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A Mixed-Use High-Rise Development in Streeterville Area

ELEVATOR STATEMENT

This project is about creating a mixed-use high-rise development that responds to three major concerns of our society in urban
areas: the land scarcity and its high value, the eff ort to create a sustainable development by intensifying land use and practicing
environmentally-friendly construction, and the need of densifying uses of space in order to revitalize urban centers.

CASE STATEMENT

Why Mixed-Use High Rise

Downtown city centers have always been a source of density because of land scarcity and the need of densifying uses of spaces. The
sensible and efficient solution for land scarcity is by building vertical in the form of high-rise buildings. A mixed-use high-rise
development diversifies the uses of space within a single building structure and vertically stacks the uses. The combination of
living, working, dining, entertaining, shopping, and lodging in a single urban structure has redefined as well as condensed
multi-functions in a single land use. This solution is becoming ideal as amenities are readily available in close proximity and the
space area multiplies in ratio with land footprint area. The mixed-use high-rise building should answer to the practical demands of
today’s modern lifestyle as well as create and enhance sensible design in the urban environment.

Market Research

Based on my research, a mixed use high-rise development requires a complex planning in order to create a working and successful
project. In projects where hotels are incorporated into retail and residential projects, the retail component does better because
“shopping”is the number one purpose for US domestic leisure travelers (based on 32% US domestic leisure travelers report); and
81% of all US domestic trips are leisure.

Over the last 20 years, it has been documented that the leisure guest spends 5 times the amount per day as a normal guest at
restaurants, retail, and entertainment in hotel mixed-use projects. The business traveler spends more than 6 times the normal
average per day. No wonder hotel mixed-use projects produce superior results bringing leisure and business travelers in close
proximity to their shopping targets. Similarly, where residential or offi ce component’s are part of the hotel mixed-use project
premiums of 25 to 35% are regularly accomplished. In the retail and offi ce space arena, rents and sales usually range 25 to 40%
more where hotel is an integral part of the mixed-use project.
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GOAL &
GUIDING
PRINCIPLES

GOAL STATEMENT

The key goal for my project is to redefi ne as well as condense multi-functions in a single land use, answer the practical demands of today’s
modern lifestyle, and create and enhance sensible design in the urban environment.

GUIDING PRINCIPLES

Form = Performance

Develop a form for the high-rise structure that has a meaning that is contributing to the overall objectives of the design and considering
the local climate. Defi ning building form geometry for the sake of form is no longer good enough. The design of the building should focus
on maximizing the building performance by looking at nature and take cues from how mother nature designs living organisms.

Balanced mixed-use = Urban Vitality

Create a balanced ratio of mixed-use spaces within the building. Market analysis is crucial to understand the pattern of supply/demand for
diff erent spaces in this area. A balanced ratio of the number of hotel rooms, retail spaces, condominium units, and apartment units is
important to minimize the vacancy level and to create a vibrant community space.

Sustainability

Create a more energy-conserving and environmentally sustainable future for the area, by applying leadership in Energy and Environmental
Design (LEED) building and site development standards, best practices in local and regional stormwater management for water quality and
water quantity, and sustainable construction practice by implementing a comprehensive waste recycling management plan.

Pedestrian-friendly activity centers

Establish a pedestrian-oriented character and “sense of place” within each activity center through the design of building, open spaces, and
side wa lks that provide a quality public realm with pedestrian amenities. Active uses should be provided on the ground fl oors of the
building such as retail stores, restaurants, cafes, etc. Also, public gathering places should be provided to promote informal social contact
and accommodate performances, cultural celebrations, and other public events in the form of plaza, urban park, or roof top amenities.

Accessibility

Provide a welcoming atmosphere and barrier-free spaces for public areas such as the open space, urban park, hotel lobby, and retail spaces.
Residential areas (condominium and apartment units) including fl oors with hotel rooms have limited access from the general public and
limited to the occupants and guests.

Adaptability

Changes in population demographics every period of time due to economic changes, migration, and other factors will require the building
occupiable spaces to be fl exible in order to be sustainable in the long run. The average life cycle of mechanical system is 15 years, requiring
the system to be replaced with a new one that might be diff erent than the existing one. In order to solve this problem, fundamental
changes in the process of delivering buildings are needed to revolutionize the structure and practice of architectural design.
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Figure: High-rise mixed-use development comparison, hotel components are highlighted in black on the diagrams.
(Rutes, Walter A, et. al,, 2001)
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Figure: Matrix: load-bearing structures of towers (Eisele, Johann & Kloft, Ellen,2003)
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Table 4.2 f selected high-rise buildi ion periods and time required
!OKDmpM!lhtsh!Hlﬂiﬂilﬂilﬂ.ﬁmw
Property Helght Use Completion  Construction time  Rough work per standard floor
Business Research Center, 1o4m  Office 2000 2 years 5 working days
Warsaw, Foland
Taunustor Japan Center.  mgm  Office 996 3 years 4 working days
Frankfurt, Germany
World Port Center, 12§ m Office 2001 3 years 5 working days
Rotterdam, the Netherlands
Galliteo, 36m  Office 2003 3 years 4 working days
Frankfurt, Germany
Dresdner ank, 16m  Office 079 55 years 13 working days
Frankfurt, Germany
Trianon, W6m  Office 1993 4years 55 working days

