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AFFORDABLE HOUSING 

Sound Transit’s goal for the �ve TOD sites is 
to maximize density (residential and 
employment), thereby encouraging 
increased transit ridership. The Urban 
Design Framework (UDF) expressed a goal 
to provide 50% of all housing at a�ordable 
rents (50% of Area Median Income), for 50 
years. Sound Transit and the City intend 
that the Request for Quali�cations/
Request for Proposals process will provide 
a clear preference for developers’ respon-
siveness in meeting that goal. The UDF did 
not project the number of residential units 
that may be constructed, and the 
estimates in this Coordinated Develop-
ment Plan are only that. While subsidizing 
a�ordable housing is not within Sound 
Transit’s transit mission, encouraging the 
provision for a�ordable housing at these 
sites directly bene�ts ridership. These TOD 
sites currently have no a�ordable housing 
requirement by City code.  An aggressive  
market-based approach  to a�ordable 
housing  will be needed to meet the goal.

The CDP’s approach for a�ordable housing 
includes providing Site B-North competi-
tively as an exclusive site for a�ordable 
housing under City, state and federal 
�nancing incentives. Sound Transit further 
intends that all market rate sites achieve 
20% of all units at below 80% of Area 
Median Income, for twelve years partici-
pating in the City’s Multifamily Tax Exemp-
tion Program. Sound Transit’s 2010 Capitol 
Hill housing study indicated a substantial 
unmet demand for below-market rate 
housing. Convenient and reliable public 
transit o�ers greater choice for all house-
holds, but especially so for those with 
limited means. Given the traditional high 
ridership of lower income households, this 
location’s proximity to three transit modes, 
walking distance to two higher education 

institutions, numerous medical and com-
munity services, argue strongly for 
consumer choices that do not require the 
expense of a private vehicle. While every 
site is expected to provide some level of 
parking below a ratio of .7 stalls per 
residential units, competitive preference 
will be for projects that unbundle residen-
tial rents from vehicular parking. 

As stated, Sound Transit and the City 
intend that Site B-North be constructed as 
100% a�ordable housing; Sound Transit 
will encumber the parcel as such. The site is 
sized to accommodate at least 86 units 
within an 85 foot height. The current 
allowed height of 40 feet is not conducive 
to an e�cient and economical a�ordable 
housing building. Greater density is 
achieved by Sound Transit making the site 
available for a�ordable housing in 
exchange for increased height on Site 
B-South. In this way, a fair market value 
trade between the two parcels can be 
achieved through the Development Agree-
ment, compatible with state and federal 
requirements. Seattle is fortunate to have 
numerous a�ordable housing providers, 
o�ering a wide range of residential niches: 
seniors, women, families, special popula-
tions, artists, and veterans. Sound Transit 
has assumed a conventional unit size 
which could vary, perhaps increasing the 
site’s unit count. Based on this Plan’s 
estimate of total residential units (441), this 
site potentially provides 20% a�ordability 
of all residential units, at or below 60% 
Area Median Income (AMI).

Second, Sound Transit intends to require 
that the developers of the market-rate sites 
(A, B-South, C and D) participate in the 
Multifamily Tax Exemption Program for the 
remaining 338 residential units. That 

program, allowed under state law, is currently popular 
among area developers who are exempted from local 
property tax for 12 years by providing 20% of unit rents 
be at or below 80% AMI. Typically, developers may 
suspend their participation at any time during the 12 
years; this Plan’s approach would require the full 12 years 
of participation on each market rate site, provided the 
program remains in existence. This approach has not 
been tried by a local property owner and represents 
some risk that �nancial conditions or unforeseeable 
events might limit responses to develop under this 
requirement, intended to be  an encumbrance on the 
property title. Sound Transit cannot assume the risk of 

any current or future �nancial obligation to subsidize 
a�ordable housing, but can attempt to stimulate respon-
siveness given the expected desirability of the TOD sites. 
All property transactions must be approval by the Sound 
Transit Board.

