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51 Countries of origin
32 Languages spoken

KPF Worldwide



KPF OFFICES

New York

Hong Kong

London

Shanghai



OFFICE

CULTURE + ENTERTAINMENT

MIXED USE

HEALTH + SCIENCE

CORPORATE

HOSPITALITY

SUPERTALL

MASTER PLAN

RETAIL

RESIDENTIAL

INTERIORS

TRANSPORTATION

EDUCATION

GOVERNMENT

REPOSITIONING

HERITAGE + HISTORIC

TYPOLOGIES



KPF MIXED-USE MASTER PLANS

Roppongi Hills, Tokyo

International Commerce Centre, Hong Kong

Lotte World Tower, Seoul

Jing An Kerry Centre, Shanghai



KPF MIXED-USE MASTER PLANS

Roppongi Hills, Tokyo

International Commerce Centre, Hong Kong

Lotte World Tower, Seoul

Jing An Kerry Centre, Shanghai



WHAT MAKES A MIXED-USE DEVELOPEMENT?

• Office
• Residential
• Hotel
• Retail
• Food + Beverage
• Entertainment
• Assembly

• Observation
• Art Program
• Event Program
• Green Space /

Public Room
• Museum
• Educational
• Hospitality / Service



ARCHETYPE vs. PARADIGM



Rockefeller Center
New York | SL Green | 492,386 SM | 375 M





WHATS GREAT

• Iconic Public Space
• Transit Oriented
• Multiple Ground Planes
• Cohesive Design
• An Events Program
• Its Timeless…



WHATS WRONG

• No Hotel
• No Housing
• Weak Food & Beverage 

Experience
• Minimal Cultural Diversity
• Too Touristy (No Locals)
• Limited Office Space 

Variation
• Limited Green Space
• Its Old..



• Collaboration

• Density

• Flexible Space

• Diversity

• Integrated Use

• Amenity Rich

• Green Programs

• Sustainable Thinking

• Resiliency

• Repositioning

TRENDS



Hudson Yards
New York | Related Companies & Oxford Properties | 492,386 SM | 375 M



PROCESS
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SITE PLAN





PLACES



Covent Garden
London



SITE PLAN



Kings Court (under construction)
London | CAPCO | 15,800 SM | 51 Units







Langham and Andaz Xintiandi Hotel
Shanghai | 62,000 SM | 713 Keys





SITE PLAN





Songdo Canal Walk
Incheon | NSIC | 120,000 SM | 345 Officetels



SITE PLAN







BUILDINGS



390 Madison Avenue (Under Construction) 
New York | L&L Holdings | 83,400 SM



PROCESS





Unilever House (2007)
London | Unilever plc. | 36,500 SM











Heron Tower (2011)
London | Heron Properties | 65,000 SM | 202 M













EXISTING







Centra Metropark
Iselin | 12,219 SM | 16 M











175 Park Avenue
Madison | 26,477 SM | M











THANK YOU



Destination Virginia?

NAIOP March 23, 2017
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Our Perspective / Typical Focus

Understand the baseline of current state operations

Determine the business case associated with a redeployment and consolidation

Identify the optimal location to support the consolidated or redeployed operations

Facilitate the negotiation of incentives reflective of the size / scale of the investment 

Facilitate the negotiation and structure the optimal real estate transaction (terms and conditions)

Facilitate the build-out the new operation on time and on budget



30+ Assumptions Drive the Business Case when 

Moving Operations
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NEW BASELINE AFTER RIF 

Terminated Headcount

Headcount 

Immediately Severed 
Stay Bonus Offered

Transition Staffing 

Headcount

Departing Headcount 

“Quitters”

Outplacement

COBRA

Severance

Salary

Bonus

Stay Bonus

Internal Project 

Team

Bonus Savings

Salary & Travel Cost

Retained Headcount 

(Baseline)

New Location Headcount

Headcount Offered 

Relocation

Headcount Offered 

Relo Package
New Hire Headcount

Relocation Costs
Recruiting

TOTAL HEADCOUNT AFTER REDEPLOYMENT = #

B

Training

Bonus Savings

A

Q
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MDJ
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R

O P

NHeadcount Not 

Offered Relo

Package

E

70%46%0%

100% 0%

Headcount Accept 

Relo Package

Relocation Costs

F Headcount Not 

Accepting Relo

Package

G
Headcount 

Accepting Relo

H
Headcount Not 

accepting Relo

I

65% 35% 0% 0%

0% 100%

70% 30%

Outplacement

COBRA

Severance

COBRA

BASELINE

CURRENT FILLED AND OPEN POSITIONS 
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Per FTE Costs (Min-Max and Average)

