
PROJECT TITLE EXHIBITS 
(List all attached exhibits - Scope of Work, Work 
Schedule, Payment Schedule, Renewal Options, etc.) 

CONTRACTOR CITY OF REDMOND PROJECT ADMINISTRATOR 
(Name, address, phone #) 

City of Redmond 

CONTRACTOR'S CONTACT INFORMATION 
(Name, address, phone #) 

BUDGET OR FUNDING SOURCE 

CONTRACT COMPLETION DATE MAXIMUM AMOUNT PAYABLE 
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ECONorthwest 1 

Economic Study of 
Redmond Centers 

The City of Redmond is overhauling their existing development incentive packages for the 

Overlake, Marymoor, and Downtown Centers to better prepare for expected growth over the 

next 20 years. The City will need to design incentive packages that can both encourage the level 

of development necessary to meet growth targets, while helping the City achieve its goals 

related to affordability, livability, sustainability, and equity. This project will help City staff and 

community stakeholders understand the draft incentive packages’ effectiveness in meeting 

growth and policy objectives. 

Central questions for this project include: 

▪ Are the draft incentive packages feasible for the types of development the City is

looking to incentivize?

▪ What are the various costs and considerations for developers associated with each

incentive requirement?

▪ Do development outcomes from the incentive packages help the City meet their policy

goals?

▪ What are the various costs and considerations for the City in implementing and

managing the various incentive programs?
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Exhibit A:Scope of Work
Task 1. Kick-off Meeting and Project 
Management 

Task 1.1 Kickoff & Project Schedule 

The kickoff meeting will play a key role in aligning expectations for approach, roles, and 

communications protocols. We also like to take time in every kickoff meeting to ask the client to 

define what success will look like for the project, to ensure we understand the client’s 

aspirations and the most important outcomes. At this meeting, we will review the schedule and 

relevant data and resources, and discuss the preferred format and audience for key 

deliverables.  

Task 1.2 Ongoing Check-ins and Project Coordination Meetings 

Throughout the course of the project, ECONorthwest with host regular check-in meetings with 

the project management team to share progress, address questions, and set direction. 

Task 1 Meetings 

▪ Kickoff Meeting (virtual or in-person if timing aligns with schedules)

▪ Biweekly Check-in Meetings (virtual)

▪ Six team coordination meetings (2 per incentive package)

Task 1 Deliverable: 

▪ Refined project schedule

▪ Kickoff Meeting Summary

Task 2. Stakeholder Engagement and Analysis 
Framework 

ECONorthwest will conduct outreach with stakeholders to better inform the analysis and 

recommendations in Tasks 3 and 4. Stakeholder engagement will run in parallel with Task 3 to 

help inform our assumptions, validate findings, and gain perspectives on development in the 

City and any potential recommendations.  

Task 2.1 Review of Incentive Structures 

Prior to developing a list of stakeholders to engage, ECONorthwest will conduct a thorough 

review of the City’s incentive structure for Overlake (and for Marymoor and Downtown when 

they become available). We will also work with staff during a regular check-in meeting to 
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further narrow the list of incentives to analyze, as some incentives have financial impacts and 

others have more spatial considerations that are difficult to quantity.   

Task 2.2 Review Local Market Conditions 

ECONorthwest will conduct a review of local market conditions within each of the three centers 

to have a better understanding of recent development trends. Tasks 2.1 and 2.2 will help us 

identify stakeholders who may utilize the incentive structures in the future and in what ways. 

They will also help inform key topics and questions to consider prioritizing in the interviews.  

City staff indicated they may have recent and relevant market research to share. If so, 

ECONorthwest will utilize that in place of or in addition to our market research. 

Task 2.2 Analysis Framework 

After completing a thorough review of the City’s incentive structures and understanding local 

market conditions, ECONorthwest will develop an analysis framework for Task 3 and work 

with staff to ensure it aligns with the City’s goals for the project prior to beginning the work. 

Given this project has relevant moving partner projects on varying timelines, including an 

ongoing zoning code update, it will be important to coordinate closely with city staff to ensure 

the information needed to conduct a thorough analysis is complete and available.  

Completing Tasks 2.1 and 2.2 prior to engaging stakeholders will help ensure interview time is 

used efficiently and the information obtained can inform each part of the analysis and 

recommendations.  

