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13th & F: Architectural Narrative 
 
The 10,015-SF site is located at the intersection of 13th Street and F Street in the East Village 
neighborhood of downtown San Diego.  The proposed site and a few surrounding sites are 
owned by Foster Investment Corp.  The development’s goal is to provide a mixed-use residential 
development that complements the surrounding community while providing a unique and high-
quality housing product that is desired by a wide range of users.  
 
The building is rectangular in shape with the longest dimension along the east (and west) 
property line. A fifteen-foot setback is maintained from the fault line along 13th Street to adhere to 
the fault line restrictions.  The setback area is used to enhance the landscaping and hardscaping 
of the project resulting in a large exterior open space on the ground level.  The shape and 
location of the site lends itself for optimal views to the south and west.  In addition to the exterior 
open space at ground level, the design incorporates an indoor/outdoor eighth level roof terrace 
with unobstructed views of the future East Village Green, downtown San Diego and Coronado 
beyond.  
 
The main vertical circulation has been placed central to the building mass to optimize the footprint 
and efficiency of each level.  Levels have been stacked for ease in construction, time, budget and 
material.   
 
The modern architectural style is reflected in the clean lines and form of the building. The 
integration of angled projections creates interest to an otherwise rectangular form. The 
continuous double-height storefront system wraps the ground level along the 13th and F Street 
intersection while expansive window walls adorn the units on levels three through eight in the 
tower above.  The units along the west elevation cantilever above the exterior open space 
resulting in an eye-catching display of building structure and form.  A metal and wood roof canopy 
caps the eighth level roof terrace, creating a point of interest along the southwest building corner.  
 
The material palette displays an organized and linear arrangement comprised of storefront 
glazing, window wall system, metal composite panels, fiber cement panels, board formed and 
natural concrete, wood composite ceiling panel and cement plaster. The ground level is equipped 
with a storefront glazing system to maximize daylighting and transparency resulting in an 
enhanced user experience. Board formed concrete and composite wood ceiling panel help accent 
and articulate the project to give a sense of tactility and depth.  Textured gray-colored fiber 
cement defines the southwest building corner and backdrop for the southeastern projection to 
help distinguish the massing as well as complement the sleeker metal paneling.  Wood ceiling is 
carried from underside of the cantilevered podium to the canopy structure above. The resulting 
architecture creates a modern landmark that sits at the edge of East Village and the downtown 
San Diego skyline. 
 
The efficiency of systems, construction, material and floor plans all aid to make the project more 
sustainable.  Solar roof panels are planned to offset the building’s electrical demand.  The various 
open spaces created for residents are diverse enough to allow for individual and social uses.  The 
landscaping will be low maintenance, a drought tolerant species, and shade tolerant as needed. 
The foliage and fauna will be used to break-up the diverse social spaces throughout the exterior 
open spaces.  The landscaping and hardscaping will introduce a connection to nature in the midst 
of the busy downtown setting. 
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13th & F:  Project Description 
 
The project is sited in the northeast corner of the intersection of 13th Street and F Street in the 
East Village neighborhood of downtown San Diego.  The site consists of two adjacent parcels 
totaling approximately 10,000-SF and is currently improved with a slab-on-grade single story 
commercial building and an at-grade parking area.  The neighboring building along the eastern 
portion of the block, Urban Discovery Academy, is a public charter school serving TK through 8th 
grade.  Abutting the site to the north is an at-grade parking area.  The lots to the north end of the 
block along 13th Street and E Street are comprised of low-rise residential, hospitality, and 
commercial properties.   The proposed East Village Green is located on the blocks directly south 
and southeast of the site. 
 
The proposed project is an 87-unit mixed-use residential development consisting of a five-story 
Type III wood-frame structure over a three-story Type I concrete podium. All 87 units are market-
rate studio rentals that range in size from 350-SF to 460-SF. 
 
The 54,830-GSF development is an eight-story mid-rise tower.  The 21-foot-high ground level 
contains the residential lobby, leasing office and support areas and separate commercial space. 
The main residential and commercial entries are located off 13th Street.  The second level 
overlooks the southwest corner of the commercial space and contains residential amenities 
including a fitness room, co-work room, and multipurpose rooms.  The eighth level contains a sky 
lounge with adjacent outdoor terrace for resident use.   
 
Each unit will have its own washer/dryer. Two elevators and two stairways serve as the main 
circulation for the building. 
 
