist. Exposed soffit Ty

connected. Moving forward, the Board agreed that establishing a clear and legible emphasizes stepping from ' y'l
connection between the moves that generate the twisting and stepping tower form would : below .;

be essential in creating a coherent design concept and unified expression.

South upper levels straight

4.f The Board recognized the complexity of this design problem, particularly the
application of a unified compositional strategy around the four unique sides of the larger
tower. The Board agreed that a responsive solution would integrate the expression of South lower levels step
stepping and twisting on all sides of the building in a cohesive and unified whole. and twist. Exposed soffit

=\

il

emphasizes stepping from
below

RESPONSE

The stepping and twisting at the south face (leaning outward) and the north face (leaning
inward) are integrated into the east facade. As the projecting form of the eastern volume
rises, the southeastern corner steps and twists toward the top. This is echoed at the top
of the northeastern corner. The resulting tower expresses the stepping and twisting of the
concept at each face and from top to bottom creating a unified tower.

i
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S East lower levels straight
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Al  Respond to the Physical Environment T NN P | e i
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B4  Design and Well-Proportioned & Unified Building | ' ‘ L
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Recommendation 1 Recommendation 2 Proposal Recommendation 2 Proposal Rendering
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4.1 Response to Recommendation 1 Comments

Tower

4.d The Board supported the erosion of mass on the north of the tower but found
the termination of this expression difficult to reconcile with the concept. The Board
recognized and supported the historical context-generated rationale for this move but
found its simplified expression and isolation had compromised the quality (“teetering
asymmetry”) of the historic spite mounds concept that were identified as its generator.

4.e The Board did not support the rooftop mechanical screening as currently proposed
and provided guidance to explore options that would better integrate this element with
the larger composition.

RESPONSE

The top of the tower is resolved by creating a two-story expression at the uppermost
floors, consistent with those below. The topmost eyebrow expresses the final twist and
step of the north facade. The volume of the mechanical penthouse is reduced and the
face of the screening is recessed from the face of the tower to provide differentiation.

The carved balconies at the top of the tower at the northwest corner take part in the two-
story expression, express the sculpted quality of the tower on the facade and together
with the stepping at the base of the tower further create a unified building.

DESIGN GUIDELINES

Al Respond to the Physical Environment

A2  Enhance the Skyline

A2.1 Desired Architectural Treatments

A2.2 Rooftop Mechanical Equipment

B4  Design and Well-Proportioned & Unified Building

DRB Recommendation Meeting2 | SDCI Project 3029383 | 2020 January21l | Gensler | GZIBoren,LLC.

Recommendation 1

Mechanical screen
not integrated with
concept

Amenity level has
smaller scale than
typical 2 story design

Carved balconies,
expand in length with
higher elevation

Recommendation 2 Proposal

4.1 Response to Recommendation 1 Comments

Tower

Mechanical screen volume
reduced and set back.
Twisting of the building
accentuated by orthogonal
penthouse

Enclosure completes mass at
top of tower

Amenity level height increased
to continue the 2 story
expression throughout and
reconcile the top

Carved balconies register
the sculpted quality on the
facade and echo the 2 story
expression of the base

DRB Recommendation Meeting 2 |

SDCI Project 3029383

<

Recommendation 2 Proposal Rendering

2020 January 21

Gensler

GZI Boren, LLC.
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4.1 Response to Recommendation T Comments 4.1 Response to Recommendation T Comments

Tower Tower

Mechanical screen volume
reduced and set back. Twisting
of the building accentuated by
orthogonal penthouse

North side upper level step

and twist

Amenity level height increased to
continue the 2 story expression
throughout and reconcile the top

East upper levels step and twist.
Exposed soffit emphasizes stepping
from below

South upper levels straight

South upper levels straight

South lower levels step and twist.
Exposed soffit emphasizes stepping
from below

East lower levels straight

South lower levels step and twist.
Exposed soffit emphasizes stepping
from below

A\ : ‘ AN\ \
Recommendation 1 Recommendation 2 Proposal Recommendation 2 Proposal Rendering
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41 Response to Recommendation 1 Comments

