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Redmond Technology Center TOD Proposal URBDP 508: Microsoft Studio University of Washington Arthur Bachus, Mike Brestel, McKenzie Darr, Pete Huie, Olivia Schronce Faculty David Blum, Ron Turner June 9th 2016



Problem Statement



Develop concepts for retail and hotel development at the future Redmond Technology Center light rail station that meet the needs of Microsoft employees and convey both a gateway to the Microsoft Campus and a sense of place within the development.



Agenda



• Site Overview • Retail Mix and Space Allocation • RTC Final Concept • Future Studios



Site Overview



•Site Context •Site Constraints •Site Programming •Space Allocation •Projected Capital Costs



Site Context Map Surrounding Land Use



Site Constraints



Site Constraints Development Challenges Setbacks required at light rail equipment



Minimal distance between ST structure and auto ramp impedes ground level hotel access



Buildable Area



Hotel Drop-off & Parking Access



Detention Pond



Noise from traffic



Site Programming - Hotel Information / Calculations / Assumptions Hotel Calculations: Rooms: Min. 250 Room Size: 13’ X 26’ Room ft²: ~340 (Net)



250 * 750 = 187,500 ft²



Site Programming - Parking Information / Calculations / Assumptions Transit Parking Calculations:



Hotel Parking Calculations: Spaces: Min. 250 Gross ft²: ~400 ft² per space and circulation (250 X 400) = 100,000 ft²



+



Spaces: Min. 320 Gross ft²: ~400 ft² per space and circulation (320 X 400) = 128,000 ft²



Total: 128,000 ft²



Total: 100,000 ft²



570 spaces 228,000 ft² 90 spaces in hotel 36,000 ft²



480 spaces in transit garage 192,000 ft²



Space Allocation HOTEL



250 rooms Six Meeting Rooms Lounge / Bar Signature Restaurant



● ● ● ● ● ●



Full service restaurant Small/Medium (e.g. Chipotle) Sandwich Shop Coffee Shop (e.g. Starbucks) Wine Bar Cookies/Chocolates



27,712 27,180 3,600 14,680 6,600 3,720



● ● ● ● ●



Convenience Store Microsoft Store Dry Cleaners Flowers Barbershop



10,240 7,200 1,740 1,920 1,740



●



Fitness Spaces (e.g. Yoga / Pilates) 11,820 Public Amenities (i.e. Bathroom) 1,920



OTHER RETAIL



● ● ● ●



DINING



Space Provided for Each Use:



●



4,080 3,760 5,000



59%



175,304



28%



83,492



8%



22,840



5%



13,740



Space Allocation HOTEL



Retail Comparables:



Comparable Projects



Dunn-Loring Station,



FOOD



Vienna, VA



Twinbrook Metrorail Station, Rockville, MD



LinkedIn Campus,



OTHER RETAIL



Mountain View, CA



Redmond Technology Center Proposal,



Retail Space per Passenger or Employee (square feet)



Comparable Projected Retail Demand at Microsoft for 5,000 Passengers (square feet)



24.75



123,738



48.15



240,753



12.40



62,024



44.6



223,000



Redmond, WA



**Note: Retail space at RTC includes space that could be dedicated to office and meeting rooms. ***Note: Projections indicate that 10,000 riders per day could be expected at RTC.



Projected Capital Costs Median and High Construction Cost for the Seattle Area:



OTHER RETAIL



DINING



HOTEL



MEDIAN



HIGH



175,304 total s.f.



175,304 total s.f.



$106 per / s.f.



$141 per / s.f.



$18,709,789



$24,734,341



83,492 total s.f.



83,492 total s.f.



$160 per / s.f.



$212 per / s.f.



$13,402,113



$17,717,594



22,840 total s.f.



$121 per / s.f.



$36.25 Million



22,840 total s.f.



$161 per / s.f.



$2,785,493



$3,682,422



13,740 total s.f.



13,740 total s.f.



$98 per / s.f.



$130 per / s.f.



$1,354,689



$1,790,899



http://www.buildingjournal.com/construction-estimating.html



Assumptions Overhead: 10% Profit: 5% Bonding 1%



$47.93 Million



RTC Final Concept



● ● ● ● ●



Design Assumptions Hotel Projected Retail Demand



Projected foot traffic Retail Space



RTC Final Concept Ped. Bridge



Hotel



RTC Station



Garage



Retail



Retail Building 25



N



RTC Final Concept Design Assumptions:



● Design exceeds the FAR. ● A signature hotel visible from Highway 520 will exceed OBAT zoning limit. ● Reduced hotel parking allowed by City of Redmond ● A third floor on parking garage can accommodate most hotel and retail parking. ● Remainder of hotel parking can be under hotel.