$0 $5,000 $10,000 $15,000 $20,000 $25,000 $30,000 $35,000

Transition Staffing 

Severance

Stay Bonus

Recruiting

Tenant Improvement Expense

FF&E

Emp Relocation

Training

Project Team

COBRA

Service Providers)

Relocatee

Outplacement

File Relocation

HR Campaign

Facility Reorganization

Average Min Max

Rule of Thumb!  US$65,000 to $110,000 per in-scope job 

One-time Costs Determine ROI 
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Total Cost

Financial Factors

Desired mix of low 
costs and preferred 
operating conditions

High cost but 
preferred operating 

conditions
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Physical 
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%
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%

Ability to Support 

Value-Added

Processes

%

Demonstrated 

Previous 

Investment

%

Difficulty to  

Implement
%

F&A Analyst %

CSR %

IT Analyst %

Mgmt %

Prof Occupations %

Graduate Output %

Turnover %

Market Size %

F&A Analyst %

CSR %

IT Analyst %

Data Entry %

F&A Analyst %

IT Analyst %

IT %
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Pro Business %

Unionization %

Air Service %
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Relo Acceptance %
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Acceptance

%

Real Estate Options %
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%

Implement.

%

Disaster

%

Risk

100%

Location Analytics - Measure Alignment with 

Goals
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Workplace Concepts - Size the RE Envelope
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Incentives - Differentiate Between Short Listed 

Candidates

Process

Select most effective local / state partners

Establish confidentiality

Strategic in person meetings

Develop Win-Win



Technology Talent in the National Capital Region
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Employment in Software Publishing, Computer Systems Design, Data Processing & Hosting
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98.3 100.0 101.9 103.3

113.9 114.5

129.8

Tampa, FL US Average Raleigh, NC Austin, TX Boston, MA Washington, DC San Jose, CA

9
Data Source: Economic Research Institute.  Index based on Software Developer, 

Computer Systems Analyst, Data Architect and IT Applications Programming Manager 

positions

Technology Wage Index



Mitch Bonanno
Senior Vice President 

Director of Development







BEYOND
REAL

ESTATE

People

Places

Partnerships



People

Experienced Team of Almost 500
• Leasing

• Property 
Management

• Engineering

• Development

• Construction 
Management



Places
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Partnership at All Levels

VNO

COMMUNITY/
BIDS

SMALL 
BUSINESSES

TENANTS

LOCAL
GOVERNMENTS
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Builders of Community









• Metro

• VRE

• DCA

• Commuter Bus

• Bikes and Trails

Best Transportation in Metro Area



Over 50 Buildings with Approximately:
• 11M SF of Office

• 12 Hotels

• 6,000 Residential Units

• 1M SF Retail & Restaurants

Mix of Uses

Parks & Plazas

Activities & Events



PTO Space Releasing

• About 2M SF in Crystal City Vacated 2001‐2004

• 14 Buildings, Primary Tenant in 7

• Released / Repositioned Over 4 Years

• Painful, But Overall Positive for Crystal City 

– Strong office market, little contractor drafting, and 
limited local emerging market competition at the time    



Before “Street” Retail



Crystal Drive — Retail Main Street









Adaptive Reuse Redevelopment

220 20th Street

13 Story — 200,000 SF 
Office Building

19 Stories; 270,000 SF; 265 units
Luxury Rental Apartment Building

Added 6 Floors





Crystal City — Innovative Community

WeLive Design Lab

TechShop







1999K
• 150,000 SF – “C” Building 

• K Street Corner Transformed into a 250,000 SF Trophy Development

• First Helmut Jahn Building in Washington



“Deal of the Year”
• Single tenant, Mayer 

Brown law firm occupies 
the entire building

• Sold to Deka, German 
Investment Fund 
– $830 per square foot
– $207.8 million





The Bartlett

• 82% Leased TO DATE

• 76% Occupied

• Pre‐leasing starting 
February 2016 
& First Units Delivered  
June 2016

• Highest price per square 
foot (not aggregate) in 
our competitive set

• AVERAGE 44 
LEASES/MONTH





















My question for Q/A – how does local 
jurisdiction and national locality 

economic development efforts impact 
this discussion?  



Mitch Bonanno
Senior Vice President, Director of Development

MBonanno@VNO.com

linkedin.com/in/mitch‐bonanno
Twitter ‐@MitchBonanno

Mitchell.J.Bonanno@gmail.com
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