Frankfurt, Germany

Millennium Tower, 202m  Office 1999 17 months
Vienna, Austria

working days

Maintower, 98m  Office 1999 3 years 4 working days
Frankfurt,Cermany 2475 m*

Messeturm, 1565 m  Office 1991 37 months 3 warking days
Frankfurt, Germany

Park Tower, 57m  Hotel/ 2000 3 years 3 working days
Chicago, Ush residential

Trump World Tower, bgm  Residential 2001 3 years 5 working days
New York, USA

Commerzbank. 587m  Office 1997 3 years 3 working days
Frankfurt,Germany 2985 m*

Petronas Towers, as2m  Office 1998 5 years 5 working days

Kuala Lumpur, Malaysia

*Building height including aerial

Figure: Table comparison of selected high-rise buildings: construction periods and time re
quired to compelte the shell of a standard floor (Eisele, Johann & Kloft, Ellen,2003)
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Streeterville is a neighborhood in the Near North Side community area of
Chicago, lllinois, United States, north of the Chicago River in Cook County.
It is bounded by the river on the south, the Magnificent Mile portion of
Michigan Avenue on the west, and Lake Michigan on the north and east,
according to most sources, although the City of Chicago only recognizes a
small portion of this region as Streeterville. Thus, it can be described as
the Magnificent Mile plus all land east of it.
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The neighborhood contains a combination of hotels, restaurants, profes-
4 sional office centers, residential high rises, universities, medical facilities,
and cultural venues. The area has undergone increased development in
the early 21st century as numerous empty lots in Streeterville have been
converted into commercial and residential properties, especially in the
southern part of the neighborhood. The neighborhood had earlier experi-
enced booms following World War | and World War II.

A MIXED USE HIGH RISEDEVELOPMENT IN STREETERVILLE AREA - CHICAGO, IL ALEXANDER KOENADI

B, O

W Grand Ave

€ Wron @ E Snos S5t

Sypran
- oot £ Mg &

a
g
Ve &

W Carrol Ave

\\\ QJ
7

s 1 WHSSRO P ook Y



SITE LOCATION

11 1 1
—J | ‘ [
| | if
| '
) - ,
/’/.
y \
7 | '
| fl
=} |
1 -‘I‘ 1
L [
)
.
)
If
/ /
{
il
I
i
it
"
I
i

FAIRBANKS CT

N[ —
| !
.‘,'. i
"‘. ;"‘
/ T :
! i I i | .I .
EJ: "“."" L | : "j '5 ¥
2 {flve 2 | o ey
@ e &) = ) | TR
s | Q (@ |f N (3
3 | fRh g 1zl << B
9 | ooff o “ ‘ —
o f qenol :';a' (12 1] N =1 [ r |
i 1T 1 | I ‘
I .4| | | ‘ ‘ [
[ ] | . :
il 1 | { |
\ | ! | L L Lt
NORTH W, =S ) —————
, ot NORTH WATER ST
‘.TF / f ' '\7 “-/- ’l \
—/ ~ g 5 NS \ K
f R ) | (N ) N\ Y
Ir ——

|| Existing site: vi

BOUNDARIES:
“North: Hlinois Street
South: Water Street
East: New Street
“West: Park Street

- CHICAGO, IL

DEVELOPMENT IN STREETERVILLE AREA

v from Upp

e
SR

er Nortk )

ALEXANDER KOENADI



LEGEND

TEMPERATURE (Deg. F)
W <32
W3- 70
70 - 75
W75 -100
W =100
RELATIVE HUMIDITY (%)
O =30
O 30-70
B =70

OCTOBER

LOCATION: a Ap, IL, USA
WEATHER DATA SUMMARY LiucHLongRuge: 41 76° or 87 13- Wes, Latuda Longitude: 41 75" Horn, 87 T2 Wect Time Zone fram Orsarmich 5 suncHART Latuda Longitude: 41 75" Horn, 87 T2 Wect Time Zone fram Orsarmieh SUNCHART LIURUSALongitaga; 41 10 o, 07 15° e, Thne Z6n from radmmteh
aata sauree: L3 725340 WD st meer Edoation 10 % T3 725340 W0 Staon s, Blavaen 610N Thra 72540 a0 Staton s, Blevaen 6101 s e, Elevanen £ 101
Fem g AR Ay um DEC LEGEND LEGEND LEGEND
w | w | m | = | w a | @ maee X
w | ® | n | ow | w - = | w | o
= - = = & @ » 5 maws - peam—l. s cuind) /
atconm . HADE HEEDED) wnne wEsoED)
w | m | m | m | w - W w e DEsIoN - . »Isagest et
> = I o= = ry R ERAGE - LS
s e
w | wm | m | w | ow - © | @ s avernae Low. o jes A s
Bl = 1am s 1eun 1 2 = e DR LOW. — e e o i
AEcomnLOw. o « cooucoLn .
w | m | o | o | ™ | W e U HEEDED) o uceoen %
- | m | m | | = m | w | mes s
| oo | | ow | = - s | v | e Xonouonrasmon Xpmeaciein dg
[T—— 2 | mm | am | wm | = = | w0 | .
ey Bl Temparatur (Avg Uonthir) » - u P ™ " P W e %
[T — w | » | e | « | = - 3 r
0
atare iy v o w | ® | n | w | = - n | pwent
wing (iieetion (arg Manmi) £ - w e " L £l e T W T o ‘."'
Wind Speed (Avg Wonthiv) ” 10 " " + + i — VI e bcinal
u — £ cnm Pt [re—r——
ad > 108 1dngrems T SRMERPALL bommy
Grauns Tempersurs (g oy ot 3 Depne) »m  mn | m | e | = - 5 sper - i - [ w——
LocaToN: g0 Midway Ap,IL,USA ™ 2p,1L,USA
SUN SHADING CHART LatudaLongiude: 41 76" hor, 07 75 e, Time Zonafrem Graummich 5 SKY COVER RANGE 41,75 N, 67 75 West Towa Zoma from Oreenmich & MONTHLY DIURNAL AVERAGES : 41 70 o, 7 15 west,Time Zon from Graammdcn ngituda; 2110, 07 15 e Time Zana from Gra e &
Data Saures: Ston s Elevaion 10 Thrs 725340 MO Sttie umesr,Elevaton ThYa 725340 MO Statee nesr,Blevason 6107 Sadon Hanoer, Blevation 101
LEGEND LEGEND LEGEND
HOURLY AVERAGES
« vamnior .
HADE NEEDED) " ] Tott Clow Coren [
1S aeameat ) — owvan
—werous
\\ " -