The project is a single tower designed with modern articulations along each façade to help break 
up the massing.  The building façade on the 21-foot-high ground level consists of a clear glass 
metal storefront glazing system paired with board formed concrete to accent the system. The 
transparency will create a comfortable environment for pedestrians on the street and a sense of 
openness for those enjoying the indoor residential/commercial areas and neighboring outdoor 
plaza on the ground level.  The second level is pulled back to accommodate the 21-foot-high 
ground level experience.  The third level introduces a window wall system that will continue to the 
top of the building.   
 
The exterior material palette is comprised of both sleek and textural materials including black-
colored metal composite paneling, gray-colored fiber cement paneling, and neutral shades of 
smooth cement plaster.  The material composition generates a dynamic exchange of materiality 
and architectural styling that complements the existing context while looking toward the future.   
 
It is the goal of the owner, developer and the design team to elevate the living and environmental 
standards for this type of housing project through architecture. 
 
 
 
 
 
 
 
 

JWDA 



100

SAN DIEGO DOWNTOWN DESIGN GUIDELINES

4.4.4 
Building Massing: Street Wall
Buildings that frame and define the street and 
express a fine-grain character contribute to the 
quality of the public realm and the pedestrian 
experience. Well-articulated and detailed street 
walls are important to the fabric of the city 
and help to establish a human-scale urban 
experience.

Guidelines

•	 4.4.4.A Buildings should incorporate a variety 
of vertical and horizontal modulations to 
develop distinct architectural volumes, break 
up monotonous volumes and create a fine-
grain character.

•	 4.4.4.B	Buildings along all streets should 
have a minimum street wall height of 45 
feet, consistent with the PDO regulatory 
requirements.

•	 4.4.4.C For buildings along Main Streets 
and within the Fine-Grain Overlay District, 
the street wall building facades should 
be architecturally modulated to express 
the rhythm and fine-grain character of 
downtown’s historic core, generally with 
volumes or architectural bays that are 50-100 
feet in width.

Buildings with a well-composed variety of vertical and 
horizontal modulations and distinct architectural volumes break 
up the massing of large projects. Above, San Jose, CA

Horizontal Plane Modulation

Vertical Plane Modulation

Vertical + Horizontal Plane Modulation

Figure 4.8 Street Wall
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4BLOCKS AND BUILDINGS

4.5.9
Building Materials

Guidelines

•	 4.5.9.A	The building base should be clad 
in durable upgraded materials such as 
stone, tile, metal, brick, concrete and glass. 
Insulated paneling systems and stucco are 
strongly discouraged in commercial projects 
and the ground floor of residential projects. 
Designated historical resources are exempt 
from this standard and should utilize materials 
consistent with the historical designation of 
the site.

•	 4.5.9.B The building base’s upgraded materials 
should extend to within 1 inch of finish 
sidewalk grade, and these materials should 
wrap corners of exposed interior property line 
walls a minimum of 5 to 10 feet. 

•	 4.5.9.C	Exit corridors, garage openings, 
loading docks, and all recesses should provide 
a finished appearance to the street with street 
level exterior finishes fully wrapping into the 
openings to a minimum dimension of 10 feet. 
Utility rooms and exit corridors should have 
decorative doors and that are integrated into 
the design of the adjacent street wall. Loading 
dock doors should provide full screening of the 
loading dock area, and use such materials as 
translucent glass or decorative metal.

Building design should use a durable upgraded material 
for the building base. Above, San Diego, CA.

Building design should incorporate quality materials and 
architectural elements, such as a well-defined building 
base and glazed facades and balconies, to create a 
people-oriented development.  Above, Portland, OR.

Building design should use high standard materials 
to avoid weathering and staining, and minimize 
deterioration.
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SAN DIEGO DOWNTOWN DESIGN GUIDELINES

4.5.10
Blank Walls

Guidelines

•	 4.5.10.A Blank walls on the ground level 
or on façades of buildings are to be limited 
to provide a pleasant and rich pedestrian 
experience. Blank walls include any street wall 
area that is not transparent, including solid 
doors and mechanical areas.

•	 4.5.10.B Unavoidable blank walls along public 
streets or those viewed from public streets, 
open spaces and thoroughfares should be 
treated to create an inviting visual experience. 
All blank wall area should be enhanced with 
architectural detailing, material texture, 
ornamentation, landscape treatment and/or 
artwork. 

Blank walls at street-level should be treated through 
use of rich and textured materials, color, and 
landscape materials. Top, Portland, OR; bottom, San 
Diego, CA.

Unavoidable blank walls viewed from public streets 
should be enhanced with architectural detailing, 
material texture, and other devices. Above, San 
Diego, CA.
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