Mechanical screen volume reduced
and set back. Twisting of the building
accentuated by orthogonal penthouse

Enclosure completes mass at

41 Response to Recommendation 1 Comments

Mechanical screen volume reduced
and set back. Twisting of the
building accentuated by orthogonal
penthouse

Amenity level height increased to

top of tower continue the 2 story expression
Amenity level height increased to throughout and reconcile the top
continue the 2 story expression

throughout and reconcile the top

North side upper level step and twist Carved balconies register the sculpted

Carved balconies register the sculpted quality on thg facade and echo the 2
quality on the facade and echo the 2 story expression of the base

story expression of the base

North side upper level step and twist

South upper levels straight South upper levels straight
@ — .
— EOUth ch)we]rﬁlfvels ;tep and :WISF' South lower levels step and twist.
] prOSbe | SOt emphasizes stepping Exposed soffit emphasizes stepping
. rom below from below
e T | =TT
(I T o | : T % T % o
L I % 1 - ml
T | T j i LT T, n
l e | e — o g e
T S = R i [ [T NIRINENRNAS. 4 TTTTT] Imnn
| % :—'—"' 1 | P—— e
kT
Recommendation 1 Recommendation 2 Proposal Recommendation 1 Recommendation 2 Proposal
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41 Response to Recommendation 1 Comments

Tower

Recommendation 1

Recommendation 2 Proposal

DRB Recommendation Meeting 2 | SDCI Project 3029383 | 2020 January2l | Gensler | GZIBoren,LLC.

Mechanical screen volume reduced
and set back. Twisting of the
building accentuated by orthogonal
penthouse

Amenity level height increased to
continue the 2 story expression
throughout and reconcile the top

East upper levels step and twist.
Exposed soffit emphasizes stepping
from below

South upper levels straight

South lower levels step and twist.
Exposed soffit emphasizes stepping
from below

41 Response to Recommendation 1 Comments

Tower
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Mechanical screen volume reduced
and set back. Twisting of the
building accentuated by orthogonal
penthouse

Amenity level height increased to
continue the 2 story expression
throughout and reconcile the top

Carved balconies register the
sculpted quality on the facade and
echo the 2 story expression of the
base

North side upper level step and twist
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4.1 Response to Recommendation T Comments 4.1 Response to Recommendation T Comments

Sidecar Sidecar

N

= ‘ — = _
e \ —\ — _ . —\
T ‘ == \\§3\§§\ =
3.a Some Board members found the revised design to have effectively developed this T T AT [ - LTSS e L
] ] \\\\ ™~ - ?\ - || L = //)/
element as a standalone, complementary expression, and supported the clear exterior it tiens wan i e=ail . sl ians Sagiin=caul
expression of program areas. i} [Ny N gy AN WEE g g aN A 4‘ Nins Ry iy MANES g nis
M g Ny i g S gl Al | ngg) Rungpt Nany uanaRtoguil Podium under tower to
. . . [T ~ T LT | incinE sl
3.b . Other Board members fc?und the |§Ient|cal expression of thg tower/top and base/ T L o A reflect tower appearance
podlum.(spllt by .the double-height amenity expression) to be illogical and not clearly 0 Pl Amenity cut flows L T T / with horizontal expression
responsive to guidance. - through out podium T /[//:/ ~
i for visual interest and T T T T Amenity cut revised to
3.c The Board discussed the viability of several approaches to this element and agreed as a stitching element T TR strengthen tower and
that a number of strategies for integrating these elements in a coherent architectural oren AVE ‘ Pkl T sidecar standalone facade
concept could be successful. expression

RESPONSE
The design team agrees with the board members' 3a comment. In an effort to strengthen
the reading of the tower and sidecar volumes, the expression of the tower has been

brought to the ground at both Boren and the alley facades. This allows the sidecar tower, - —
with its vertical articulation to be distinctly expressed. y

The amenity ribbon continues to express that program at an urban scale. This element
has been revised as it transitions at the Stewart Street / alley corner of the building to :
allow the sidecar volume to be expressed along its full height. That ribbon resolves itself S
vertically above the porte cochere to both mark the alley entry and allow the tower
volume to come down to the ground.