© BopUELD
UK KEEDED)

GROUND TEMPERATLIRI

\
Q \
NN
NN

N
N

NS

N7
N7

'

78

Lac/
Lattu

o seurce:

us
dwLongfiude: 4175 Nor, 67 75 West, Tema Zone from Grasnwich -6
TMY3 725340 WM Statin Nuncr, Elevation 61010

DRYBULB X DEW PONT

TMY3 25340 WO Staton Humeer, Blavation 6101

DAY BULS X RELATIVE HUMIDITY

THYS 725340 WO Statcn Numer, ElYation 510 1

LEGEND

oeeT
[
188

L]

-
I T

@ G et
© rinpes

ﬂ

LEGEND

PrT—

ComéariZame

TEsmansg Rk

© e

LEGEND

DwBuly -

-
Comtsat zsns

RADIATION RANGE

hi
Latstude/Lengitude; 41 76° torin, 67 15° West,

3

LEGEND

HOURLY AVERAGES

DAYLIT HOURS ONLY.

RECORDLOW- =

RECORDED:

A MIXED-USE HIGH RISE DEVELOPMENT IN STREETERVILLE AREA - CHICAGO, IL

S OLOBAL HORIZONTAL
T nmoun

THEGRETICRL:

or

—

Lattude-Longitude; 41 7" orin, &7 75° WesL Time Zonw from Sreemwich
725D VMO 13007 Namoer, BleVEBon 6101

[&==al [ [ ][]

|

ALEXANDER KOENADI



PD 368 ZONING Re5|dent|al Business Planned Development Number 368
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15_“:51"3 A ; J_M:] E‘_Eumm_] PD 368 Zoning - The site’s area is zoned for high-rise development as commercial,

‘D"’;zs]'ﬁﬁ;"’“:]]| 4 or10 | nnf;m\'srm f\\“" / PD residential, and hotel by the zoning department. Three main development
g °"p‘.,’m pniﬁ"";’f vnzsz_ﬁ\\“, y guide_lin_es are set: _
o .,,,,?1 W oxiz o 2 po75s 1. maintian density of pedestrian traffic at street level

2. create retail

3. integrate the building with planned open space
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o~ Area: 1,494,256 sq ft (34.3 acres) of real property as shown
] Exclusive of public rights-of-way and dedicated public open space

D17 i

= E1
|5 I ""!‘“‘ Subareas within PD368 are determined for the purpose of establishing use and den-
cm”ﬁﬁz - ‘% ) . . ™ sity controls within the development plan. Uses permitted vary in general confor-
"“_f‘_l’ifﬂ’zrnasﬁ"?or" | " T - mity with the Permitted and Special Uses of the DX-12 and DX-16, Downtown
Lo ﬁzziﬁfﬁ’ﬁ‘aﬁif?n“d"?&oi L 7| ‘ - ) - — Mixed-Use District classification depending on the designated subareas.
Copyright (c) 2010, City of Chicago RANDOLPHST .
The Proposed Site:
Sub Area B: Parcel 7, 7A, 8
Subarea B information: Off Street Parking: ) )
(includes the site and Sheraton Hotel and Towers) Buisi _ ’ . ft Mi Off Street Loading: (Per DX-12 Requirements)
Kot sits afEa 183,449 sq ft (4.21 acres) usiness uses: 1:5,000 sq. ft Min Min Peripheral Setbacks: Sufficient to allow for street trees and
M rarail srsas 40 060 sq ft HOt_el uses: 1:4 rooms pedestrian walkways (min 12’-6” from building to curb face)
Maw eomiisreis] sraa 9 4821000 sq ft Residential uses: _ 55% d.u. Min Upper Level Setbacks: 40’ from Lake Shore Drive at level of
e hatel Fo e ! ’2,000 Non-accessory parking: 200 spaces, max 500 spaces Upper Lake Shore Drive
Max dwelling units: 400
Maximum FAR: 13.53 For purposes of exchange of uses: a hotel room = 0.5 dwelling units. Ballrooms, meeting rooms exhibition
(assumes floor area allocated to existing Sheraton Hotel space, restaurant facilities, and hotel-associated retail shall be deemed “accessory hotel uses” and shall be
at 860,379 sq ft and future development parcels P7, P7A, charged against commercial uses. Accessory hotel uses on Parcels P7, P7A, and P8 combined shall not
P8 at 1,621,290 sq ft). exceed 50,000 sq ft.
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1.01 PUBLIC AREA

