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1. EXECUTIVE SUMMARY
The Capitol Hill community has long anticipated the arrival of light rail, and has actively
planned accordingly. Adopted neighborhood and station area plans provide explicit issue
identification and guidance, followed more recently by the City of Seattle and Capitol Hill
Chamber of Commerce-sponsored Broadway Economic Vitality Action Agenda (BEVAA),
issued in June 2006.
BEVAA addresses specific station design and integration issues, several of which influenced
final station design, and all of which contribute to the current TOD planning and its further
discussion, analysis and eventual outcomes. The community’s preceding work provides context,
orientation and priorities for a variety of participants and stakeholders who will coalesce around
the redevelopment vision of the four Capitol Hill Station TOD sites (see site map on following
page). Also contributing to the context and vision are Sound Transit’s station program and
operational requirements, its TOD business and project objectives, and the response of the
commercial real estate community.
A Capitol Hill TOD work program has been developed to carefully consider the opportunities
and constraints at work for the four commercial real estate parcels to be redeveloped following
construction of the Capitol Hill Light Rail Station. This report summarizes the work completed
to date and is intended to help inform and facilitate future discussion around these TOD issues.
TOD Work Program
The purpose of Sound Transit’s Capitol Hill TOD work program is to carefully consider the
opportunities and constraints at work for the four commercial real estate parcels to be
redeveloped following construction of the Capitol Hill Light Rail Station.
Three phases of work program (see Appendix 2) will take place prior to the issuance of Requests
for Qualifications/Proposals in 2012 – 13. The first phase, as represented in this report, focused
on the following elements individually and as they interrelate at the TOD sites:
1)
2)
3)
4)
5)

Sound Transit business and project objectives,
The station’s physical and operational requirements,
TOD site constraints and opportunities,
TOD site issues (including Nagle Extension, developer alternative parking options,
green building)
The Broadway Economic Vitality Action Agenda issues addressing the TOD sites
(including business district parking, retail uses, urban design and affordable housing).

Technical Analysis and Internal Charrette
Technical memoranda were prepared on the above elements with topics ranging from the
Chamber’s Action Agenda to architectural, engineering, and urban design prerequisites that
must be understood to make the most of the TOD redevelopment opportunities. The memos
identified the extent of givens and choices, considering the significant internal and external
interest that exists in the future redevelopment. Fact-based information was developed to the
greatest extent possible, as much to inform as to define probable outcomes.
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An internal charrette review process involving Sound Transit staff and consultants helped to
clarify technical issues and approaches for the four sites. The technical memos also provided a
better understanding of several issues that require further work to identify conflicts and
compatibilities between the station, the sites and the immediate station area. Technical
information was then refined or revised based on discussions at the charrette and included in this
report.
Conclusions
The technical analysis and charrette conclusions provide the context for beginning discussions
with City staff and the Capitol Hill Chamber and community about future Capitol Hill Station
TOD site development. Those discussions are the next phase of the TOD process, leading to a
potential third work phase that allows time for desired changes to City policies, if needed. Some
of the key technical discussions and associated conclusions resulting from the charette process
include the following:
Confirmation of Business Objectives: Creating business and project objectives for each surplus
property transaction is part of Sound Transit’s process of evaluating how best to meet agency
real property and TOD policy guidance. The objectives range from how Sound Transit selects,
negotiates and awards development agreements to guidelines and requirements for
implementing TOD principles. The Capitol Hill TOD business objectives are found in Section 3
of this report.
 Sound Transit confirmed the business and project objectives. There was also agreement
to consider and further research the options of long term leases vs. sale of some property
in the future developments.
Station Physical, Operations and Maintenance Considerations: The Capitol Hill Station includes
three entrances, surface operational requirements and various underground features including the
station, pedestrian tunnel and station vents. All of these necessary station features in some way
impact the potential for future development adjacent to and above the station. The technical
analysis to date identified key station design features that have already been addressed to help
accommodate future development (such as the reconfiguration of station entrances) to other
design and operational issues that will need to be addressed further as development opportunities
and work proceed (such as waterproofing protection, station operational access, structural
requirements and station overbuilding).
TOD Site Constraints and Opportunities: The areas around the Capitol Hill Station available
for TOD vary by parcel size, location, physical constraints and regulatory considerations such as
zoning, development regulations and design review processes. In addition, potential
construction phasing options and possible RFQ/RFP approaches were analyzed. The technical
analysis documented these issues and their associated constraints and opportunities.
 Sound Transit confirmed that the 4 (or possibly 5) separate TOD sites work well with
proposed RFQ/RFP approach, construction phasing and likely developer specializations.
TOD Site Issues: A number of other TOD topics at the Capitol Hill Station have also been
explored to date. Two innovative development practices; green building, and providing
developer incentive/requirements for vehicle parking alternatives will be explored further
through the TOD process. Another issue includes the future use and configuration of the socalled Nagle Extension between Sites A and B. The design and expected use of a Nagle
Extension have not been fully determined; however a variety of station and TOD needs will
need to be met there including station maintenance and operational access as well as TOD site
delivery vehicle and underground parking access.
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Sound Transit concluded that: consideration should be given for this roadway to be built
as a private street to address security concerns (greater enforcement authority); and also
consider Sound Transit designing the street, and having developer(s) build it to Sound
Transit’s standards. Three roadway sketches were prepared as range of options for
further City/Chamber discussion/input (see Section 6 of this report).