Slice creates transition
between tower form and
adjacent parcel

\

\

L

]

1

=,

Slice wraps up at Boren
corner to enhance the
skyline at "sidecar" block
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A

[T [ [

T
/
|

fi

[

] ]

DESIGN GUIDELINES ; Ratal o~ Cantilevered volume at corner = un / B | - e el DL T LD NN
B2  Create a Transition in Bulk and Scale : LT : integrated with design |[E H / _  IE, . AT
B3  Reinforce the Positive Urban Form & Architectural Attributes of the Immediate Area : — i ——— Slice wraps down at S ] — s .| | il dinmin iy
B4  Design and Well-Proportioned & Unified Building i . alley to signify corner i LY g TN P iad L isddig N
Bofe};)\v\ entry point and reduce \Nawsx. el SO X e —
e — - e
mass — S
Recommendation 1 Recommendation 2 Proposal Recommendation 2 Proposal Rendering
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4.1 Response to Recommendation 1 Comments

Podium

2.a The Board supported the two-story expression of this element and agreed
that the green roofs at the canopy were compositionally strong and responsive to
guidance, bridging and connecting the landscape elements above and below.

RESPONSE

During the initial Recommendation meeting, the Board noted a preference for a
consistent two-story stepping at the base of the tower. To further strengthen the
design, the project has been revised to provide two story stepping from street-level up
to the top of the podium. This ties the base of the tower into the upper portion with a
consistent expression.

DESIGN GUIDELINES

Bl Respond to the Neighborhood Context

B2  Create a Transition in Bulk and Scale

B4  Design and Well-Proportioned & Unified Building

DRB Recommendation Meeting2 | SDCI Project 3029383 | 2020 January21l | Gensler | GZIBoren,LLC.

Two story expression at
tower facade

Single story expression

Expression and banding
at podium is a mixture
of single and two story
expressions

Single story expression

Recommendation 1 - Pedestrian View from Boren

4.1 Response to Recommendation 1 Comments

Podium

Recommendation 2 Proposal - Pedestrian View from Boren

Two story expression

Two story expression

Two story expression at
tower facade retained

Two story expression

)

)

ﬂT\\\\ |

EEEER!

I

Recommendation 2 Proposal Rendering
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SDCI Project 3029383

2020 January 21

Gensler

L i el
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4.1 Response to Recommendation 1 Comments

Street Level

1.b The Board supported the creation of a protected pedestrian path at the alley
and provided guidance to further develop this area both in the ground plane and with
lighting to ensure it is safe and attractive.

1l.c The Board recognized the change in program at the alley ‘porte cochere’ (this
term will be used throughout this report for clarity) but agreed that the deletion of
the angled walls and the structural reconfiguration had diminished the activation
and interest generated by this area. The Board provided guidance to make this an
attractive and activated space, and asked that the following options be explored in
particular:

i. Extending the illuminated canopy from the porte cochere to the alley

edge at Stewart Street.
ii. Carrying the illuminated split-boulders to the street edge at Stewart Street.

RESPONSE

The design has been revised to extend the illuminated ceiling of the porte cochere
southward along the alley to the end of the overhang. This provides a safe, illuminated
pathway to the porte cochere and resolves the vertical portion of the 'amenity ribbon'
at a pedestrian level. The split boulders found along Boren help define the edge of the
pedestrian walkway, animate the pathway and provide further illumination.

The walls of the porte cochere have been angled. The angled northern wall is the base
of the tower above and helps to differentiate the tower from the sidecar.

DESIGN GUIDELINES

C5  Encourage Overhead Weather Protection Design Elements
C6  Develop the Alley Facade

D5  Provide Adequate Lighting

DRB Recommendation Meeting2 | SDCI Project 3029383 | 2020 January21l | Gensler | GZIBoren,LLC.

