
1132 Bishop 
Location   Honolulu, HI

Size    637,000 SF

    25 stories  

    Average Floor Size: 19,000 SF

Built     1989-91

Proposed   493 Apartments @ 622SF Average

Target Demographic 80-120% AMI

Construction Cost  $120M

Client    Douglas Emmett

Strategy     – DE own multiple office buildings in DT Honolulu. By removing 

1132 from market they could drive up demand for remaining 

office stock.

 – Approach project as multi-year build out: Giant T.I Project

 – Re-use existing building mechanicals

 – Re-use elevators despite redundancy (could re-convert in future)

 – No operable vents ($950/vent)

Phase 1 
 –  98 Units on levels 8,9,16 and 17
 –  Single Amenity Space on Level 1 (North 
Lobby, Retail, Leasing)

Phase 1A 
 –  5 Units on level 2
 –  Additional Amenity on Levels 1 and 2 (South 
Lobby, Co-working, Fitness, Resi-only Lobby)

Phase 2
 – 71 Units on levels 3, 7 and 12

Phase 3
 – 391 on remaining floors
 – Built out depending on buyout or end of 
current tenant leases
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0 15’ 30’

09_27_2018 34

1132 BISHOP  
 

|   UNIT PLANS  |   JR. ONE BEDROOM 512 SF 
 

BEDROOM
10'-0'' X 8'-4''

BATHROOM
8'-6'' X 6'-5''

DINING/LIVING
14'-2'' X 11'-4''

KITCHEN
9'-4'' X 8'-4''

CL
2'-1''LF

CL
5'-0'' LF

3RD FLOOR
4TH FLOOR
5TH-6TH FLOOR
7TH-9TH FLOOR
10TH-11TH FLOOR
12ND FLOOR
15TH-16TH FLOOR



0 15’ 30’

09_27_2018 68

1132 BISHOP  
 

EXISTING VISION 
GLASS

OPERABLE UNIT, 
DOUBLE-GLAZED

ALUMINUM EXTRUSION 
TO CLOSE SILL AT FLOOR

HINGE

EXTRUSION TO REPLACE 
SPANDREL AND CREATE 
WEATHER SEAL

OPERABLE UNIT 
FRAMING - ZERO 
SIGHT-LINE

EXTRUSION TO REPLACE 
SPANDREL AND CREATE 
WEATHER SEAL

EXISTING CONDITION PROPOSED CONDITION

|   OPERABLE WINDOW UNITS 
 



0 15’ 30’

BATHROOM
8'-11'' X 10'-0''

DINING/LIVING
12'-6'' X 12'-11''

CL
9'-6'' LF

CL
6'-0'' LF KITCHEN

8'-1'' X 9'-6''

BEDROOM
9'-6'' X 10'-3''

3RD FLOOR
4TH FLOOR
5TH-6TH FLOOR
7TH-9TH FLOOR
10TH-11TH FLOOR
12ND FLOOR

09_27_2018 35

1132 BISHOP  
 

|   UNIT PLANS  |   JR. ONE BEDROOM 552 SF 
 



09_27_2018 71

1132 BISHOP  
 

2017 Solomon Cordwell Buenz

SOUTH ELEVATION EAST ELEVATION

|   OPERABLE WINDOWS AND DOORS 
 

operable windows 
or swing doors

glass
railing

EXISTING BUILDING 
IN FOREGROUND
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South Lobby

005.2502.000Design Presentation   |   1132 Bishop   |   Honolulu, HI   |  17 APRIL 2020

Coworking 

005.2502.000Design Presentation   |   1132 Bishop   |   Honolulu, HI   |  17 APRIL 2020

Fitness
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Resident’s 
Lounge



 – Giant TI approach requires acceptance of inefficient core, large  
      contingency (15%?) versus total demolition and rescan/measure.
 – Unit layouts based on existing structure, accept unusual/creative   
      planning
 – Engage architect, contractor, and code consultant early on
 – Mixing office and residential tenants in same elevator cab OK  
     (feedback rec’d)
 – Early study of building system capacities, condition/age, energy  
     code implications in addition to typical due diligence

Lessons
Learned



Tribune Tower 
Conversion 
Location  Chicago, IL 

Size  950,000 SF 

34 stories 

162 condominiums      

Client  CIM Group / Golub & Company 

Strachan Forgan
Snapshot
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UNIT 715
2 BEDROOM

1,905 SF

MASTER 
BEDROOM 

13'-7" x 16'-3"

MASTER
BATHROOM
15'-3" x 9'-8"LAUNDRY

10'-9" x 7'-3"

POWDER
6'-7" x 5'-6"

AV
LIVING / DINING 
23'-11" x 13'-4"

FOYER
5'-5" x 5'-10"

LIVING / DINING
24'-9" x 14'-8"

MASTER 
BEDROOM 

13'-8" x 16'-3"