Task 2.3 Stakeholder Interviews 

ECONorthwest will work with city staff during regular check-ins to develop a targeted list of 

stakeholders to interview, and key topic areas that will help organize and facilitate the 

interviews. This coordination will also ensure that the three centers are appropriately 

represented.  

Possible stakeholders include: 

▪ local and regional developers that adequately represent the prototypes analyzed in Task 

3 

▪ architects and other design professionals who would work directly with design 

incentives  

Task 2 Interviews: 

▪ a maximum of 15 interviews or 3-5 focus groups (ECONorthwest will work will staff to 

distribute interviews as needed to ensure centers are adequately represented, knowing 

that some interviews can inform the work for multiple centers) 
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Deliverables: 

▪ Memo summarizing analysis framework to be agreed upon prior to beginning analysis  

▪ Summary of stakeholder engagement will be included in an appendix of the final report 

Task 3 – Economic Analysis of Incentive 

Packages  

Task 3.1 Finalize Local Market Research  

ECONorthwest will finalize the market research (received or conducted) in Task 2.2 on overall 

market trends, conditions and prototypical development within the Overlake, Downtown and 

Marymoor Centers (and adjacent areas if necessary). We will identify examples of recent 

development within and surrounding the three areas which will help estimate prices and/or 

rents, and provide data regarding construction type, site and building characteristics, such as 

unit size, location, density, lot size, parking and other features to help inform the development 

of physical prototypes to test the financial performance of the incentives.  

The analysis will include a maximum of 6 development prototypes. Prototypes could include 

the following:  

▪ 3-story multifamily wood frame 

▪ 4-story multifamily wood frame  

▪ 4 over 1 podium mixed use 

▪ 5 over 2 podium mixed use 

▪ Lower density tower or mass timber mixed use 

▪ 21-23 story tower mixed use 

The appropriate tenure for each prototype will be determined by physical form. 

ECONorthwest will work with city staff and stakeholders to confirm building prototypes to test 

prior to beginning the financial analysis. These prototypes will be used to test the potential 

performance of the incentives both individually and cumulatively. 

Task 3.2 Evaluate Incentives Related to Site Layout and Building Form and Scale 

MAKERS will evaluate the incentives relating to site layout and building form and scale. As 

part of this evaluation, MAKERS may use existing development examples and/or available 

development prototypes to determine and communicate feasibility. MAKERS may also develop 

simple diagrammatic 3-D massing models of up to five prototype sites/building types identified 

in Task 3.1 (provided this approach is agreed upon in writing by the City and ECONorthwest). 
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These models will provide high-level spatial analysis and help identify considerations for 

specific form and site-based incentives (trees requirements, open/public space, etc.). The models 

can also be used to help communicate concepts to decision-makers and community members. 

The number of modeled prototypes will depend on the size and complexity of the site and 

building plus the chosen level of detail for the model.  Such 3-D models would be developed 

based on building and site information developed by ECONorthwest’s analysis and/or 

provided by the City. 3-D models developed for Overlake will serve as analysis base for 

Downtown and Marymoor. 

Task 3.3 Evaluate Financial Impacts of Green Building Requirements  

In partnership with ECONorthwest, DCW Cost Management will prepare probable 

construction cost estimates related to the green building requirements identified in the base 

zoning requirements for the three centers. Cost estimates for green building components will 

be prepared for each development prototype and used as part of the financial feasibility 

analysis in Task 3.4.   

 

Task 3.4 Evaluate Financial Impacts of Incentive Packages  

Once prototypes and site conditions are developed, ECONorthwest will evaluate the financial 

impacts on the prototypical developments opting in to the incentive packages (relative to 

developments building under base zoning entitlements) in each of the three centers, given the 

estimated construction and development costs for the area. Our team will use development pro-

formas to understand the sensitivity of costs, benefits, and weighting of incentives to desired 

development types and market conditions in the three centers.  

The central question of this analysis is: will accessing the incentives create more value for 

developers relative to the cost of providing the program options? This will help us identify 

which incentives are most likely to pursue or not pursue and why.  

DCW Cost Management will assist ECONorthwest with understanding impacts associated with new 

green building requirements for each development prototypes under this task.  

Task 3.5 Evaluate Costs to the City to Implement and Manage Program Options 

As part of Task 3, the City would also like to understand the estimated costs to the City to 

implement and manage the incentive programs across the three centers. Ultimately, the cost of 

implementing and managing these types of programs will be a matter of staff time and 

capacity. Implementation and program management will need to be considered from the 

perspective of a project’s life cycle: 

▪ Land use entitlements and permitting: additional effort required from staff to verify 

project points and qualifying incentive 
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▪ Physical compliance: added levels of complexity for inspections during construction 

▪ Programmatic compliance: managing necessary agreements such as phasing plans, 

ground floor leases, development agreements, etc.  