Recommendation 1

4.1 Response to Recommendation 1 Comments

Street Level

Overhang without
lighting

Split boulder edge to
separate pedestrians
from vehicular traffic

Recommendation 2 Proposal

Extending illuminated ceiling
to illuminate pedestrian
walkway at alley entrance

Lighting integrated at split
boulders to unify pedestrian
experience between Boren
and the Alley

DRB Recommendation Meeting2 | SDCI Project 3029383 | 2020 January 21

|\

)

I TA

Recommendation 2 Proposal Rendering

GZI Boren, LLC.



4.1 Response to Recommendation 1 Comments

Street Level

1.ciii. Further development of the porte cochere area in the
ground plane using revised program and layout of columns as
organizing elements

1.civ. Developing the walls of the porte cochere to be carefully
articulated and attractive elements, in particular the (Northwest)
wall that will be most visible from the street

RESPONSE

The direct visual connection from Boren Avenue through the
building to the alley porte cochere is strengthened. The alley
entry location has shifted to create better alignment through the
building while working with building structure.

The angle of the wall immediately adjacent to the main entry is
echoed at the alley entry, providing a destination at the entrance
to the alley. This angled wall at the northern end of the porte
cochere is further integrated into the tower volume above.
Articulated precast concrete panels flow from the alley corner
through to the porte cochere creating a continuous, attractive
pedestrian experience.

DESIGN GUIDELINES
Cl Promote Pedestrian Interaction O LA A

VESTIBULE

C4  Reinforce Building Entries =T

l F ]/ \J“D“L/ N

Recommendation 1

cf
i
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Property line

2' partial alley
dedication

Vestibule centered on
structural grid with
column blocking view

Interior program
obstructing view and
direct movement
between Boren and Alley

_._/— Property line

4.1 Response to Recommendation 1 Comments

Street Level

[ | A
|

\\\\\\\\\\\\\ _—
SN
e

Recommendation 2 Proposal

Property line
2' partial alley dedication

Angled face to pull pedestrians
through

Pulled angled geometry through
from podium above

Shifted entry vestibule to better
align with structural bays and
maximize views through

Adjusted interior program to allow

for greater visibility between the
Boren and the Alley access points

Property line

DRB Recommendation Meeting 2 |

SDCI Project 3029383

2020 January 21

Gensler

GZI Boren, LLC.
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4.1 Response to Recommendation 1 Comments

Street Level

DRB Recommendation Meeting 2 |

SDCI Project 3029383

2020 January 21

Gensler

Recommendation 1 - Pedestrian View from Alley

Recommendation 1 - Pedestrian View from Boren

GZI Boren, LLC.

Vestibule centered on
structural grid with
column blocking view

Interior program
obstructing view and
direct movement
between Boren and
Alley

Vestibule centered on
structural grid with
column blocking view

Interior program
obstructing view and
direct movement
between Boren and
Alley

4.1 Response to Recommendation 1 Comments

Street Level

[ —= ' ———— — — = —

Recommendation 2 Proposal - Pedestrian View from Boren

llluminated ceiling soffit

Sculptural blocks to pulled through
from alley and Boren entrance

Clear view through lobby without
columns obstructing path

Canopy integrated lighting

Unobstructed view through towards alley
Highly transparent facade to blur boundary between
street and interior experience

Interior walls shifted to open interior

DRB Recommendation Meeting2 | SDCI Project 3029383

2020 January 21

Gensler

GZI Boren, LLC.
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4.1 Response to Recommendation 1 Comments

Recommendation 1 - Section Perspective View

DRB Recommendation Meeting 2 |

SDCI Project 3029383

2020 January 21

Gensler

GZI Boren, LLC.

Interior program

obstructing view and

direct movement
between Boren and
Alley

Vestibule centered
on structural

grid with column
blocking view

BOREN AVE. @

!

|

\

|

' \\‘ P
s o T
b

R TR

4.1 Response to Recommendation 1 Comments

Street Level

k

Highly transparent
facade to blur

boundary between
street and interior

experience

!lllll__uln pid

o

Recommendation 2 Proposal - Section Perspective View

Clear view through
lobby without columns
obstructing path

DRB Recommendation Meeting 2 |

Interior walls shifted
to open interior

[lluminated
ceiling soffit

ALLEY
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o
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\
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Key Map =
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BOREN AVE. \D