BEVAA Issues: A number of TOD issues were identified in previous Capitol Hill neighborhood
planning efforts, in BEVAA and other discussions with the Capitol Hill Community Chamber
and other community stakeholders. These issues include parking, retail and affordable housing.
The community has identified a desire for additional business district retail parking at the station
area, large and deep retail spaces and inclusion of significant affordable housing goals at the
TOD sites.
Sound Transit has completed initial technical analyses on all three topics with consultant experts
in these fields, and has concluded the following (while acknowledging that additional study and
discussions will be needed):
 Sound Transit involvement in the development of public parking (as part of a TOD
project) is inconsistent with its transit mission and is not financially feasible. However,
the TOD sites will include tenant parking and developer incentives for alternatives to car
parking.
 While retail will be a significant element at TOD sites, the Chamber/BEVAA’s desire for
deep retail spaces on Site A probably won’t be matched by expected market demand.
 Affordable housing issues are complex, change with funding sources, and will need to be
further addressed by Sound Transit (with continued strong City/community interest).
Site B could be divided to create a separate affordable housing site (75 -120
units desirable development size).
Sound Transit should consider exploring student (affordable) housing on Site
D with Seattle Central Community College.
Next Steps
This report serves as documentation of Sound Transit baseline analysis of Capitol Hill Station
TOD issues and is intended to be a resource document and starting point for further public
dialogue on station TOD issues. Sound Transit will soon begin additional work and discussions
with the City of Seattle, Capitol Hill Chamber of Commerce and other Capitol Hill community
participants on these issues to continue progress towards the successful implementation of TOD
projects. A public outreach process is planned to involve the public and other stakeholders in
further refinement of the TOD issues outlined in this report, as the next step in this effort (see
Appendix 9).
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2. BACKGROUND
The Capitol Hill community is a unique and significant place, noted for assertive involvement in
civic and cultural affairs. The community has long anticipated the arrival of light rail, and has
actively planned accordingly. Adopted neighborhood and station area plans provide explicit
issue identification and guidance, followed more recently by the City of Seattle and Capitol Hill
Chamber of Commerce-sponsored Broadway Economic Vitality Action Agenda, (BEVAA),
issued in June 2006. This section will generally identify the goals of various Capitol Hill plans.
More detail on these plans/goals and adjacent development projects can be found in Appendix 1.
The BEVAA addresses specific station design and integration issues, several of which
influenced final station design, and all of which contribute to the current TOD planning and its
further discussion, analysis and eventual outcomes. The community’s preceding work provides
context, orientation and priorities for a variety of participants and stakeholders who will coalesce
around the redevelopment vision of the four TOD sites. Also contributing to the context and
vision are Sound Transit’s station program and operational requirements, its TOD business and
project objectives, and the response of the commercial real estate community.
A Capitol Hill TOD work program has been developed to carefully consider the opportunities
and constraints at work for the four commercial real estate parcels to be redeveloped following
construction of the Capitol Hill Light Rail Station. The major tasks and schedule of the work
plan can be found in Appendix 2.
The initial work involved preparation of technical memoranda on various TOD elements with
topics ranging from the Chamber’s Action Agenda to architectural, engineering, and urban
design prerequisites that must be understood to make the most of the TOD redevelopment
opportunities. An internal charrette review process followed, involving Sound Transit staff and
consultants, which helped to clarify technical issues and approaches for the four sites. The
participants in preparation of the technical memoranda and the internal charrette can be found in
Appendix 10.
This baseline report summarizes the Sound Transit TOD-related work completed to date and is
intended to help inform and facilitate future community discussion around the TOD issues
associated with the Capitol Hill Station.
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3. SOUND TRANSIT BUSINESS & PROJECT OBJECTIVES
Creating business and project objectives for each surplus property transaction is part of Sound
Transit’s process of evaluating how best to meet agency real property and TOD policy guidance.
The objectives help determine the approach staff will use in negotiating with parties interested in
developing the TOD sites.


Sound Transit will award development agreements for the Capitol Hill sites consistent
with its real property disposition policies, procedures, and guidelines (adopted
1/13/2000) and FTA policies.