▪ Ongoing compliance: for elements that extend beyond construction and immediate 

occupancy such as affordability 

ECONorthwest will lean on its implementation experience to help the City understand what the 

range of implications may be for staffing needs and expertise to help identify the programmatic 

resources needed from a budget perspective. This analysis will also be informed about our 

understanding of utilization of the incentives in the analysis conducted in Task 3.2 so we can 

best help city staff understand which incentives might be of most interest to developers and 

how often they might use them.  

Deliverables: 

▪ Technical Memo summarizing methodology and results of feasibility analysis (including 

the assessment which incentives are most likely to be pursued or not pursued)  

▪ Qualitative evaluation of program management costs will be included in final report 

Task 4 –Analysis of City Goals 

Task 4.1 Establish Framework for Evaluation 

Utilizing the results from the economic analysis in Task 3, ECONorthwest will meet with staff 

to review results that will help inform which incentives are more likely to be utilized and in 

what ways. Once there is an understanding of how incentives are likely to perform, 

ECONorthwest and MAKERS will work with city staff to discuss priorities and create a 

framework to assess how those incentives can help the City meet its goals related to 

affordability, displacement, livability, among others.  

This framework will identify areas where any priorities systems in the packages should be 

refined and begin to inform any recommendations for the point system. 

Task 4.2 Analysis of City Goals  

Once a framework for the analysis has been developed, ECONorthwest (with MAKERS 

advising on urban design context components) will assess how (and to what degree) the draft 

incentive packages, in the context of the feasibility results, will help the City achieve its goals. 

This will largely be a qualitative exercise, but working with staff in Task 4.1 on creating a 

framework will assist in identifying ways to make the analysis rigorous. We will identify how 

the various incentives help the City achieve each one of its goals and create some scenarios that 

optimize outcomes to understand how changes to the weighting criteria could affect outcomes 

and utilization.  
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The central question for this task is: Does the structure of the incentive program and the 

elements within the program advances the City’s goals and polices? 

Task 4.3 Recommendations 

ECONorthwest will prepare detailed recommendations for how the City should consider 

adjusting its program options within the three incentive packages to encourage participation by 

developers, which will ultimately assist the city in meeting its goals. These recommendations 

will be rooted in the results from the analyses completed in Tasks 3.2 and 4.2, our relevant 

housing work from across the state and the west coast and stakeholder interviews conducted in 

Task 2.3. 

Deliverables: 

▪ Goal matrix summarizing how well the incentive packages help the City achieve its

policy goals

▪ Presentation to staff on draft recommendations

Exhibit B: Completion of Work -Task 5 – Final Report 

ECONorthwest will assemble the materials produced throughout the project into a final report 

to summarize the results of the project. 

Deliverables: 

▪ Final Report Document that summarizes recommendations on implementation of

incentives in Overlake, Downtown, Marymoor Village

▪ Packaged presentation materials utilized throughout the project
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Exhibit C: Budget 

Our proposed budget reflects all activities described by city staff and will be billed on a time 

and materials basis, not to exceed $87,000.  

 Note: DCW Cost Management costs under Task 3.3 are for green building cost estimating, to be billed to 

the Environmental Sustainability Program.  
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RFP 10768-22 

Economic Study of Redmond 2050 Centers Incentive Packages 

Exhibit D – Option for Renewal 

The City reserves the right to renew this contract for one (1) additional one-year renewal term, for a 
potential maximum total term of two (2) years, upon serving notice to Consultant within thirty (30) calendar 
days prior to expiration.  If a renewal provision is exercised, all terms and conditions of original contract 
shall remain in full force and effect.  A renewal will be accomplished through a separate contract with 
reference to the original contract.  Acceptance of a renewal offer will be by mutual agreement of both 
parties.  The Mayor or designee is authorized to exercise this renewal option. 

Should the City exercise a renewal option, the City and Consultant may discuss any necessary changes to 
services and will confirm price/rates prior to each renewal.  Consultant shall notify the City in writing at least 
thirty (30) days prior to any proposed price adjustment.  Acceptance of such a request will be at the sole 
discretion of the City. 
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