Sculptural blocks

to pulled through
from alley and Boren
entrance
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5.0 Departure

I Departure request over 120' tower width

BOARD SUPPORTS REDUCED
DEPARTURE REQUEST.
|

LEVEL — LEVEL : —

112 , 46 124 __ 46 '
120 44 128 59-0 42 86'-10"
128 42 132 105-1" 42 121-2"
132’ 40 136’ 111-2" 40 122'-6"
136 38 140’ 116'-3" 38 123'-10"
140’ 36 144’ 121'-4" 36 125'-2"
144’ 34 144 126™-6" 34 126'-6"
144’ 32 144’ 126'-6" 32 126'-6"
144’ 30 144 126™6" 30 126'-6"
140’ 28 144 124'-6" 28 126-6"
134 26 144 122'-6" 26 126'-6"
132’ 24 140’ 120-6" 24 126'-6"
128’ 22 136’ 118'-6" 22 126'-6"
124 20 132’ 116-6" | 20 126-6"
120 18 128 114-6" | 18 126"-6"
116’ 16 124 112-6" 16 124'-10"
5 O O D E PA RT U R E Lz 14 120 1190 14 1324
108’ 12 120 117-0" 12 130-8"
104' 10 120’ 115-0" 10 129'-6"
104’ | - 09 b 120’ lﬁ4“3" 09 129-0"

|
|
# ;

BOREN FACADE ANALYSIS ALLEY FACADE ANALYSIS BOREN FACADE ANALYSIS ALLEY FACADE ANALYSIS

r==1
EDG 2 Recommendation 2 Proposal ¢ _ _ 4 SUPPORTED
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Massing Comparison Massing Comparison
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Massing Comparison

Massing Comparison
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Recommendation 2 Proposal

Recommendation 1

EDG 2

EDG 1

55

DRB Recommendation Meeting2 | SDCI Project 3029383 | 2020 January2l | Gensler | GZIBoren,LLC.

| GZIBoren, LLC.

DRB Recommendation Meeting 2 | SDCI Project 3029383 | 2020 January21l | Gensler

54



Massing Comparison Massing Comparison
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Massing Comparison

EDG 1

DRB Recommendation Meeting2 | SDCI Project 3029383

2020 January 21

Gensler

EDG 2

GZI Boren, LLC.

Massing Comparison

Recommendation 1

Recommendation 2 Proposal
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2020 January 21

Gensler

GZI Boren, LLC.
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Building Elevations Building Elevations

10% HEIGHT. LIMIT INCREASE 10% HEIGHT. LIMIT INCREASE

484'-0" 484'-0"

Metal mechanical screen,

Metal mechanical screen,

silver Metal mechanical screen,
S T : . == .I
I [ muAty MAX RESIDENTIAL HEIGHT LI silver | e MAX RESIDENTIAL HEIGHT
Vision glass, clear (Typ.) L 440-0" Vision glass, clear (Typ.) 440-0"
.- Mulli di | ‘ I - L Mullion system, medium I
% % %= ullion system, medium T ‘i ‘ gray (Typ.) %
gray (Typ.) ! [T . .
| T Metal louver vent panel, ! Metal Panel, silver (Typ.)
% % % % % %— Met§I louver vent panel, \J‘\ = medium gray (Typ.)
medium gray (Typ.) .
e = |
Proait el M
. LTI ' ‘ = Metal | |
o Vision glass, clear (Typ.) _7i;:== CTH . N etg ouver vent panel,
% % % % % % Metal Panel, Silver (Typ.) JBEE ]_ e Vision glass, clear (Typ.) L medium gray (Typ.)
= ,_L,i__ l ‘17 1
AT i | if
%E %E% % E%E Il Glass spandrel panel \[ 1% i J ; = ,ﬁ T I,‘;\ Glass spandrel panel —— Glass spandrel panel
NN T i ML il
% ! %_%_ %_ %_ %_ %_% Glass guardrail, clear (Typ.) LTI 3 : - Glass guardrail, clear (Typ.)
a0 [ 8 ) yp. . % o : — g ) yp.
o x = = E%E %E %E %E %E SR 0\ = == )

