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UNIT DATA:
TOTAL NUMBER OF UNITS: 249
STUDIOS (3%) 8 
1 BD (75%)  186
2 BD (21%) 53 
3 BD (1%)  2 

PARKING DATA:
TOTAL REQUIRED PARKING:  496
REQUIRED RESIDENTIAL PARKING:   312
1.00 SPACES PER UNIT:   249
0.25 SPACE PER UNIT FOR GUEST:  63

REQUIRED RETAIL/OFFICE PARKING:   184
2 SPACES PER 1,000 SF 
30% OFFICE PARKING REDUCTION 
15% BUFFER FOR RETAIL USES 
2 (24,200 * 0.85 + 100,830 * 0.70) / 1,000  
 
TOTAL PARKING PROVIDED:  369
P02 (10%) 40 
P01 (65%)  239
STREET (1%) 6
L1 (24%) 90

TOTAL BICYCLE PARKING:  335

PROJECT INFORMATION:
SITE ADDRESS: 16135 NE 85TH ST

REDMOND, WA 98052
PARCEL NUMBER: 0022505-9142
ZONING: TSQ - TOWN SQUARE
HEIGHT LIMIT: 9-STORIES
SITE AREA: 99,883 SF
REQUIRED RESIDENTIAL OPEN SPACE:   24,900 SF
 PROVIDED: 10,125 SF
REQUIRED PUBLIC OPEN SPACE: 19,997 SF
 PROVIDED: 40,387 SF

BUILDING DATA:
TOTAL BUILDING AREA:  516,722 SF
TOWER A: 149,839 SF
TOWER B:  172,609 SF
PODIUM:   194,274 SF

RESIDENTIAL (43%) 223,927 SF
RETAIL (10%) 50,132 SF
OFFICE (19%)   96,401 SF
PARKING (28%) 146,262 SF

TOWER A: 149,839 SF
L2 - residential 22,369 SF
L3 - residential 20,251 SF
L4 - residential 20,251 SF
L5 - residential 20,251 SF
L6 - residential 20,222 SF
L7 - residential 16,359 SF
L8 - residential 12,591 SF
L9 - residential 12,591 SF
L9 - MEZZ - residential 4,954SF

TOWER B: 172,609 SF
L2 - retail 2,120 SF
L2 - office 22,195 SF
L3 - office 24,116 SF
L4 - office 25,045 SF
L5 - office 25,045 SF
L6 - residential 20,526 SF
L7 - residential 20,526 SF
L8 - residential  14,485 SF
L9 - residential 13,453 SF
L9 - MEZZ - residential 5,098 SF

PODIUM: 194,274 SF
L1- retail 35,270SF
L1-MEZZ - retail 12,742 SF
L1 - parking 38,701 SF
P01 - parking 89,548 SF
P02 - parking 18,013 SF
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type 1 street setback: 14' 
front yard from back of 
existing curb. 

 residential 
side yard setback 
(bulk and scale) 

rear yard 
commercial setback/ 

 residential setback. 
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 residential side 
yard setback (bulk and 
scale)

 residential side yard setback 
(bulk and scale) 

Proposed Setbacks and Pathways 

Mid-block path 

Mid-block path setback 

Tower A
Tower B

public open space and 
pedestrian circulation

park side yard commercial setback.

20'-30' in width

This mid-block path is not 
centered on the property line with 
15' on each property.  We are 
instead proposing to supplement 
what is currently built

2'

This mid-block path is not 
centered on the property line with 
15' on each property.  We are 
instead proposing to supplement 
what is currently built

No residential 
encroachment is planned into 
this setback

Mid-block path setback 11' 
landscaping provided at grade to 
complete existing 30' wide type 
IX path

2'-5'
21'-

27'

32'-34'

30'

  
of hard and softscape public 
open space/ pedestrian pathway 
over the podium.  Grand 
pedestrian connection to park at 
SW corner of property and to 
161st Ave NE.