In addition to at least 86 a�ordable housing units on Site 
B-North, the MFTE/market rate approach would result in 
68 rent reduced units for at least 12 years, achieving 36% 
a�ordability at the Capitol Hill sites. If Site D is develop-
ment as 100% student housing, the a�ordable percent-
age would increase to 46%.
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URBAN DESIGN FRAMEWORK 

The Capitol Hill Light Rail Station TOD Sites 
Urban Design Framework (UDF) embodies a 
considerable community e�ort to create a 
vision for Sound Transit’s future develop-
ment sites. In response to that e�ort, this 
Coordinated Development Plan has endeav-
ored to incorporate numerous design 
elements and suggestions to be imple-
mented through the Development Agree-
ment. Major subjects addressed in the UDF 
include: streetscape design, site plan hierar-
chy, the inclusion of a�ordable housing, 
lower than standard parking ratios, inclusion 
of community and commercial space, 
increased density, sustainable development 
practices and improvements for both 
bicycle and pedestrian access.

Speci�c recommendations also address the 
creation of a festival street on Denny, 
limited auto access to the main station site, 
widened sidewalks on Broadway, and the 
creation of a woonerf-type street (Nagle 
Place Extension). The UDF calls for a site 
plan hierarchy that includes: a mid-block 
pass through from Broadway to 10th 
Avenue East, a large central plaza intended 
to house the Broadway Farmers Market, 
commercial space at the ground �oor on 
Broadway, and possible inclusion of stoops 
and gardens at the ground level on 10th 
Avenue East. Sound Transit’s CDP includes 
provisions for  all of the elements. While the 
Festival Street is not a responsibility, its 
design, purpose and materials will be 
coordinated within the Development 
Agreement, integrating these elements 
with Sites A and C, NPE and the plaza.

The UDF recognizes the importance of 
tra�c circulation in the neighborhood and 
to the sites, calling for limits to auto access, 
reduced parking ratios, and no cut-through 
tra�c on Nagle Place Extension, among 

other suggestions. The CDP, balances all interests, achieving many of those 
features. Non-motorized access is strongly advocated; the importance of plaza 
access and bicycle parking and the pass-throughs are re�ected in this Plan. The 
coordinated approach for sustainable development practices is evidenced in the 
green roof and plantings, and LEED building requirements.

The UDF calls for increased density on the site, recognizing the construction industry’s 
“�ve over one” building type. This CDP, based on conventional market assumptions, 
anticipates a density equivalent of approximately 180 units per acre, within the limits of 
the allowed height and �oor area ratios.

Potential for covered plaza for 
inclement weather

SITE D
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BROADWAY & DENNY WAY

At speci�c locations along Broadway, the Station Master Use Permit requires 22 foot wide sidewalks. The predomi-
nant existing sidewalk width for Sites A, C and D along Broadway is 14 feet. To create a uniform and functional 
sidewalk width, this plan provides for a retail façade setback of four feet, providing a uniform 18 foot width.  Within 
this 18 foot zone is a �ve foot planting strip for landscaping and tree canopy, as well as intermittent bicycle park-
ing. The openness of this space is a direct product of the height of the retail �oor which subsequently determines 
the height of the residential bay windows, balconies and other elements in the structural overhang of the upper 
�oors. From this approach, the �rst �oor height should be approximately 20’, providing a 17’ vertical clear zone that 
is open and spacious, enhancing the retail façade.  Because of the weather protection o�ered by this retail setback 
and residential �oor overhang, devices such as canopies and awnings should not be required.

The same dimensional treatment occurs on the Denny facades of Sites A and C, however Site A requires a plinth for 
the building to accommodate the slope of the site.