) | L o (L0 T ; — Glass guardrail, clear (Typ.)
o F — ! O - Metal Panel, Silver (Typ.) A2 g ) yp
A N L ] %‘FWW [T oK ]
=g | AN AN Nl [ 1T g ]

i > [[}— ‘%E %E %E = %E %E F |quﬁ| l I"HI-F 22 % < ' J‘ gl i T i -
Polished metal soffit panel, semi- 0 =TT T . . LI — —_
I ) L] Metal mechanical screen, silver
1 reflective (Typ.) ENIRIEENIE i I
I . . E———— | ][] T ]
1 Metal mechanical screen, silver ——— SIDECAR MAX HEIGHT ) : - == . SIDECAR MAX HEIGHT
. x . ra— .ot A i ] e Metal mechanical screen, I o
= 160'-0 ] medium gray 160'-0
N i ~al | R
=i= iz i: iz &: Metal panel, dark gray (Typ.) Sj E B o @ Metal panel, dark gray
LI AT CI T LT i o © 1 Vision gl Typ. e
‘ = =5 s ision glass, gray (Typ.) o 9 Polished metal soffit panel, semi-
= E%E %E %E %E L~ Fn H
2 Q w B Metal panel, dark gray (Typ.) o~ I reflective (Typ.)
Exposed structural concrete columns = HEd > x '
| || A = A
Ly ‘ . |Las Vision glass, clear (Typ.) nn . . Vision glass, clear (Typ.) i Vision glass, clear (Typ.
SR ; ~ :
NN N AN AN i o o g’ Vision glass, gray (Typ.)
W .
i E%E %E %E %E %E% Landscaped ledges o O Glass spandrel panel o g I Glass spandrel panel
Landscaped 3 o X i
= = e < andscaped cano Qe - </
% % % : 2 P Py = > ' Rl V'S'gn 8'35§v clear (Typ.) = g T l I T [Tl 11 Precast concrete wall
T T I == - Glass canopy, clear e ' Landscaped canopy o W CMU
A N | = 2 ] L S Precastconcretewall ol | ERRARRI] Il p——— Vision glass, clear (Typ) .
Vision glass, clear (Typ.) 0-0"
West Elevation South Elevation East Elevation North Elevation
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Building Elevations

10% HEIGHT. LIMIT INCREASE

484'-0"
_ Metal mechanical screen,
e silver
[ ‘ ‘ ‘ \LJL Vision glass, clear (Typ.) ~ MAXRESIDENTIAL HEIGHT
1T 440'-0"
[TTIT
SamaE Mullion system,
T medium gray (Typ.)
IL e Metal louver vent panel,
T U medium gray (Typ.)
T
[L11
[T
. - Vision glass, clear (Typ.)
T
[TTT
% [L*i = Glass spandrel panel
% ., LLOT L e Glass guardrail, clear (Typ.)
& L]
o X [T
o L1
o5 L
Lo BIER 1]
o
> X
. HEIEIEE il .
; Metal Panel, Silver (Typ.)
- Metal mechanical screen, |ight gray SIDECAR MAX HEIGHT
e BN e RV P V..
. 160'-0"
; © Metal panel, dark gray (Typ.)
W
o g Vision glass, gray (Typ.)
[T
a ; Glass spandrel panel,
- gray (Typ.) Vision glass, clear (Typ.)
. Vision glass, clear (Typ.) Vision glass, clear (Typ.)
Landscaped ledges
%% o ‘ j Precast concrete wall
0 OO OO OO OO OO OU OO OOTOOTUUUUOOUOTRON B eereererererrere fooeee Glass canopy,clear | Lol
0'-0"
West Elevation South Tower Elevation
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Material & Color Palette

MAIN TOWER

Vision glass, neutral silver

Spandrel glass at floor line, blue-gray
Vision glass at amenities, clear

Aluminum mullions, medium gray
Polished metal soffit panel, semi-reflective
Metal louver panel, medium gray

Textured mechanical screen, silver

© N o vk~ W N P

Horizontal metal panel band, silver

DRB Recommendation Meeting 2 | SDCI Project 3029383 | 2020 January2l | Gensler | GZIBoren, LLC.
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Material & Color Palette