RTC Final Concept Hotel Inspiration: Iconic designs



Quincy Hotel



Bridgestone Headquarters



Singapore



Nashville



RTC Final Concept Hotel Inspiration: Iconic designs



Standard Hotel



Tbilisi Prosecutors Office



NYC, Highline



Georgia



RTC Final Concept Hotel Exterior: View From Southeast



156th Ave NE



N



RTC Final Concept Site Context: Extent of proposed development Linear layout limits views to East / West only



Hotel turns away from Sound Transit parking New bridge connects to Sound Transit stair & elevator tower



Parking Structure



156



th A



Drop-Off Turnaround



ve



NE



N Green Wall & Trees buffer plaza from traffic noise



Sound Transit structure is pushed back & reconfigured to accommodate hotel access at grade level



RTC Final Concept Site Context: Extent of proposed development 3rd level added to parking structure for hotel use



250 room hotel and access bridge



MS building 25 to remain



t. hS



36t



A



NE



Demolish existing MS buildings 19 and 20



15 ve 7th N E



156th E Ave N



223,000 ft² retail, dining and flex space over five buildings



RTC Final Concept Site Context:



N



3rd level added to parking structure for hotel use



156th Ave NE



RTC Final Concept Site Context: Hotel rear service area



N



15 Av 6th eN E



Service Entrance



Light Rail Equip.



Hotel Space Allocation Proposed Functions: Restaurant / Lounge / Bar



Rooms



Entrance / Meeting Possible Retail



Hotel Exterior Porte Cochere and Plaza Hotel Entrance



Plaza



N



Two Story Glass Front



Grass Field Detention tanks underneath



Hotel Exterior Plaza Details 2nd Floor Balconies



Wall & Trees Block Auto Traffic



Hotel Exterior Plaza Details Plaza continues through prominent opening to transit station beyond



Maintain existing trees



Hotel Exterior View from Stair / Elevator Tower



ST Stair & Elevator Tower



N Bridge to Hotel Beyond



ST Structure Below Restrooms, Bike Lockers, etc.



Intersection Transit Center & 156th Ave NE View from Retail Space Towards Pedestrian Bridge Third level added to ST garage



N



RTC: Projected Retail Demand



People



Retail Demand



Time of Day



People



RTC: Projected Foot Traffic



Pedestrian Flow Morning: 6am - 11am



Pedestrian Flow Midday: 11am - 4pm



Pedestrian Flow Evening: 4pm - 9pm



RTC Final Concept Site Context: Space Usage



A



15 ve 7th N E



156th E Ave N



Services



N



NE



Snacks th



36



Coffee / Tea / Breakfast



St.



Casual Lunch / Dinner Upscale Lunch / Dinner



RTC Final Concept Site Context: Space Usage Courtyard / Patio Outdoor Dining, Seating, Artwork



Services Snacks Coffee / Tea / Breakfast Casual Lunch / Dinner Upscale Lunch / Dinner



156th Ave NE



N



RTC Final Concept Retail Space: View from West Courtyard / Patio Outdoor Dining, Seating, Artwork



156th Ave NE



N



RTC Final Concept



NE



36



th



St



.



Retail Space: View from East



157th Ave N E



N



RTC Final Concept Retail Space: Courtyard Seen from Second Floor, Looking East Courtyards connect 156th and 157th Avenues, linking station with East Campus



N



RTC Final Concept Retail Space: Courtyard Seen from the East



Pullout on 157th for food trucks and delivery vehicles



N



RTC Final Concept Retail Space: Courtyard from within looking Northwest Awnings throughout retail area cover outdoor seating and pedestrians



Wide courtyard avenues to accommodate peak foot traffic and outdoor seating



N



Summary of Recommendations:



• Hotel • Retail Tenant Mix • Other things



Future Studio Work



• Landscape Architecture Studio • Landscaping design and parking garage screening



• Architecture Studio • Detailed architectural design for hotel



• Real Estate Studio • Detailed market analysis and proposed tenant mix



Contact Us:



• Arthur Bachus: [email protected] • Mike Brestel: [email protected] • McKenzie Darr: [email protected] • Pete Huie: [email protected] • Olivia Schronce: [email protected]
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