HOTEL PROGRAM

PROGRAM

Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity Notes
1 Lobby 1 10,000 10,000 12,500 - Incl. waiting area and reception
2 Front Desk Office 1 1,000 1,000 1,250 -
3 Kiosks/Retail 1 2,000 2,000 2,500 -
4 Coffeeshop 1 2,000 2,000 2,500 40
5 Bar Area 1 3,000 3,000 3,750 60
6 Main Restaurant 1 6,000 6,000 7,500 100
7 Tea room/smaller resturant 1 3,000 3,000 3,750 40
8 Public restrooms 2 600 1,200 1,500 -
Total 28,200 35,250
1.02 HOTEL ROOMS Qty. Net S F. Total Net S.F. Total Gross S.F. Capacity Notes
1 Hotel room - standard 280 600 168,000 210,000 - Sgl/dbl beds
2 Hotel room - deluxe 56 800 44,800 56,000 - 1 bedroom
3 Hotel room — junior suite 32 1,200 38,400 48,000 - 2 bedrooms, 2.5 bath
4 Hotel room — presidential suite 4 3,000 12,000 15,000 - 3 bedrooms, 3 bath
372 Total 263,200 329,000 372 total hotel rooms in 16 floors,
average 24 roomsl/floor
1.03 ADMINISTRATION AREA Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity  Notes
1 Front Office 1 1,000 1,000 1,250 -
2 Manager's Office 1 600 600 750 -
3 Accounting Office 1 450 450 563 -
4 Sales and Reservations Office 1 600 600 750 -
5 General Staff Office 1 1,000 1,000 1,250 -
6 Staff Conference Room 1 1,200 1,200 1,500 20
7 Staff Restrooms 2 400 800 1,000 -
8 Employee Rest Area 1 1,000 1,000 1,250 -
9 Employee Dining Room 1 2,000 2,000 2,500 40
10 Kitchen 1 800 800 1,000 -
11 Locker Room 2 600 1,200 1,500 -
12 Training Room 1 1,000 1,000 1,250 20
Total 11,650 14,563
1.04 BANQUET AREA Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity  Notes
1 Main Ballroom 1 10,000 10,000 12,500 600  Ratio 2 persons/guestroom=2 x 316 =
~600 capacity
2 Banquet Prefunction Area 1 5,000 5,000 6,250 -
3 Junior Ballroom 1 3,500 3,500 4,375 300 Ratio 1 person/guestroom = ~300
4 Conference Room 4 1,500 6,000 7,500 15-30
5 Coat Room 1 750 750 938 -
6 Rest Room 2 1,000 2,000 2,500 -
7 Storage Area 1 7,500 7,500 9,375 -
Total 34,750 43,438

A MIXED-USE HIGH RISE DEVELOPMENT IN STREETERVILLE AREA - CHICAGO, IL

1.05 HOTEL SUPPORT Qty. Net S F. Total Net SF. Total Gross S.F. Capacity  Notes
1 Main Kitchen 1 6,500 6,500 8,125 -
2 Chef's Office 1 500 500 625 -
3 Room Service 1 450 450 563 -
4 Bakery 1 1,000 1,000 1,250 -
5 Refrigerator 1 450 450 563 -
5 Dish Washing Room 1 1,000 1,000 1,250 -
6 Dish Storage 1 400 400 500 -
7 Beverage Storage 2 400 800 1,000 -
8 Produce Storage 1 600 600 750 -
9 Supply Closet 1 400 400 500 -

10 Meat Locker 1 400 400 500 -
11 Freezers 1 450 450 563 -
12 Linen Storage 1 800 800 1,000 -
13 Maintenance Room 1 1,500 1,500 1,875 -
14 Furniture Storage 1 3,500 3,500 4,375 -
15 Receiving Office 1 500 500 625 -
16 Receiving Storage 1 2,000 2,000 2,500 -
16 Garbage Room 1 450 450 563 -
Total 21,700 27,125

1.06 SPA/RECREATION AREA Qty. Net S.F. Total Net SF. Total Gross S.F. Capacity  Notes
1 Hot Tub Room 2 750 1,500 1,875 -
2 Sauna 2 50 100 125 -
3 Steam Room 2 50 100 125 -
4 Massage Rooms 4 200 800 1,000 -
5 Locker Rooms 2 1,000 2,000 2,500 -
6 Fitness Center 1 2,000 2,000 2,500 -
7 Aerobic Center 1 1,800 1,800 2,250 -
8 Fitness Boutique 1 1,000 1,000 1,250 -
9 Relaxation Rooms 2 400 800 1,000 -

10 Indoor swimming pool 1 5,000 5,000 6,250 -
Total 15,100 18,875

1.07 Hotel Amenities Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity Notes
1 Business center 2 600 1,200 1,500 -
2 Meeting/conference room 4 800 3,200 4,000 10
3 Qutdoor terrace 1 5,000 5,000 6,250 -
4 Children Day Care 1 1,000 1,000 1,250 -

Total 10,400 13,000
NET AREA TOTAL 385,000
GROSS AREA ESTIMATE (1.25 X NET AREA) 481,250
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RESIDENTIAL, RETAIL & BUILDING SUPPORT PROGRAM