CO-LIVING TOWER

Vision glass, gray

Spandrel glass at floor line, gray
Vision glass at amenities, clear
Metal panel, dark gray

Aluminum mullions and canopies, dark gray

AN A A

Corrugated mechanical screen, sliver

I L

CIMTT T

] )

R e - 6

- 4

i 1

: 5
3
2

'\}3'@‘"4. i | L ‘
ﬂ : I I ! [ Ll i l
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Material & Color Palette

GROUND LEVEL

Vision glass, clear

Metal panel, dark gray

Exposed architectural concrete

Ground face CMU at alley

Textured white precast at co-living port cochere
Stone paving

Various plantings, see Landscape in appendix

© N o vk~ W N P

Wood at residential entry portals

DRB Recommendation Meeting 2 | SDCI Project 3029383 | 2020 January 21

Gensler

Residential Entry Portal Co-living Entry Portal Canopy
2,7 2,7 217
[ S R EImmIEEl L !!!!/\.!!!
QLI (T nilnil !
— i R = =P - = = -
o :_}2, i f» ] | i K ,‘_& LH il ‘ g..
t 1 11 !tm?ﬁ
i 3
g

GZI Boren, LLC.

Boren Avenue

Canopy 2,7

Stewart Street

6 Stone paving

Material & Color Palette

UPPER LEVEL AMENITIES

Vision glass, clear

Aluminum mullions, medium gray
Metal panel, dark gray

Exposed concrete

Unit paving on pedestal

AN A A

Various plantings, see Landscape in appendix

5 terrace floor

1

[
[t

L L1/ | 36

5 terrace floor
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Landscape

GROUND LEVEL

Landscape

Concrete paving, Seattle standard sidewalk

Plank paving - Pedestrian, sandblast finish with 1' jointing
Concrete paving at alley, tine finish

Right-of-way planting

Existing trees to remain

Proposed trees, Japanese Stewart

Planters in right of way (metal), 18" high, vertical sides

Street sculpture / seating, stone or similar

0 0 N o Uk WM

Vertical split stones up to 36" tall
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Landscape

NANCRL AV

Landscape Plan at Main Entry

DRB Recommendation Meeting 2 |

SDCI Project 3029383

2020 January 21

Gensler

GZI Boren, LLC.

Street canopy and planting

Landscape

Property line

| Boren Ave | R.O.W. Planting | Sidewalk | Building entry

Sidewalk Section at Boren Avenue

Landscape Plan at Alley Entry

70"

20"

———— Property line

Pedestrian walk

56"

Clear zone

Alley

setback:

Sidewalk Section at Alley

DRB Recommendation Meeting 2

SDCI Project 3029383

2020 January 21

v Vertical split stones up to 36" tall

Gensler

GZI Boren, LLC.
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Landscape

LEVEL 08 TERRACE

. Unit paving, concrete pavers on pedestal 7. Screen planting

. Wood decking, black locust on pedestal 8. Cut stone boulders

. Terrace / Overlook 9. Green canopy

10. Landscape terraces (not for occupying)

. Ornamental planting on terraces (not shown)

1

2

3

4. Bioretention
> 11. Dog run
6

. Signature tree

DRB Recommendation Meeting 2 | SDCI Project 3029383 | 2020 January2l | Gensler | GZIBoren, LLC.

Landscape
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Landscape

SIDECAR ROOF TERRACE

1. Screening planter with bamboo

2. Trellis with planting

S N\\\NYRERaryyrrsz

T

LLELEETRLY |
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Landscape

DN
STAIR 4

ELEVD
4000# (FSA)

ELEVE
4000# (FSA)

LEASING
OFFICE
= 0904

i
L]

CO-LIVING
ELEV.