Sound Transit will award development agreements for the sites using long term Fair
Market Value ground leases or sale transactions, as appropriate.



Sound Transit will review development projects to ensure that no adverse impacts will be
caused to operations, systems, and facilities and to assure the safe operation of the Link
system.



All projects must be developed consistent with applicable local, state, and federal
development regulations and community design review approvals.



All projects should be completed on schedules that will allow Certificates of
Occupancies to be issued by no later than first quarter 2017, if possible. Site A (parcel
along Broadway between E. John and Denny Way) is the first priority for development.



All projects designed and programmed to implement transit-oriented development
principles to increase transit ridership (increased density, reduced on-site parking and
personal vehicle trips).



All projects incorporate reasonable green building elements and sustainable lifecycle
practices in accordance with industry best practices and applicable laws.



All projects must reflect market factors to produce a long-term fair market return to
Sound Transit.



All projects will include a public selection process and contribute to the vibrancy and
economic vitality of the community.



Negotiations regarding terms and conditions of any ground lease or property sale will
proceed as determined by the Sound Transit Board.

Sale vs. Leasing of Sites
The consensus of the charrette participants was that additional technical work was needed to
better understand the advantages and disadvantages of offering the TOD sites for long-term
lease or sale. The operating assumption had been that leasehold tenancies would best protect
Sound Transit’s station and operations interests. The charrette analysis of some sites seemed to
indicate that there may be no conflict between above and below grade uses. Sound Transit’s
Real Estate group will conduct further financial modeling to explore this issue.
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4. STATION PHYSICAL, OPERATIONS AND MAINTENANCE
CONSIDERATIONS
Capitol Hill’s underground station will be built just east of Broadway Avenue and south of East
John Street, beneath Nagle Place and adjoining properties. This station will serve the densely
populated neighborhood and the Broadway business district, as well as Seattle Central
Community College, Group Health Medical Center and other nearby employers.
The Capitol Hill Station includes three at-grade station entrances: a north entrance on the east
side of Broadway at the corner of East John Street, a west entrance on the west side of
Broadway just south of East Denny Way, and a south entrance at the corner of East Denny Way
and Nagle Place. An emergency vent is located at-grade at the center of the station. The three
station entrances lead to an underground station mezzanine, basement and platform levels. A
pedestrian tunnel connects the west entrance to the station under Broadway.
The following graphic shows the plan view of the location of the station, entrances and
functional areas at 90% design completion.
Station Site Plan

The following graphic is a longitudinal section though the station and illustrates the below
ground and above ground features of the Capitol Hill Station at 90% design completion.
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Station Longitudinal Section

Four sites have been identified as potential future TOD sites (A-D). The following site plan
shows the TOD sites in relation to the station and above ground structures.
Capitol Hill Station TOD Sites

BELOW GRADE
The below grade features of the station include vertical circulation (stairs, escalators, elevators)
from the surface entrances to the station platform, the pedestrian tunnel from the west entrance
under Broadway to the station mezzanine, and the actual station box and its functional and
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equipment components. The base of the station box is approximately 65 feet below the surface.
There are approximately 12 feet of cover between the surface grade and top of the station box.
BELOW GRADE STATION CONSIDERATIONS FOR TOD
The following controlling factors must be integrated into, or avoided when designing
redevelopment structures and activities for the four TOD sites.


Pedestrian Tunnel: The pedestrian tunnel under Broadway is designed as a direct
connection from the west entrance to the station under Broadway and under a portion
of Site C. Any underground parking or other feature at Site C will need to
accommodate this tunnel.



Station/TOD Walls: Sound Transit will build 3-hour fire-rated walls as the station
walls adjacent to future development. Sound Transit will give direction to
developers for construction of TOD walls adjacent to station.

 Waterproofing: Waterproofing protection of the station and other under ground
facilities will be an important factor as to where and under what conditions
development structures and construction would be allowed adjacent to the station.
ABOVE GRADE
The above grade features of the station include the north, south and west station entrances (and
associated utility, maintenance and emergency exit spaces) and the station vent. It is assumed
that TOD will be developed adjacent to the three station entrances.
ABOVE GRADE STATION CONSIDERATIONS FOR TOD
The following controlling factors must be integrated into, or avoided when designing
redevelopment structures and activities for the four TOD sites:


Station/TOD Walls: Sound Transit will build 3-hour fire-rated walls as the station walls
adjacent to future development. Sound Transit will give direction to developers for
construction of TOD walls adjacent to station.



Vent access – The main station vent extends above grade from the center area of the
station box. This vent requires unblocked ventilation for 10 feet above and around its
opening. Vents are also included in the north and south station entrance structures. The
vent structures and functional requirements will require careful consideration when
determining what type of development structure could be built adjacent to it.