~ 2.00 RESIDENTIAL - e - 3.00 RETAIL
2.01 PUBLIC AREA Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity Notes Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity Notes
1 Lobby 1 4,000 4,000 5,000 " 1 Small Retail 5 3,000 15,000 18,750 =
2 Mail Box 1 200 200 250 - 2 Medium Retail 5 6,000 30,000 37,500 -
3 Security Desk Office 1 400 400 500 - 3 Large Retail (Anchor Tenant) 1 15,000 15,000 18,750
4 Management Office 1 600 600 750 - 4 Restaurant 2 6,000 12,000 15,000 -
5 Gmcery Store 1 2,000 2,000 2,500 & 5 Public restrooms 6 1,000 6,000 7,500 = 2 restrooms/floor in all 3 retail floors
6 Flower Shop 1 1,200 1,200 1,500 - 6 Loading Area 1 4,000 4,000 5,000 -
7 Bakery 1 1,200 1,200 1,500 - NET AREA TOTAL 82,000
8 Dry Cleaning 1 1,200 1,200 1,500 - GROSS AREA ESTIMATE (1.25 X NET AREA) 102,500
Total 10,800 13,500
2.02 RECREATION AREA Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity Notes
1 Club House 1 1,000 1,000 1,250 30 ~ 4.00 BUILDING SUPPORT
2 Fitness Center 1 2,000 2,000 2,500 - S Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity  Notes
3 Locker Room 2 1,000 2,000 2,500 - 1 Maintenance/custodial 4 1,000 4,000 5,000 -
4 Indoor Pool 1 5,000 5,000 6,250 - 2 Mechanical 4 15,000 60,000 75,000 = 4 dedicated floors
Total 10,000 12,500 3 Building Support 2 1,000 2,000 2,500 -
4 Staff Area 4 2,000 8,000 10,000 -
2.03 RESIDENTIAL AMENITIES Qty. Net S.F. Total Net SF. Total Gross SF. Capacity  Notes 5 Parking 4 80,000 320,000 400.000 800 cars Level B1-B4, ratio 1.25/unit (318 hotel
1 Business center 1 500 600 750 : ' rooms + 324 residential units = 640
2 Meeting/conference room 2 800 1,600 2000 20 NET AREA TOTAL 394.000 units)
SiECROor s 1 000 5000 i GROSS AREA ESTIMATE (1.25 X NET AREA) 492,500
4 Children Day Care 1 1,000 1,000 1,250 -
Tosl Bl oy AREA TABULATION SUMMARY
2 .04 SERVICED APARTMENTS Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity Notes NET AREA TOTAL 1!374!000 SQ. FT.
T Stadio 50 800 30,000 37500 - GROSS AREA ESTIMATE (1.25 X NET AREA) 1,717,500 SQ. FT.
2 1 Bedroom Unit 50 1,000 50,000 62,500 -
3 2 Bedroom Unit 60 1,500 90,000 112,500 -
4 3 Bedroom Unit 20 2,000 40,000 50,000 -
180 Total 210,000 262,500 180 units total in 19 floors, average
10 units/floor

2.05 LUXURY CONDOMINIUMS Qty. Net S.F. Total Net S.F. Total Gross S.F. Capacity = Notes

1 Studio 30 700 21,000 26,250 -
2 1 Bedroom Unit 40 1,200 48,000 60,000 -
3 2 Bedroom Unit 60 2,000 120,000 150,000 -
4 3 Bedroom Unit 14 3,000 42,000 52,500 -
5 Penthouse 3 15,000 45,000 56,250 - Top 3 floors, occupies the whole
floorplate
147 Total 276,000 345,000 144 units total in 18 floors (not incl.
penthouse), average 8 units/floor; 1
penthouse/floor
NET AREA TOTAL 513,000
GROSS AREA ESTIMATE (1.25 X NET AREA) 641,250 Totsl Residential units w527
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GRAPHIC PROGRAM

HOTEL COMPONENT
PUBLIC AREA ADMINISTRATION AREA RESIDENTIAL COMPONENT RETAIL COMPONENT
- ' . o B e 7S PUERCARER REGREATION AREA RESIDENTIAL AMENITIES
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HOTEL ROOMS

SERVICED APARTMENT UNITS

BUILDING SUPPORT
= = T T T
e e
' l MECHANICAL
T | 4 FLOORS @ 15,000 SF
.“fmf_ e : TOTAL /60,000 SF
. : : i
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BANQUET AREA HOTEL SUPPORT

RECREATION AREA

CONDOMINIUM UNITS

A MIXED-USE HIGH RISE DEVELOPMENT IN STREETERVILLE AREA - CHICAGO, IL ALEXANDER KOENADI

PARKING
4 FLOORS @ 104,000 SF
TOTAL 416,000 SF




SCHEME COMPARISON

HEME DEVELOPMENT

SCHEME 1: INTERSECTING ELLIPSES SCHEME 2: SHIFTING MASSES SCHEME 4: SAIL

SCHEME 3: TRAPEZOID 2
CITYSCAPE (++)
ECOLOGICAL (+)
COMMUNITY (++)

CITYSCAPE (++)
ECOLOGICAL (++)
COMMUNITY (0)

CITYSCAPE (+)
ECOLOGICAL (+)
COMMUNITY (+)

CITYSCAPE (++)
ECOLOGICAL (+)
COMMUNITY (++)

VIEWS (+) VIEWS (+) VIEWS (++) VIEWS (+)
FLOORPLAN EFFICIENCY (+) FLOORPLAN EFFICIENCY (++) FLOORPLAN EFFICIENCY (-) FLOORPLAN EFFICIENCY (-)
COST (-) COST (++) COST (+) COST (-)

TOTAL POINTS: 5 TOTAL POINTS: 10 TOTAL POINTS: 7 TOTAL POINTS: 2

DESIGN DETERMINANTS

CITYSCAPE (++)

The shifting cuboid shape is unique to Chicago, the segmented verticality can poten-

tially be favorable to the eyes of the pedestrian from street view. The building divided
flat planes to the North side can used as an LED billboard or other interesting feature

for the retail customers.

LV 74-75: MECH. FLOORS VIEWS (+)
SKYDECK [ LV 71-73: PENTHOUSES 16% Lake View (East)

‘ e 16% City View (West)

34% River View and City View (South)
349% City View and Lake View to the Far North (North)

LUXURY
CONDOS

LV 43-70: TOTAL 144 UNITS
30 STUDIO, 40 1-BR, 60 2-BR| 14 3-8R

LV41-42: MECHANICAL FLOORS

SERVICED
APARTMENTS

LV 21-40: TOTAL 180 UNITS
50 STUDIO, 50 1-BR, 60 2-BR| 20 3-8R

" HOTEL

LV 5-20: TOTAL 316 GUEST ROOMS
280 STANDARD, 56 1-BR DELUXE,
32 2-BR SUITE, 4 PRES. SUITE

FLOOR LAYOUT EFFICIENCY (++)

Separated building block are suited for different program functions.