LoeBY

ELEV H2 ELEV H1
3500# 3500#
H2 H1

DRB Recommendation Meeting 2
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Landscape Landscape

LEVEL 44 TERRACE

. Unit paving, Concrete pavers on pedestal

. Wood decking, Black locust on pedestal

. Architectural wind screen . E—

[

N w N =

. View terrace / Overlook

i

|
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Exterior Lighting

Co-Living Tower Top
Bamboo Screen - Uplights
highlighting bamboo

Columns - Narrow optic
downlights emphasize

exposed columns on the
terrace and street levels

Grass Planters - Linear
lights along terrace and
canopy planter bases make
the green canopies glow

78 DRB Recommendation Meeting 2 | SDCI Project 3029383 | 2020 January2l | Gensler | GZIBoren,LLC.

Balconies - Direct-view
linear light along shifting
balcony edges
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Exterior Lighting

ML | ‘;‘. | Illllﬁ al

i X

Columns - Narrow
optic downlights
emphasize exposed
columns along the
street front and alley
drop-off.

Canopies - Linear
direct-view down
lights provide
general illumination
along sidewalks

Luminous Ceiling -
Back lit glass ceiling
over the drop off
creates a bright, safe
alley-side presence.

DRB Recommendation Meeting 2 |

Textured Wall -
Linear ingrade
grazers accentuate
the textured wall,
pulling pedestrians
from the street into
the alley.

SDCI Project 3029383 | 2020)January2l | Gensler | GZIBoren, LLC.
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Exterior Lighting Plan

Exterior Lighting Plan

e Split Rocks -

Canopies - Linear
direct-view down
lights provide
general illumination
along sidewalks on
both glass and solid
canopies.

DRB Recommendation Meeting 2 |

SDCI Project 3029383

2020 January 21

g Soffit Downlights -

Round downlights
illuminate from soffits
in front of the garage,
loading dock, and exit
doors.

Gensler | GZIBoren, LLC.

Wall Sconce -
Boulders split in two Mullion-integrated
glow from within wall sconces

using an ingrade
uplight.

Columns - Narrow
optic downlights
emphasize exposed
columns along the
street front and alley
drop-off.

Luminous Ceiling -
Back lit glass ceiling
over the drop off
creates a bright, safe
alley-side presence.

G Textured Wall -

Linear ingrade
grazers accentuate
the textured wall,
pulling pedestrians
from the street into
the alley.

e Door Sconce - Subtle

wall sconces provide
exit lighting over
doors without soffits
or canopies.

0 Grass Planters -

Linear lights along
terrace and canopy
planter bases make
the green canopies
glow

g Toe Kick Lighting - Toe

kick lights around the
perimeter of the Yoga
Deck provide mood
lighting.

DRB Recommendation Meeting 2

provided egress
illumination at
doors.

e Tree Uplights -

Stake-mounted
bullet lights uplight
key trees.

Downlight - Small
downlight in the
soffit over the door
gives egress exit
light.

G Handrail Light -

Lights integrated
into handrails cast
perimeter deck
lighting.

e Steplights -

Steplights mounted
in solid walls and
planters provide low
level deck lighting.

SDCI Project 3029383 | 2020 January 21

Gensler

GZI Boren, LLC.
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Exterior Lighting Plan Signage Concept

Boren Facade

0 Multiple Downlights
- Multi-headed
downlights in linear
channels recessed in :
the overhead canopy |
provide general
illumination on the
roof terraces.

Inspiration
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Retail brand blade sign mounted below
canopy
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| Residential tower brand sign over entry
| | portal and address numbers mounted
‘ | ‘ | [ ‘ | | ' ’ below canopy or integral to portal
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‘ i ‘ | Main building sign location mounted at
| — : canopy
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Cowork identity sign mounted at canopy s s
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Signage Concept

Stewart Facade
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Inspiration

: : o =4 e : : mounted off facade facing Boren
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Three dimensional co-work and co-living brand
sign post mounted off facade facing Boren

Three dimensional parking sign post

Restaurant blade sign mounted below
canopy
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Signage Concept

Alley Facade
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DRB Recommendation Meeting 2

Inspiration

Studio
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Studio Labs
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Restroom
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Coat Check

Three dimensional co-work and co-living brand
sign post mounted off facade facing Boren

Three dimensional parking sign post
mounted off facade facing Boren

Co-work and co-living brand sign
post mounted at entry

Garage parking sign with height indicator
bar
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