10th AVENUE

10th Avenue is a residential street with an intentionally di�erent character than Broadway.   Site B, bookended by East 
John and East Denny, has planting strips within the 66 foot public right of way. This plan’s streetscape concept augments 
the planting strip by locating private gardens and courts in the eight foot setback from the property line.  Setting the 
building façade back from the property line allows larger trees to be provided on this section of 10th Avenue blockface, 
providing a unifying visual theme with the mature vegetation of Cal Anderson Park where 10th intersects Denny.  The 
current curb to curb dimension on 10th Avenue is 23 feet, su�cient for two lanes of tra�c, but not for parking.  This 
street treatment provides for two 11 foot lanes (which could be reduced to 10’) and a seven foot zone for street parking. 
Curb bulbs to reduce the impact of street parking will provide a generous planting bed for the larger trees. In the portion 
of 10th Avenue accommodating street parking, the planting bed is seven feet wide, which allows for a smaller tree 
variety providing for variations in species, color, size and �owering.  The sidewalk is six feet in width.

This design approach to 10th Avenue contributes a greenscape for the eastern edge of Site B in a manner that enhances 
the building site, the neighborhood street, and the visual connection with the Park, and will set the standard for the 
subsequent redevelopment across the street. 

Broadway / Denny Way Street Treatment 10th Avenue Treatment
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PLAZA / FARMERS MARKET 

A privately-owned, publically-accessible plaza will occupy 
the southeastern corner of Site A, adjacent to the Denny 
Way Festival Street and the Nagle Place Extension (NPE). 
The primary purpose of the plaza is intended to be the 
occasional scheduled use by the Broadway Farmers Market, 
public bicycle parking, and as a gathering area to provide 
an active sense of place and as a unifying element between 
the buildings on Sites A and B.

The Site A property transaction may encumber the prop-
erty to provide the Farmers Market use of the plaza and 
NPE.  Appropriate utilities and facilities may be installed in 
the plaza to support the Market and other activities.  Public 
accessibility and use of the plaza will be governed by the 
owner of Site A.

The plaza, at approximately 10,000 square feet, could 
provide the majority of the space necessary for approxi-
mately 50 Farmers Market stall tents.  Additional Farmers 
Market stalls will occupy NPE, immediately to the east. The 
plaza design and materials will be compatible with the 
designs of Nagle Place Extension and the Denny Way 
Festival Street so as to create a uniform style and function-
ality of private and public spaces. The plaza will be a unify-
ing link between the Broadway-NPE and the 10th Avenue-
NPE pedestrian pass-throughs. Short term service and 
maintenance parking will occur on NPE, as allowed by the 
approved Station Master Use Permit.

At the east end of Site A, the Broadway and Denny retail 
�oor plate will be approximately three feet above the plaza 
surface. This plinth will provide a pedestrian and retail “back 
of house” service corridor, joining the Site A pass-through 
directly with Denny Way.  

Access to Sound Transit facilities, including for planned and 
emergency maintenance, will be a retained right by Sound 
Transit.

*(possible market stall configuration)
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VEHICULAR CIRCULATION PLAN

A coordinated approach to vehicular tra�c circula-
tion ensures adequate site access and egress for 
vehicles, while minimizing con�icts with other modes 
of travel. This is important in the dense urban neigh-
borhood setting of the Capitol Hill Station where 
there will be a combined substantial increase in 
transit service (regional light rail and local street car). 
Compared with the former built environment, the 
new development will create greater demands on the 
existing street system and its functionality due to 
density. Also a�ecting this neighborhood circulation 
will be the City’s planned change for East Denny Way 
as a festival street, altering use as an east-west neigh-
borhood connection. The additional residential 
tenants and vehicles associated with redevelopment, 
along with the City’s streetscape changes to Broad-
way, will occur in an environment changed by years 
of light rail and street car construction. Sound 
Transit’s 2011 tra�c analysis for the TOD sites and 
immediate neighborhood indicate no signi�cant 
impact based on the planned development. New 
travel circumstances and patterns will occur with the 
completion of the station, subsequent development, 
and new transit service.