Efficient in floor plan because of it’s simple rectangular shape, and there are only two
different floor plate sizes that are shifting by 10" to 20" yet the building appears to have
five different cuboids. Previously considered alternating corridor might not be necessary.

COST (++)

Simple rectangular structure that shifts by 10-20 feet should be more cost efficient than
a curve structure. The delicate shifting point condition (and cantilivered support portion
of the building) need to be studied carefully.

Concept Development

g rurueell ||

s Towe|| |

ECOLOGICAL (+)

Wind Force - right angled corners has less aerodynamic shape compared to curve corners,
but the building can be stronger because of simple rectangular/box construction.

Sun Exposure - the shape allows to minimize exposure to the extreme sun exposure of
East and West. (33% East and West facing, 67% North and South facing).

SENSE OF COMMUNITY (++)

Rooftops created by shifting the building blocks can be used for community functions.
There can potentially be 5 or more rooftops that can serve different community functions
or commercial restaurants. 10 to 20 feet of shifts provides a nice space for outdoor din-
ing area in summer seasons.

The geometry of the tower is explored through 6 design determinants: view, floor layout
efficiency, cost, cityscape, ecological, and the sense of community. Based on a careful
analysis, the shifting masses (scheme 2) provides the most potential scheme for the
mixed-use programmatic function (vertical stacking diagram on the far left) and the site

—t=

Ideal Vertical Stacking Diagram
for Different Mixed Use Functions

location (on the left).

Prazal RETAIL

BLDG SUPPORT/DOCKS

B1-B2 PARKING: PUBLIC & HOTEL

Shifting Masses Concept
The concept of the project is to extend the urban vitality of the street in the neighborhood
onto the building form as expressed by disparate functions and shifting massings.

ALEXANDER KOENADI

A MIXED-USE HIGH RISE DEVELOPMENT IN STREETERVILLE AREA - CHICAGO, IL



PENTHOUSES

CONDO CONFIG A CONDO CONFIG B

SERVICED APTS

HOTEL SUITES

7

HOTEL ROOMS

BASEMENT PARKING

ED=ESE HIGH RISENDE

MECHANICAL

PENTHOUSES

\ RESTAURANT

CONDO
CONFIG A

CONDO
CONFIG B

526' - 0

515'- 0"

TERRACE [ il
RESTAURANT ° ‘% Covei &4

SERVICED
APARTMENTS

HOTEL SUITES

HOTEL SERVICE
AND LOADING

BASEMENT
PARKING

ELOPMEN

REETER

Level 76
834'-0"
Level 75
823’ -0"
Level 74
812'-0"
Level 73
801'-0"
Level 72
780'- 0"
Level 71
779'-0"
Level 70
768' - 0"
Level 69

482' -0
Level 43
471'-0"
Level 42
460'- 0"
Level 41
449 - 0"
Level 40
438'-0"
Level 38
427 -0
Level 38
416'-0"
Level 37
405'-0"

Level 3
28 -0
Level 2
140"
Level 1
. LevelB1
™ A
Level B2
Level 63
A
Level B4
-36'-0"

PENTHOUSE PROGRAM

Floors: 70-75 (6 floors)

Gross Area: 33,600 SF

Net Area: 25,200 SF NET - 75% Efficiency
Typical floor: 1 penthouse - 5,600 SF

Mass 6 (8 floors - 5,600 SF)
Total Floor Area: 44,800 SF

CONDOMINIUM CONFIG A PROGRAM
Floors: 55-68 (13 floors)
Gross Area: 190,000 SF
Net Area: 142,500 SF NET - 75% Efficiency
Typical floor: 0 studio (0) - 700 SF
1 1-bedroom (13) - 1,200 SF
3 2-bedroom (39) - 2,000 SF
1 3-bedroom (13) - 3,000 SF
Total required area/floor: 11,200 SF

Mass 5 (14 floors - 13,613 SF)
Total Floor Area: 190,583 SF

CONDOMINIUM CONFIG B PROGRAM

Floors: 46-54 (9 floors)

Gross Area: 122,500 SF

Net Area: 91,875 SF - 75% Efficiency

Typical floor: 3 studio (27) - 700 SF
4 1-bedroom (36) - 1,200 SF
3 2-bedroom (36) - 2,000 SF
0 3-bedroom (0)

Total required area/floor: 12,900 SF

Mass 4 (11 floors - 13,613 SF)
Total Floor Area: 149,744 SF

SERVICED APARTMENTS PROGRAM
Floors: 30-43 (14 floors)
Gross Area: 224,000 SF
Net Area: 168,000 SF NET - 75% Efficiency
Typical floor: 4 studio (56) - 600 SF
4 1-bedroom (56) - 1,000 SF
5 2-bedroom (70) - 1,500 SF
1 3-bedroom (14) - 2,000 SF
Total required arealfloor: 15,900 SF

Mass 3 (16 floors - 16,016 SF)
Total Floor Area: 256,256 SF

HOTEL PROGRAM
Floors: 20-27 (8 floors)
Gross Area: 128,000 SF
Net Area: 96,000 SF NET - 75% Efficiency
Typical floor: 4 deluxe on lower 4 fl (28),
4 junior suite (32),
1 presidential suite on top 4 fl (4)

Mass 2 (10 floors - 16,016)
Total Floor Area: 160,160 SF

HOTEL PROGRAM
Floors: 4-17 (14 floors)
Gross Area: 224,000 SF
Net Area: 168,000 SF NET - 75% Efficiency
Typical floor: 20 standard (280),
2 deluxe (28)

Mass 1 (17 floors - 16,016)
Total Floor Area: 272,272 SF

HICAGO, IL

Shifting Masses Concept
The concept of the project is to extend the urban vitality of the street
in the neighborhood onto the building form as expressed by disparate
functions and shifting massings.

