
UP275.01
Building Area: (sf)
707,000 SF

Cost per Square Foot: 
TBD

Construction Cost
TBD

Date of Completion:
Design Completion 
January 2020

Program Summary:
This urban mixed-use development project is conceived as part of a 
larger master plan set within a historic waterfront warehouse district 
of a New England metropolis.

Program Statement:
The building will have multiple front doors and important connections 
across major arterials. The building is anticipated to have one level 
of retail at the ground floor with a retail-lined public passageway 
running east-west through the building. Levels two and three will 
house a performing arts venue with lobby space on the ground floor, 
and commercial offices above. The performing arts venue will be 
used by local arts institutions and will provide a new space for 
performances to be enjoyed by both tourists and locals. 
The project is organized around a central carved void – at ground 
floor the passage locates all of the lobby spaces within a sheltered, 
sculptural volume, starting at the second floor the carve defines the 3 
performing arts venues, placing the largest venue on one half of the 
divide and the 2 smaller spaces on the other half, ascending from 
levels 4-16 all of the core elements for the prime offices spaces fall 
within the cleavage, and finally from levels 17-20 the form pulls apart 
to create several ultra exclusive office plates.



UP275.02
Rendering: Urban Corner

The new development anchors the 
corner between the historic 
warehouse district and the new 
master plan beyond

Set backs carved at 80’ in elevation 
relate to adjacent cornice lines while 
the projects dramatic cleavage 
breaks the massing down to the 
scale of the neighborhood.



UP275.03
Context Model

The project is situated on the corner 
of an important urban block. Bound 
by the historic warehouse district to 
the west and the new masterplan to 
the east, the project navigates its 
context through massing and 
materiality.



UP275.04
Site Plan

An open air, retail line passage pulls 
pedestrians from the busy urban 
corner into the tranquil landscaped 
square defined by the new master 
plan.

Lobby entrances are located along 
the passage in order to provide 
sheltered access to the spaces 
beyond and to activate the passage 
during peak and non-peak hours.

The passage is carefully placed to 
coincide with the juncture between 
two warehouse buildings across the 
street – anchoring the footprints in 
the historic neighborhood.



UP275.05
Floor Plans

Public spaces are located on levels 
1-3. An active retail ground floor has 
multiple “corners” thanks to the 
carved passage which defines the 
bi-part massing.

Levels 2 and 3 house a flexible set 
of performance venues of varying 
sizes. Lobbies and cafes are 
oriented to the central park beyond 
while the performance venues are 
nested within the floor plate.

Prime office space emerges on level 
4 and 5 where a hybrid floor plate 
strategy zones half of the plate for 
office and half of the plate is given 
over to the performing arts venues 
back of house operations.

Starting at level 5, all floor plates are 
fully utilized for prime office space.



UP275.06
Floor Plans



UP275.07
Elevation Top : West
Elevation Bottom: South

The West elevation navigates the 
primarily masonry historic edge of 
the site by utilizing a primarly stone 
louver clad glazing system. Crossing 
the cleavage, a carved set back 
reveals a fully glazed façade more in 
keeping with the new development 
down the street.

For the South elevation, the massing 
leans back from the central park 
space to allow daylighting to 
penetrate the site while also framing 
the entrance to the masterplan.



UP275.08
Elevation Top : East
Elevation Bottom: North

The East and North elevations are 
primarily stone louvers in front of 
glazing. The use of natural materials 
complements the central park 
setting. The ground floors are 
generously glazed to reveal the retail 
life within the base of the building.



UP275.09
Rendering : Office Lobby + West 
Passage

The project’s façade incorporates 
extensive granite cladding elements. 
The split face granite fins provide 
solar shading while the primarily 
solid granite base is carved to reveal 
active retail areas. Sourced from 
Fletcher Granite, one of the last 
quarries operating in the North East 
– the Chelmsford Grey Granite roots 
the building in its context. By 
resisting the status quo of all glass 
office blocks, the use of solid granite 
materiality allows the project to 
negotiate between the historic 
neighborhood comprised of heavy 
masonry factory buildings and the 
new high tech master plan beyond.



UP275.10
Program Diagram

The program is organized around 
the central cleavage



UP275.11
Massing Diagram

Project explorations considered 
edge alignment, height datums, solar 
penetration, and a 80 ft set back.



UP275.12
Rendering: Central Park

The building appears singular, 
sculptural and primarily clad in stone 
as seen from the new central park 
bound by the master plan 
development. 

Glazing is strategically oriented at 
ground level to activate the park and 
signal the entrance to the performing 
arts venue.



UP275.13
Rendering: Performing Arts Lobby + 
East Passage

The central passage creates 
additional activated corners which 
would not traditionally be available in 
dense mixed use urban 
developments.

Aligned at the junction between the 
central passage and the park space 
beyond, the performing arts lobby 
pulls people from the ground up to 
levels 2 and 3.



Project Name:
New England Mixed-Use Development

Project Location:
New England, USA

Owner/Client:
Withheld at request of owner – Design 
Competition

Architect(s) of Record:
(names and addresses)
Trahan Architects
701 Poydras Street 
Suite 150 P
New Orleans, LA, 70139

Project Team:
Trey Trahan, FAIA
Leigh Breslau, AIA
Robbie Eleazer, AIA
Ana Durao
Jarri Hasnain
Shelby Downs
Tony Schonhardt, AIA
Ryan Barnette
Conner Bryan

Landscape Architect:
NA

Consultants:
Bloom Images – Renderings
ARUP – Structural/MEP Engineering
ARUP – Acoustic Consultants

General Contractor:
NA

UP275.14Photographer(s):
(please list which specific slides get credited to each 
photographer(s) listed). 

Slides: 2 ,9,13,14 – Renderings, Bloom 
Images

Slides: 4-8, 11-12 – All drawings, Trahan 
Architects

Slides: 2 – Photography, Robbie Eleazer
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