10' landscaping 
provided at grade to complete 
existing 30' wide type IX path

proposed replacement of path at 
grade with landscape buffer on 
fire station property

27'-32'

podium wall to have 
openings into 
garage/green wall

see landscape drawings 
for the path vertical 
connections
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North south 
connection to 
existing type IX path

Redmond Setbacks and Pathways 

PHASE 1
Tower A

PHASE 2
Tower B

OPEN SPACE CALCULATIONS:

Residential Common Open Space
19,978 sf provided (max 20% of site 
area)

Public Open Space
19,978 sf (max 20% of site area)

Proposed Landscaping at grade 
in order to complete existing type IX 
path system

Existing Landscaping at grade 
this includes both hardscape and 
softscape

11' landscaping 
provided at grade to 
complete existing 30' 
wide type IX path

10' landscaping provided at 
grade to complete existing 
30' wide  type IX path

Removal of exisiting  pedestrian path 
and replacement with landscaping- 
new north south and east west path 
to be located on RCC property.

F r on t setback =  14 ’  wide sidewalk,  measured from 
back of street curb.
R ear  S etback =  0’  for commercial and g arag es 
associated with commercial mix ed-use.  10’  for 
residential,  
P ar k setback,  r ear  an d side =  14  feet for commercial 
and residential uses.  
S ide setback =  0’  for commercial and g arag es 
associated with commercial mix ed-use. P er T able 
21.10.130B ,  the side yard residential setback shall be 
26' for this building . 

Mid-block path setback ( both sides)  =  15 ’  from 
centerline of path ( to create the 30’  pathway at g rade,  
with 15  feet on each side of property line.

C ou r ty ar d separ tation s =  5 5 ’  in courtyards,  no 
standard between towers.  4 5 '-5 5 ' provided between 
tower A and B .

Redmond Land Use Standards

Metro 
property

East west 
connection to 
type IX path

Side Yard

Side Yard
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d

Public Park
Property

Fire Station 
Property

Multifamily
Property
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emergency 
generator
room

NE 85th Street

fire access plan

public open 
space

25' inside 
radius, 45' 
outside, typical

Fire Comments and Responses: 

Multi family developments with greater than 100 units are requried to have not less than 2 access points 
to the public road system, per Appendix 2. We are proposing 2 EV access points shown on this 
page.

Where are the lobbies for the two towers, how do fire police and non resident public interact with this 
building?  How do people get off the podium?  Where are the stair tower discharge points at grade? 
12/26/13 Show the location of the street level termination of the required roof access stairways for each 
tower. See pages 13-15

Fire access roadways are required to be with in 150' of all portions of the exterior wall first level.  How is 
this achieved for phase 2 and the south side retail? Suggest a grade level access road on east side from 
85th sout to 83rd.  Possiblly depressed to access garage level.  12/26/13 the parking garage with the two 
residential towers are a single building, provide an access road that complies with the requirements of 
RFD Standard 2.0.  this layout provides a fire loop around the entire complex.

Water line and hydrant spacing/locations? 4 hydrants are required with a fire flow not to exceed 3500 
gpm.  See civil Information

What building code section is this structure being constructed to, are you planning on using IBC Section 
510.2?  This structure is considered a single building with two towers, one address and unit numbers will 
be assigned during the Civil review process.  We are proposing to classify this complex as one 
structure with out a horizontal fire separation.  See page 11

When a floor level is greater than 75' above the lowest level of fire department access, the building is 
considered a high rise structure per the building and fire codes. Yes it is a highrise. See page 11.

High rise buildings in Seismic category "D" require a secondary water supply for the fire sprinkler system 
sized in accordance with 2012 IFC Section 903.3.5.2.  See page 13 for proposed location of 
secondary water vault.