W.I.C.
5'-0" x 6'-6"

MASTER 
BATHROOM
9'-3" x 15'-11"

KITCHEN
10'-4" x 14'-0"

FOYER
5'-6" x 5'-9" LAUNDRY

9'-11" x 7'-0"

BEDROOM
12'-5" x 11'-0"

POWDER
6'-7" x 5'-5"

BATHROOM 
6'-10" x 6'-9"

AV
CL

BATHROOM
6'-10" x 6'-9"

KITCHEN
10'-4" x 14'-4"

W.I.C. 
8'-9" x 9'-5"

CL

CL

BEDROOM 
14'-5" x 10'-3"

W.I.C
6'-7" x 6'-4"

CL

BALCONY
16'-9" x 7'-4"

MASTER 
BEDROOM

14'-0" x 15'-10"

CL

W.I.C.
5'-4" x 7'-10"

LIVING / DINING
30'-3" x 15'-10"

AV

POWDER
3'-8" x 7'-9"

CL

KITCHEN
14'-11" x 10'-4"

BEDROOM
12'-4" x 15'-2"

BATHROOM
6'-10" x 9'-1"

LAUNDRY

W.I.C.
5'-10" x 7'-8"

MASTER 
BATHROOM
10'-8" x 11'-1"FOYER

6'-5" x 10'-8"

UNIT 701
1 BEDROOM

1,634 SF

AMENITY

MASTER 
BEDROOM 

14'-5" x 13'-4" MASTER 
BATHROOM 
11'-4" x 10'-8"

FOYER
6'-0" x 7'-7"

FAMILY
17'-0" x 23'-4"

KITCHEN
9'-9" x 21'-2"

CL
POWDER

6'-10" x 6'-11"

LAUNDRY
13'-4" x 7'-5"

BATHROOM
6'-10" x 6'-9"

W.I.C
7'-9" x 6'-2"

BEDROOM
12'-7" x 10'-2"

DEN / BEDROOM
12'-2" x 14'-1"

BATHROOM
7'-7" x 6'-9"

CL

AV

CL

W.I.C
9'-6" x 5'-8"

LIVING / DINING
26'-10" x 21'-7"

TERRACE

POOL - 75' x 14'

NEW COLUMNS

POOL 
EQUIP. 
ROOM

MEN'S CHANGING 
ROOM

WOMEN'S 
CHANGING ROOM

RESIDENTIAL 
EXHAUST AIR 
SHAFT 

UP 
5'-0"

TERRACE 
VESTIBULE

POOL LOBBY

OUTDOOR KITCHEN

UNISEX
RESTROOM

LO
C

KE
R

S

SLIDING DOORS

SERVICE W ALKW AY

RAISED PLANTER

ZERO DEPTH GUTTER

ZERO DEPTH GUTTER

SLIDING DOORSSLIDING DOORS

RESIDENTIAL 
EXHAUST AIR 
SHAFT 

CLERESTORY ABOVE

NEW COLUMNS

LOCKERS

ROOF TRELLIS 
ABOVE

MASTER 
BEDROOM

14'-0" x 16'-4"

CL

W.I.C.
5'-4" x 7'-4"

LIVING / DINING
31'-1" x 15'-10"

AV

POWDER
3'-10"x7'-10"

CL

KITCHEN
15'-4" x 9'-10"

BEDROOM
12'-8" x 15'-10"

BATHROOM
7'-3" x 8'-3"

LAUNDRY

W.I.C.
6'-6" x 7'-1"

MASTER 
BATHROOM
10'-8" x 11'-1" FOYER

6'-4" x 10'-11"

UNIT 413-813
2 BEDROOM

2,000 SF

UNIT 309-809
2 BEDROOM

1,635 SF

UNIT 310-810
2 BEDROOM

1,761 SF

UNIT 502-1102
3 BEDROOM

3,251 SF

MASTER
BEDROOM

17'-8" x 12'-7"

MASTER 
BATHROOM
11'-1" x 10'-8"

W.I.C.
6'-5" x 7'-1"W.I.C.

8'-0" x 5'-10"

FOYER
13'-5" x 6'-3"

POWDER
7'-0" x 5'-11"

LAUNDRY
10'-10" x 6'-7"

BEDROOM
13'-3" x 14'-8"

BATHROOM
7'-0" x 6'-10"

CL

LIVING / DINING
36'-10" x 21'-5"

KITCHEN
13'-8" x 18'-0'

BATHROOM
6'-11" x 7'-7"

BEDROOM
14'-7" x 12'-7"

CL

CL CL

CL

CL

MASTER 
BEDROOM 

12'-8" x 16'-2"

DEN 
8'-3" x 9'-2"

MASTER 
BATHROOM 
10'-8 x 11'-0"

POWDER 
8'-11" x 3'-8"