The coordinated vehicular circulation plan provides 
for these changes, while protecting the integrity of 
the neighborhood and enhancing the amenity-
creating elements of the new development, the main 
station block plaza, Nagle Place Extension (NPE), and 
the Denny Festival Street. The circulation plan indi-
cates the tra�c patterns intended in the vicinity of 
the sites. Ensuring accessibility to NPE is fundamental 
to the success of the new main station block develop-
ment and to reduce impacts on the neighborhood. 
NPE is necessary for Site A and B resident access and 
service requirements, as well as for the Farmers 
Market and other potential plaza uses, but will not 
function as a “cut-through” street.

Implementing the coordinated circulation plan 
ensures neighborhood vehicular accessibility that 
contributes to an overall sense of place, functionality 
and development continuity.

GARAGE

SITE D
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Welcome

Open House

Presentation 

Q&A / Open House 

6:00 p.m. 

6:30 - 7:10 p.m. 

7:10 - 8:00 p.m. 
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Capitol Hill TOD
Desired Uses (See Legend Opposite)
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> Housing is expected to occupy floors 2 and above of 
most new development on sites (A,B, & C).   
> Affordable housing target is 50% of all new housing.
> Affordable housing should be varied, and reflect the 
Capitol Hill community.
> Include Affordable Housing for populations 
including: families, seniors and artists.

> All sites fronting Broadway must have vibrant retail  
on the first floor. 
> If larger or destination retail is included it should be 
oriented to Broadway.
> Broadway-fronting retail may be more ‘around-the-
clock’ than interior retail.

Broadway Retail

Farmer’s Market / Station Plaza
> Nagle Place extension above the Sound Transit 
station box will be retained in a separte ownership tract 
as a public Farmer’s Market / Station Plaza.  
> The plaza will accommodate other public uses and 
programs at non-market times.
> Vehicle movements will be limited to loading for the  

Market and other service and delivery functions. 

> The first floor of buildings facing the interior, Nagle 
Place, or the E. Denny Way festival St., especially where 
fronting the Plaza should have active retail frontages.
> Interior retail should be small flexible spaces that can 
accommoate local businesses.
> Interior / secondary retail should be less ‘around-
the-clock’ than Broadway retail.

Interior / Secondary Retail

> A community / cultural center could be located on either Site 
A2 or B2, and should have an oversight and management 
relationship to the Plaza.
> Include community meeting and gathering space, office spaces 
for non-profits and possibly performance and/or art spaces. 
> Implementation and further detail on the center depends on 
the community’s ability to organize and raise capital funds.
>  The community / cultrual center is not expected to co-locate 

with housing. 

Potential Location For
Community / Cultural Center

E. Denny Way ‘Festival Street’

College Uses

> Site D should be a use affiliated with the Seattle 
Central Community College according to the College’s 
program needs.  
> Affordable student housing is an encouraged college 
related use for this location.

> Allow developable area and building mass to be 
rearranged across the 4 sites to facilitate public amenities 
and good design. Sites A1 and B1 are good locations for a 
limited increase in building envelope from the current  
NC3-65 and NC2-40 zoning respectively.  Site A1 is teh 
most appropriate location for increase in mass. The 
southern portion of site C, away from the plaza is another  
location for a potential moderate increase from existing 
NC3-65 zoning. 

Push / Pull - Higher

> The frontages of Sites B1 and B2 facing 10th Ave. are expected 
to be primarily residential with ground-related housing, including 
stoops and porches. Some semi-active uses may be included.

Ground-Related Housing 

Mixed / Flexible Uses

> Development potential should not be substantially 
increased on portions of sites A-2, B-2 and C immedi-
ately fronting the Plaza and E. Denny Way.
> Massing to ensure that ample sunlight and air reach 
the plaza and Park are essential in these locations.  

 

Push / Pull - Lower

> Allow flexibility in divisions between buildings and 
sites to allow better design and appropriate site sizes for 
uses.

Flexible Building Forms / Sites

> Some frontages may include a mix of semi-active and retail 
uses depending on market conditions and economic viabilty of 
retail in interior locations.  This may include live work units, 
offices, or artist work spaces.

Housing

> Convert the portion of E. Denny Way between Broadway and 
Nagle Place to a festival street with limited access for vehicles.
> The festival street should be convertible to an extension of the 
plaza at certain times.