This building will require the installation of an emergency responder radio system, to be installed in 
accordance with RFD Standard 18.0.  Understood

All high rise builidngs are to be provided with a fire command center in accordance with IFC Section 508. 
Understood

Standby power is required in all high rise builidngs per IFC 604.2.14. Understood

Are you anticipating a fire pump to be installed to meet your fire sprinkler demands?  If so sho w the 
proposed location.  See civil Information

Provide the total gross square footage of the parking garage, the north and south towers to calculate the 
required fire flow to the building.  Due the 3 hour horizontal seperation, the distance between the towers, 
and the type of construction seperate fire flow calulations will be done. See Page 8

PHASE 1
Tower A

PHASE 2
Tower B

24' fire 
lane and 
parking 
access at 
gradefire control 

center

ramp up

ramp down

vehicular access 
to below grade 
parkingresidential 

open space

residential 
open space

20' 
elevated 
fire lane

loading 
berths
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section 2 thru A

section 1 thru A and B 

section 3 thru B

type 1B construction for 
garage as well as the two 
towers.  The entire 
complex will be a single 
high rise building

highest floor level in 
tower A is 100' above 
the street elevation

highest floor level in 
tower B is 92'-6" 
above the street 
elevation

table 503 in the WSBC 
for type 1B 
construction R2 
occupancy allows an 
11 story building of 
unlimited area.  We 
are proposing a 9 
story building
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SCALE: 1” = 50’-0”
Floor Plan: Basement 02
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SCALE: 1” = 50’-0”
Floor Plan: Basement 01
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SCALE: 1” = 50’-0”
Floor Plan: Level 1
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Tower A & B Podium Plan: L2
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SCALE: 1” = 50’-0”
Floor Plan: Mezzanine / Level 2
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Residential  and Office:  L2-L3
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SCALE: 1” = 50’-0”
Floor Plan: Level 2 / 3
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SCALE: 1” = 50’-0”
Floor Plan: Level 6
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Redmond City Center
16135 NE 85th Street, Redmond, WA

12/10/2015

CONCEPT SITE / LANDSCAPE PLAN

Phase 1
Tower A

Phase 2
Tower B

monumental steps area 
overlook at Edge Skate 
Park

Edge Skate Park

water feature, special 
paving, plantings 
and suspended 
lighting help de�ne 
the open space the 
two buildings 

green screen wall 
and trellis with 
vine plantings

15’-0” width 
planting along 
the edge of wall

trellis with vine plantings

accessible ramp 
wraps around 
the retail entry 
at grade

entry gateway 
trellis

accessible ramp to Edge Skate 
Park and metro park & ride lot

bike racks x (8)

driveway gateway 
trellis to garage

connection to existing 
pathway

o�ce tower outdoor 
plaza

green screen wall 
and trellis with vine 
plantings

outdoor seating &  
overlook area

green screen wall with 
vine plantings

existing conifer trees 
bu�er

to 161st Ave. NE

to NE 83rd St.

decorative trellis

upper 
residential 
courtyard

upper 
residential 
courtyard

connection to existing 
pathway

bike racks x (3)
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Pre-finished metal fascia.

Pre-finished metal panel, smooth 
faced: Dockside Blue SW-7601.

Pre-finished metal panel, smooth 
faced: Stone Lion SW-7507.

Pre-finished metal panel, smooth 
faced: White Heron SW-7627.

Pre-finished metal bracket.

Aluminium frame, insulated 
windows, dark bronze.

Brick, running bond, 
Moutain Blend Smooth.

Pre cast concrete cornice, 
capitals and column bases 

Pre cast concrete cornice, 
capitals and column bases 

Dark bronze. pre-finished, pre-
mfr. metal deck, metal railing  w/ 

glass inset panels

Wood framed storefront 
window and door systems, 

clear finish .

Perferated metal garage door.

25 Redmond City Center
16135 NE 85th Street,  Redmond, WA

Design Review Presentation
December 17, 2015

Elevations
North

1Design 32

A
B

N

Cosmos Development Company

EXHIBIT D



Brick, Mountain Blend, Smooth 
Texture, Typ @ tower A.

Pre-finished metal panel, smooth 
faced: Steely GraySW-7664.

Brick, Mountain Blend, Mission 
Texture, Typ @ tower B.

Pre-finished metal panel, smooth 
faced: Shagreen SW-6422.

Pre-finished metal panel, smooth 
faced: Stone Lion SW-7507.
Aluminium frame, insulated 
windows, dark bronze.