LAUNDRY 

KITCHEN
10'-1" x 16'-3"

LIVING / DINING
20'-1" x 22'-0"

FOYER 
5'-10" x 10'-0"

AV

W.I.C.
5'-2" x 9'-4"

BALCONY
16'-9" x 7'-4"

LIN

UNIT 412-812
1 BEDROOM

1,678 SF

CL

MASTER 
BEDROOM 

13'-10" x 13'-1"

DEN 
9'-8" x 13'-1"

MASTER 
BATHROOM 
10'-8" x 11'-0"

POWDER 
9'-0" x 3'-10"

LAUNDRY KITCHEN
11'-4" x 10'-2"

LIVING / DINING
20'-6" x 20'-0"

FOYER 
5'-10" x 7'-11"

AV

W.I.C.
5'-0" x 9'-10"

UNIT 311-811
1 BEDROOM

1,666 SF

LAUNDRY
6'-7" x 11'-7"

MASTER 
BEDROOM

17'-9" x 15'-6"

MASTER 
BATHROOM
11'-2" x 10'-7"

POWDER 
8'-1" x 3'-10"

FOYER 
9'-7" x 6'-9"

BATHROOM
7'-0" x 6'-10"

BEDROOM
12'-0" x 11'-7"

KITCHEN
16'-1" x 10'-6"

LIVING / DINING
19'-3" x 18'-0"

CL

W.I.C.
6'-8" x 7'-7"

W.I.C.
5'-5" x 6'-3"

W.I.C
6'-2" x 6'-11"

CL

BALCONY
7'-5" x 17'-6"

MASTER
BEDROOM

21'-2" x 13'-7"

MASTER 
BATHROOM
12'-0" x 11'-2"

FOYER
5'-10" x 7'-2"

POWDER
7'-10" x 3'-10"

LAUNDRY

LIVING
21'-6" x 18'-9"

KITCHEN
14'-7" x 9'-6"

W.I.C.
8'-4" x 8'-11"

FOYER
9'-0" x 6'-3"

GALLERY
10'-11" x 18'-5"

DINING
11'-11" x 9'-4"

LIN

EAST PARCEL TERRACE 
80'-0"SUNDECK 

80'-3"

CL

AV

BATHROOM
7'-7" x 6'-11"

LIVING/DINING
24'-8" x 23'-1"

BEDROOM
11'-7" x 11'-10"

W.I.C.
12'-4" x 6'-1"

POWDER
8'-10" x 3'-10"

AV
CL

BEDROOM
16'-10" x 13'-10"

KITCHEN
14'-0" x 21'-0"

MASTER 
BEDROOM

15'-2" x 14'-10"

MASTER 
BATHROOM

12'-10" x 10'-5"

LAUNDRY
9'-5" x 8'-10"

BATHROOM
7'-3" x 6'-9"

CL

LIN

W.I.C.
7'-4" x 6'-11"

BALCONY
16'-9" x 7'-4"

GLASS 
GUARDRAIL SIGN EXTENTS

POOL

W.I.C.
10'-7" x 5'-8"

CL

CL

CL

KITCHEN
15'-1" x 10'-4"

FOYER
9'-0" x 5'-10"

MASTER 
BEDROOM

13'-8" x 15'-6"

CL
LIVING/DINING
15'-7" x 16'- 7"

MASTER 
BATHROOM

12'-11" x 10'-7"

POWDER
5'-0" x 6'-4"

AV

LAUNDRY

UNIT 705
1 BEDROOM

1,354 SF

W.I.C.
5'-10" x 7'-0"

UNIT 708
3 BEDROOM

2,952 SF

IDF

TRASH

ELEC.

RESIDENT 
STORAGE

285 SF

ELEC.

M
EC

H

TRASH

CL

AV

CL

AV

CL

UNIT 714
2 BEDROOM

1,973 SF

UNIT 703
3 BEDROOM

3,233 SF

119 SF 119 SF 119 SF

132 SF

15
' - 

10
 7/

8"

D

A B C

F G

UP 
5'-0"

UNISEX
RESTROOM

JAN.

R E D E V E L O P M E N TDESIGN DEVELOPMENT
LLEEVVEELL  0077

09/28/2017 2016044

4 80TRIBUNE
TOWER

RESIDENTIAL PLANNING 01/27/2020 | 2016044R E D E V E L O P M E N T
TRIBUNE TOWER 

RESIDENTIAL PLANNING

LEVEL 7
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LAUNDRY
11'-10" x 6'-10"

FOYER
7'-6" x 10'-3"

POWDER
6'-10" x 6'-7"

MASTER 
BEDROOM

17'-8" x 13'-9"

CL

KITCHEN
13'-8" x 19'-5"

LIVING / DINING
37'-0" x 22'-5"

BEDROOM
16'-3" x 12'-2"