PROBLEM SEEKING

Unmet Density

The initial programming proposal does not meet
the density requirement. Current proposal for
the site consists of two high rises with twice as
much density as what | proposed.

Unfriendly Pedestrian Streetscape

Wide vehicular streets but narrow pedestrian
streets.

No storefront retails in the surrounding areas.
Park and New street to the East and West of the
site seems to be a ‘no man’s land’

Inadequate Public Amenities

Newly developed Streeterville area lacks public
urban amenities such as parks and public
spaces.

The Ogden Park to the West of the site seems
to be unwelcoming to street pedestrian to
explore.

Mixed-Use Strategy

To create a balanced mixed-use programmatic
functions within a single building, it needs a
proper strategy to stack them vertically and to
manage the access/interconnection between
programmatic functions

Lacking Sense of Community

Traditional building tower provides amenities on
the lower floor, concentrating the community
activities on the lower floors.

Tower and Podium Connection Problem

A very important issue arises on how the
building tower connects to the ground floor. The
challenging site that is sloped on one site of the
street and double level on the south side of the
street provides opportunities on how the tower
touches the ground.

Expressing the Function Problem (Tower)

The problem on how to make a building that
expresses the function aesthetically pleasing
and interesting to improve the value of the
building and to intrigue the interest of passersby
and the occupants of the surrounding building.

Expressing the Function Problem (Podium)
Retail podium imposes a difficult problem since
it needs to connect harmoniously with the
Tower, green roof, and the streetscape.

PROBLEM SOLVING
Increase Density

HIFTING MASSE

Divide the lot into two sections, the proposed tower currently designed for the semester is located on
the south of the site. Another future tower is proposed on the NE of the site, on top of the proposed
retail podium. The structure for the future tower is pre-constructed and incorporated in the retail
podium to anticipate future development of the tower as density in the area increases.

Improve Pedestrian Streetscape

Create a public plaza on the north side of the site (along lllinois St), which leads to the retail

podium/mall main entrance.

A safe pedestrian cross, perhaps in the form of textured surfaces as warning devices, would be
useful to connect River East Center and the retail podium (preferably on the NW corner side).

The public plaza should incorporate pedestrian friendly features such as (but not limited to) trees
(and planters), water features, seating area, bike racks, artistic sculptures.

Small retail storefront should be located on Park St and New St. Park St (West side) connects lllinois
St and Sheraton Hotel to the South, it is appropriate to locate Condo entrance on Park street
perpendicular to Ogden Park. Hotel entrance should be located on North Water Street on the south
side of the site for easy vehicular access. Small retail storefront that engages activities such as cafes
should be located along Park St to revitalize this street. Small retail shops for residents such as dry
cleaning, flower shops, small retail banks, and small grocery store should be located on New Street
to revitalize this street. Ample street parking will also help the retail on this street.

Provide Public Amenities within Site

Connect the site to the adjacent open space on the building to the east with a sky bridge accessible

from retail podium rooftop.

Rooftop portion of the podium should be publicly accessible from the lower retail spaces and also
from the West of the site (direct access from Ogden Park through the site to the open space on the

east side of the site)

Secondary retail podium entrance from Park and New Street to improve pedestrian access and
activity in this area and to connect the east and west side of the site.

Balanced Mixed-Use

Residential compaonent which include condominium,

apartments, and hotel is incorporated within a

single tower. A balanced ratio is based on market study and precedents. Hotel should be on the
lower floors for efficiency and condominiums should be on the higher floors both for efficiency and

the high property value

Distributed Community Space

Since the residential units are stacked vertically, the community space should also be distributed
vertically to create a sense of community within a single tower.

Utilize the sife for the connection

Hotel support should be located on the south side, with loading access on the lower North Water
Street (no exposure to pedestrian views). Tower + Podium + Roof Garden connection should be

incorporated in the design.

Function Expression Is Determined by the Function Itself (Tower)
The building concept of function expression should be determined by the function itself. The public
spaces in between the different private residential units should express the change in functions within

the tower.

This can also be achieved by changing building skin or different building skin approach for each
function with response to the climate and space usage. A further study of the occupant behavior of
the residential component is important to determine the right approach for the building skin.

Hotel - hotel guests come and go, high in turnover rate, least demand in terms of building skin, but
high demand in service and amenities. Most likely business people who come for conference or
singles/couples that are having vacation. Room will mostly be empty most of the day and used

mainly in the afternoon for rest.

Hotel Suites — Most likely the guests come in groups or families having a weekend getaway or a
group of business people sharing a suite (a team of a project or group of trainees). Turnover is
expected less than hotel standard rooms, since guests might stay for 2-3 days or more. High demand

in service and amenities.

Serviced Apartments — Families that demands service/minimum maintenance or out-of-town
corporate professionals that stay for a short term periods. Hotel service is shared with serviced

apartments with clean up service every 2 or 3 days.

Condominiums — The occupants who bought the condominium units will have more demand on
ventilation and comfort for a long period of time. The building skin can be more expressive since this

space is more active and more occupied.

Function Expression Is Determined by the Function Itself (Podium)

Retail within the podium space should be divided into clusters for easy manageability, for example
restaurants, food court, fashion retails, and other retails. This cluster (function) will also expressed
harizontally creating interesting spaces in between clusters for circulation between retail and
residential tower, also between the indoor and outdoor.