Capitol Hill TOD
Desired Uses (See graphic opposite)

From the Capitol Hill Light Rail Station Sites  
Urban Design Framework
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Overall massing scheme should step 
down to the plaza to reinforce the focus 
on the plaza, and maximize light and air 
onto the space.  

Capitol Hill TOD 
Scale & Design 

Balanced, shared pedestrian-vehicle 
space between the B-1 site and the 

north station entry.  
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Upper level connections between buildings 
(A1-A2, and/or B1-B2) preserve perceptible 
massing breaks within sites A and B.  

 

Visually create a strong 
pedestrian connection 
between the John & Broadway 
intersection through to the  
Plaza.   

Focal point at the prominent 
Broadway & John intersection 
adjacent to the main station 
entry. 

Flexible midblock crossing.  A midblock crossing must be 
included through site A and B, but its location is flexible 

depending on the design concept.  The midblock crossing 
should be near the central vent shaft.  Building above 

public midblock crossings is a possibility.      

Consider sun exposure and shadow 
effects of massing - especially with 

respect to the plaza and E. Denny Way 
festival Street.  

Oversight and views onto the plaza from 
adjacent buildings. Consider overlooks, 

balconies etc.   

Note:  These bird’s eye diagrams are concepts for general illustrative purposes only.  
Diagrams depict one of many massing configurations that could result from design 
principles of the Urban Design Framework. Volumes are intended to show general 
mass and scale, and are not to suggest particular architectural design concepts.  

Site D is recommended for SCCC related uses.  
Best use of the site requires consolidation with 
the adjacent property as indicated. 
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Include a feature of interest on the south facade of the 
central vent shaft making it a focal point of the plaza.  Ideas 

include using the facade for artistic dispalys, movies or 
transit-related information, or greenwall treatments. 

Mass is increased on the north portion of 
site B-1 (65’ ) and steps down to building 
B-2 (40’ max) near the south facade of the 
central vent shaft.  

 

Capitol Hill TOD 
Scale & Design 

Retains existing (65’) massing with upper level setbacks to 
perserve light and air onto plaza. 

Mass is increased on the north portion 
of Site A-1 (85’) with stepping down 
towards the plaza.  

Mass is increased on south portion of 
Site C (85’)with upper level setbacks 

towards the Park and Plaza spaces. 

BROADWAY AVE 

E. DENNY WAY 

10TH AVE E. 

OLIVE WAY  

NAGLE PL. 

Variety of treatments are used to activate the Plaza, including 
active retail storefronts / uses, building entries and architectural 

treatements at the base of all buildings facing the plaza and E. 
Denny Way festival street. 

Midblock crossing of site A  is a strong link to Broadway, 
inviting passersby into the plaza. 

A series of linked open spaces 
between Plaza, E. Denny Way 
festival St. and the Park.  The 
festival street has limited vehicle 
access, and is a curbless environ-
ment raised to the level of the 
plaza.  

 

OPTION: Retains 4 story (40’) limit 
on building B-2 for lowered scale 
and transition to the park and 
plaza.  In this option B-2 is a 
highly transparent civic structure 
with offices and services.  

Residential facing 10th Ave. has 
individual rowhouse scaled units with 
stoops and porches. 

Site D is recommended for SCCC related 
development.  Consolidation with the 

lot to the south is indicated here.  

See B Options on 
page 25. 

From the Capitol Hill Light Rail Station Sites  
Urban Design Framework
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Draft Site-Specific Design Guidelines

PUBLIC LIFE

 

Open Space Connectivity 

 

Network of Public Spaces 

 

Walkways and Connections 

 

Outdoor Uses and Activities 

 

Street-Level Interaction 
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DESIGN CONCEPT

 

 

Vehicular Access and Circulation 

 
Architectural Concept 

 
Massing 

 

Secondary Architectural Features 

 

Open Space Concept 

 

Exterior Elements and Finishes 
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