BATHROOM
6'-9" x 6'-10"

CL

BEDROOM
24'-1" x 13'-10"

BATHROOM
7'-7" x 7'-11"

W.I.C.
6'-4" x 7'-3"

BATHROOM
7'-0" x 6'-10"

FOYER
13'-5" x 5'-4"

POWDER
6'-10" x 5'-11"

LAUNDRY
10'-10" x 6'-7"

W.I.C.
8'-0" x 6'-6"

LIVING / DINING
36'-10" x 21'-7"

KITCHEN
14'-1" x 18'-1"

BEDROOM
13'-7" x 12'-5"

W.I.C.
13'-1" x 6'-9"

MASTER
BEDROOM

17'-8" x 13'-5"

AV

MASTER 
BATHROOM
9'-2" x 10'-8"

AV

CL

UNIT X02
4 BEDROOM

3,906 SF

CL

CL

BEDROOM
13'-3" x 14'-8"

CL

CL

CL

CL

BATHROOM
6'-9" x 8'-0"

W.I.C.
11'-0" x 6'-11"

CL

DEN /  BEDROOM
17'-2" x 15'-6"

BATHROOM
7'-0" x 7'-11"

MASTER 
BATHROOM
9'-6" x 10'-8"

CL

CL

CL

LIN

FOYER
9'-0" x 7'-1"

CL

POWDER
8'-5" x 3'-10"

CL

BEDROOM
12'-10" x 10'-7"

BATHROOM
7'-3" x 6'-10"

LIVING / DINING
20'-5" x 39'-0"

KITCHEN
16'-8" x 16'-2"

MASTER 
BATHROOM
11'-0" x 12'-8"

BATHROOM
6'-2" x 6'-9"

LAUNDRY

DEN / BEDROOM
13'-0" x 14'-10"

W.I.C.
6'-5" x 11'-0"

MASTER 
BEDROOM

14'-7" x 17'-10"

CL

CL

AV

GALLERY
15'-8" x 7'-0"

W.I.C.
7'-2" x 7'-2"

CL

UNIT X03
3 BEDROOM

3,345 SF

M
EC

H

TRASH

ELEC.

UNIT X01
3 BEDROOM

3,219 SF

D

A B C

F G

R E D E V E L O P M E N TDESIGN DEVELOPMENT
LLEEVVEELLSS  1133--1144
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RESIDENTIAL PLANNING

LEVELS 13 - 14
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All floorplans shown are for illustrative purposes only. Floorplans may not depict final design of units as constructed and may not be 
drawn to scale. All sketches, renderings, materials, plans, specifications, terms, prices, conditions and statements, including estimated 
time frames and dates, contained herein are proposed only, and developer reserves the right to make modifications in its sole discretion 
and without prior notice. All photographs and renderings are merely intended as illustrations of the activities and concepts depicted 
therein as interpreted by the artists. Developer makes no representations regarding any view and/or exposure to light at any time 
including any existing or future construction by either owner or a third party. Square footage is approximate and may be based on 
various measurement methodologies, subject to construction variances and tolerances, as well as redesign, and may vary from floor 
to floor. Obtain the property report or its equivalent by federal, state or local law and read it before signing anything. No federal, 
state or local agency has judged the merits or value, if any, of this property. Where used, developer shall mean Tribune Tower West 
(Chicago) Owner LLC and its affiliated entities and their respective managers, members, directors, shareholders, partners, agents, 
affiliates and employees. Developer #2556130.

RESIDENCES

1202-1302 & 
1502-1902

4 Bedroom    4 Bath    Powder Room 

3,906 Square Feet

W I C
8 ' 0 "  x  6 ' 6 "

W I C
6 '4"  x  7 ' 3 "

B AT H
7 ' 0 "  x  6 ' 1 0 "

L I V I N G  /  D I N I N G  R O O M
3 6 ' 1 0 "  x  2 1 ' 7 "

P OW D E R 

M A ST E R  B E D R O O M
1 7 ' 8 "  x  1 3 ' 5 "

M A ST E R  
B AT H

9 ' 2 "  x  1 0 ' 8 "

B E D R O O M
1 3 ' 3 "  x  1 4' 8 "

F OY E R
1 3 ' 5 "  x  5 '4"

K I TC H E N
1 4' 1 "  x  1 8 ' 1 ”

B E D R O O M
1 3 ' 7 "  x  1 2 ' 5 "

B E D R O O M
2 4' 1 "  x  1 3 ' 1 0 "

W I C
1 3 ' 1 "  x  6 ' 9 "

A / V  
C L

L AU N D RY
1 0 ' 1 0 "  x  6 ' 7 "

B AT H
6 ' 9 "  x  8 ' 0 "

B AT H
7 ' 7 "  x  7 ' 1 1 "

W

D

REFWINE FR

OV

M/W

D/W









 

 