ALEXANDER KOENADI



VERTICAL TRANSPORTATION

PENTHOUSE PROGRAM 31
w MECHANICAL Level 76 Floors: 70-75 (6 floors) |
% Conei 15 Gross Area: 33,600 SF
=) Jay oo Net Area: 25,200 SF NET - 75% Efficiency Bl ¢
O gz Typical floor: 1 penthouse - 5,600 SF ~B Shiftl ng Masses Conce pt
T evel 73
= PENTHOUSES Covel 12 o i A
Z oy 5 1 . The concept of the project is to extend the urban
E - oo Mass 6 (8 floors - 5,600 SF) / s itali fth H h iochborh d h
| EEETIE (&% Total Floor Area: 44,800 SF / N vitality of the street in the neighborhood onto the
Leveica .. jolo| building form as expressed by disparate functions
Level 67 (el o] LR ]
735 . 0" CONDOMINIUM CONFIG A PROGRAM i i i
" DY P o) oo . and shifting massings.
0] Leelo> Gross Area: 190,000 SF & © . *
i Leueiod Net Area: 142,500 SF NET - 75% Efficiency oo e e I | |
& [Si¢  Typical floor: O studio (0) - 700 SF B B y ’ : .
g o pred S B B B Vertllca Circulation (Elevator Diagram)
e 3 2-bedroom (39) - 2,000 SF - i
o CONDO o 1 3-bedroom (13) - 3,000 SF s N Hotel Capacity
2 CONFIG A sieg  Total required areaffioor: 11,200 SF . K 1 passanger elevator every 75 rooms
2 L e o0 .. 1 passanger elevator for a 3-floor building
o LevelsT oo ) p
%__ B ¥3351‘|§|(14R°°f31';§§813383;) o0 oo 1 service elevator every 2 passenger elevators
1 2 e otal Floor Area: ¥ :
s N ONOOMIU CONFIC o PROGRA e K (or 1 service elevator every 200-300 rooms)
g (8% Fioors: 46-54 (9 floors) oo e
—4 . leeln2  Gross Area: 122,500 SF 00 .o - g
T E%E NetArea: 91,875 SF - 75% Efficiency o|o oo Apartment/Condominium Capacity
Z = Typical floor: 3 studio (27) - 700 SF = B . . S §
8 CONDO - 4 1-bedroom (36) - 1,200 SF B N, 1 elevator every 90 units (or every 60 units in
CONFIG B T T T T e 3 2-bedroom (36) - 2,000 SF b
0 Lovids 0 3-bedroom (0) el° K urban areas)
= ar Total required area/floor: 12,900 SF B © oo B i
olo .o Minimum 1 service elevator
2 e : Mass 4 (11 floors - 13,613 SF) N M
- T Total Floor Area. 149,744 SF H E
~ 5 |
oo EEEm=N.|e Means of Egress
o 0o e LR ]
olole .o 150 feet maximum from the farthest unit
SERVICED APARTMENTS PROGRAM o0 e e e
) Floors: 30-43 (14 floors) o oe e
e Gross Area: 224,000 SF ) . o .
< SERVICED Netﬁrea: 168,000 S_F NET - 75% Efficiency o le .
a Typical floor: 4 studio (56) - 600 SF
w APARTMENTS 4 1-bedroom (56) - 1,000 SF oo e ..
[&] 5 2-bedroom (70) - 1,500 SF oo0e .o
= ) 1 3-bedroom (14) - 2,000 SF o0 e e
E Total required arealfloor: 15,900 SF clo e ole
1] [AFeRr } o
o0 ed )
Mass 3 (16 floors - 16,016 SF) - <l
Total Floor Area: 256,256 SF ~ P - o o
N L
L A BN BN ) & O
HOTEL PROGRAM
] Floors: 20-27 (8 floors) H° 'R i °
y Gross Area: 128,000 SF 00 ee olo
=) - Net Area: 96,000 SF NET - 75% Efficiency oo el oo
) HOTEL SUITES Typical floor: 4 deluxe on lower 4 fl (28), 00 ele olo
i 4 junior suite (32), ololele =
E 1 presidential suite on top 4 fl (4) olole B -
2 2 Mass 2 (10 floors - 16,016) ‘HR N
its Total Floor Area: 160,160 SF ololels Bl o
~ o0 e e Q|0
[eRReRE BN ) o|C
(eReRE BN ) o|C
) 00 e e olo
= HOTEL PROGRAM 10 o i oo
o Floors: 4-17 (14 floors) 00 e e ol
8 Gross Area: 224,000 SF 00 e e o|o
Net Area: 168,000 SF NET - 75% Efficiency olo o .
ﬂ Typical floor: 20 standard (280),
'6 2 deluxe (28) g i g 2
O e e (o]
T 0o ee oo
o0 ele °|o . Hotel Guests | Hotel Freight
o|0|e|® o) O
N “HY P . Residents . Residential Freight
HOTEL SERVICE Mass 1 (17 floors - 16,016) ik o Restaurant Visitors Restaurant Freight
ANDILOADING Total Floor Area: 272,272 SF . . D @
— = .o . " | Parking 'O Unaccessible Floors
BASEMENT PARKING PARKING m

Accessible Floors
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= | . Unit E - 2,500 SF
(SR = = Unit F - 3,750 SF
= ) iNj
O &
N
HOTEL SUITES | i g i)l
_ "
Ell\ = | o
J=odT ol
'HOTEL SERVICE ID/ @ :I @
SERVICED APARTMENTS
LEVEL32-43

A MIXED-USE HIGH RISE DEVELOPMENT IN STREETERVILLE AREA - CHICAGO, IL ALEXANDER KOENADI



MECHANICAL
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] 2 BED/2 BATH
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CONDO CONFIG. B
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LEVEL 56-68
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View from Ogden Plaza to Condo Entrance
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View from Sheraton Hotel (South West)
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