Pre-finished metal panel, smooth 
faced: Dockside Blue SW-7601.Pre-finished metal fascia.

Cast in place concrete podium 
wall, w/ board form elements

Pre-finished metal staircase with 
concrete treads. 

Pre-finished perforated 
metal panel
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Pre- mfr. Pre-finished, steel awnings, 
deck & railings Wall: Street SW- 7665

Brick, Mountain Blend, Mission 
Texture, Typ @ tower B.

Pre-finished steel trellis elements: 
Wall Street SW-7665

Pre-finished metal fascia.

Cast in place concrete podium 
wall, w/ board form elements

Pre-finished metal green screen.

Aluminium frame, insulated 
windows, dark bronze.

Pre-finished metal panel, smooth 
faced: Steely Gray: SW-7664.

Aluminium window wall with 
black-gray spandral panels.

Pre-finished  metal guardrail w/ 
inegrated cable vehicle barrier at 
podium corners
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Pre-finished metal panel, smooth 
faced: White Heron SW-7627.

Dark bronze. pre-finished, pre-mfr. 
metal deck, metal railing  w/ glass 
inset panels

Pre-finished metal panel, smooth 
faced: Stone Lion SW-7507.

Aluminium curtain wall with 
alternating insulated glazing 
panels and black-gray spandral 
panels.

Brick, Mountain Blend, Smooth 
Texture w/ alt. soilder course.

Cast in place concrete podium 
wall w/ board formed podium 
pilasters & trellis supports

Aluminium curtain wall with alter-
nating insulated glazing panels and 
black-gray spandral panels.

Pre-finished  metal guardrail w/ 
inegrated cable vehicle barrier at 

podium corners

Pre-finished metal panel, smooth 
faced: Shagreen SW-6422
Pre-finished metal panel, smooth 
faced: Stone Lion SW-7507
Pre-finished metal panel, smooth 
faced: Steely Gray SW-7664

Integrated 
Project 
Signage
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L1

B1

B2

Pre-finished metal panel, smooth 
faced: Steely Gray SW-7664

Pre-finished metal panel, smooth 
faced: Wall Street SW-7665.

Aluminium curtain wall with alter-
nating insulated glazing panels and 
black-gray spandral panels.

Pre-finished steel trellis elements 
Wall Street SW-7665

Aluminium windw wall with 
alternating insulated glazing panels 
and black-gray spandral panels.

Pre-finished louver screen around 
mech equipment

Pre-finished metal panel, smooth 
faced: Shagreen SW-6422 

Cast in place concrete podium wall 
w/ board formed podium pilasters & 
trellis supports
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L1

B1

B2

Pre- mfr. Pre-finished, steel awnings, 
deck & railings: Wall Street SW- 7665

Pre-finished steel trellis 
elements: Wall street SW-7665

Pre-finished metal fascia.

Brick, Mountain Blend, smooth 
Texture, Typ @ tower A.

Pre-finished metal panel, smooth 
faced: Stone Lion SW-7507.

Aluminium curtain wall with 
alternating insulated glazing panels 

and black-gray spandral panels.

Pre-finished metal panel, smooth 
faced: Steely Gray SW-7664.

Aluminium windw wall with 
alternating insulated glazing panels 
and black-gray spandral panels.

Pre-finished metal panel, smooth 
faced: Steely Gray SW-7664.

Pre-finished metal panel, smooth 
faced: Stone Lion SW-7507.

Cast in place concrete podium wall 
w/ board formed podium pilasters 
& trellis supports

Pre-finished metal panel, smooth 
faced: White Heron SW-7627.

Pre-finished metal panel, smooth 
faced: Dockside Blue SW-7601.
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2

 3 Board Form Concrete

4 Green 
Screen

6 Dark Bronze

2 Moutain Blend Brick1 Aluminium Screen 

10 Stone Lion 
sw7507

8 Steely Gray 
sw7664

7 Wall Street - sw7665Dockside Blue - sw7601White Heron - sw7627

Dark Bronze

Aluminium Screen 5 Clear Fir

911
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12 Moutain Blend Brick 6 Dark Bronze 13 Aluminium 

10
Stone Lion - sw7507 8 Steely Gray - sw7664

7 Wall Street - sw766511 White Heron - sw7627 Shagreen - sw642216

Moutain Blend Brick 14 Alternating Glazing 13 Aluminium  

15 Black Gray Spandrel   

13 Aluminium  
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CITY OF

REDMOND PARK

PROPERTY

KING

COUNTY

METRO

PARK &

RIDE LOT

CITY OF REDMOND EXT. LIGHTING STANDARDS

20D.90.10-090 SECURITY LIGHTING
LARGE OPEN AREA 0.5-2.0 fc
ENTRANCE 10 fc - ON THE GROUND - IN THE INSPECTION AREA
PEDESTRIAN PATHWAY & ACCESS ROUTS 4-6 fc

ILLUMINATION LEVELS (IESNA 9TH EDITION)
LOW VEHICULAR/PEDESTRIAN ACTIVITY: 0.2 MIN. MAINTAINED fc - UNIFORMITY AVG. 4:1 MIN
MEDIUM ACTIVITY (SHOPPING CENTER): 0.6 MIN. MAINTAINED fc - UNIFORMITY AVG. 4:1 MIN
WALKWAYS & BIKEWAYS: 0.5 AVG. MAINTAINED fc - UNIFORMITY AVG. 5:1 MIN
BUILDING ENTRANCES: 5 AVG. MAINTAINED fc

STREET LIGHTING ILLUMINATION LEVELS (IESNA 9TH EDITION)
STREET LOCAL RESIDENTIAL: 0.4 MAINTAINED fc - UNIFORMITY AVG. 6:1 MIN
STREET LOCAL COMERCIAL: 0.9 MAINTAINED fc - UNIFORMITY AVG. 6:1 MIN

DARK NIGHT ORDINANCE 20D.90
- ALL LIGHTING FIXTURES SERVING OPEN-AIR PARKING LOTS AND SECURITY LIGHTING FIXTURES, SHALL
BE FULL CUT-OFF AS DEFINED BY IESNA.
- FIXTURES USED TO ACCENT ARCHITECTURAL FEATURES OR ART, SHALL BE DESIGNED TO BE DIRECTED
ONLY ON THOSE FEATURES.
- THE TECHNICAL COMMITTEE MAY ALLOW EXCEPTIONS IF MINIMAL LIGHT ESCAPES INTO THE DARK
NIGHT SKY OR ADJACENT PROPERTIES.
- THE MAXIMUM ILLUMINATION OF ANY VERTICAL SURFACE OR ANGULAR ROOF SURFACE IN DARK
SURROUNDINGS SHALL NOT EXCEED 3 fc.
- FLOODLIGHTS AND SPOTLIGHTS SHALL BE SO INSTALLED THAT THEY DO NOT PROJECT THEIR OUPUT
DIRECTLY SKYWARD.
- THE LIGHT-INTENSITY LEVELS OF ALL NIGHT SAFETY OR SECURITY LIGHTING SHALL NOT EXCEED 25%
OF THE NORMALLY PERMITTED LEVELS BY 20D.90.
- IESNA FULL-CUTOFF FIXTURES SHALL NOT BE MOUNTED IN EXCESS OF 20 FEET ABOVE FINISH GRADE.
(NOT MEETING IESNA FULL-CUTOFF: 16 FEET)

LANDSCAPE LIGHTING GENERAL NOTES

1- ALL PATHLIGHTS TO BE INSTALLED AT A MIN. OF 18" FROM ANY SIDEWALK OR STRUCTURE.
2- ALL HUBS & J-BOXES SHALL BE INSTALLED PRIMARILY IN PLANTER AREAS 2" ABOVE FINISHED GRADE.
3- ALL HOME-RUN WIRE & FIXTURE LEAD WIRES SHALL BE INSTALLED AT A MIN. DEPTH OF 6".
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