Maintenance access requirements: Sound Transit’s station service vehicle and other
maintenance access requirements must be accommodated on the east side of the north
entrance in the Nagle Extension design. A curb cut or roadway entrance off John Street
will provide this access.



Waterproofing: Waterproofing protection of the station entrances and other above ground
facilities will be an important factor as to where and under what conditions development
structures and construction would be allowed adjacent to the station.

9

OVERBUILDING STATION BOX FOR TOD
In 2007 Sound Transit analyzed what type of structures could be built directly above the station
box. After initial Sound Transit analysis, the City of Seattle Office of Economic Development
hired its own independent structural engineer to assess the feasibility of building over the
Capitol Hill Station box. The conclusion of Sound Transit and City analyses is that overbuilding
of the station box with five floors of wood frame construction over one level of concrete is
feasible without changing the station structural design. However, waterproofing, structural and
underground utility issues will need to be addressed more fully at a later date in order to
accommodate overbuilding by Sound Transit.
Alternatively, higher TOD structures with heavier loads could be accommodated over the station
box by an independent bridging structure that could be built at the option (and cost) of the future
developer after completion of the station. The current zoning height limits makes this option
unlikely.
At the time of the TOD project RFQ/RFP process, ST will provide to potential developers the
station structural load limitation criteria, water-proofing protection, liability bonding, and other
requirements for any proposed overbuilding of below-grade station structures. The final TOD
project designs for each site will be subject to Sound Transit requirements and compliance with
City codes.
The current station design includes several required vertical structures that penetrate up through
the station box roof plane including the north entrance headhouse, emergency fan vents, and
emergency stair structures. The ultimate design of the remaining station box roof, including the
Nagle Extension, will be determined in concert with the development proposed for TOD Sites A
and B as part of the Sound Transit’s design review process.

OVERBUILDING STATION ENTRANCES FOR TOD
Sound Transit worked throughout the early design process to minimize the size and placement
of each of the three station entrances, where possible, to ensure the maximum potential for
future development around them. The west entrance was reconfigured to allow for more
Broadway street frontage for future development. The south entrance was moved off Broadway
to Nagle Place to preserve Broadway frontage for development. The north entrance was also
redesigned with a much smaller entrance width on Broadway.
Sound Transit’s station design assumes that no development would be directly built above the
entrances to achieve Sound Transit’s design and maintenance requirements. The station entrance
designs also incorporate the use of window clerestories above the entrances, to allow as much
natural light as possible into the entrances and to provide a common recognizable design feature
for all three entrances. Development over the entrances would likely limit the benefits of this
design feature.
It is possible that a future developer might consider building cantilevered structures off the
development structure (balconies, etc), above but not connected to the station entrance roof.
Sound Transit will examine this potential issue further to more fully consider its design
implications.
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5. TOD SITE CONSTRAINTS AND OPPORTUNITIES
In this section and Appendix 3, parcel locations and sizes are identified, along with regulatory
and physical constraints, easements and potential legal encumbrances on the station block sites.
Also identified are the general implications of these constraints, along with potential Sound
Transit encumbrances and retained rights necessary or desirable prior to parcel transfers for
redevelopment. Besides examining these site programming requirements, the role of the
community Design Review process and examples are provided of recent Broadway-area
buildings constructed to the same code requirements.

STATION ZONING OVERVIEW
For the station area parcels, base Neighborhood Commercial 3 (NC3) designation is modified by
varying height limits, a Pedestrian designation, the Station Area Overlay and the Seattle Central
Community College Major Institution Overlay. Detail on these zoning elements can be found in
Appendix 3.
The four sites include one full block with two sites and two partial blocks as shown on the
parcel map below. The TOD sites are referred to A, B, C, and D. The TOD site zoning
designations and approximate redevelopment site footprint areas are as follows:
Station Blocks

North Block West
North Block East
South Block
West Block

Site

Zoning Designation

Total Footprint Area

A
B
C
D

NC3P-40(65)

37,090 SF
30,700 SF
17,420 SF
11,120 SF

NC3P-40
NC3P-40(65)
NC3P-40(65) &
MIO-105

TOTAL

96,330 SF

Forty foot high limits are increased to 65 feet if residential units are built along Broadway.
Block D, adjacent to the Community College has a height limit of 105 feet.
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IMPLICATIONS FOR TOD SITES
Site A: Site A will be developed as a mixed use building, most likely taking advantage of the
additional 25’ available for upper story residential. The form of the building will be affected by
four obvious factors: the location and orientation of the north station entrance; the P1
designation; application of design guidelines (city-wide and neighborhood); and Link station
operations requirements. Below-grade parking will likely be accessed off Denny Way. Design
review will place strong emphasis on an expectation of character-defining design elements from
corner to corner along the Broadway façade.
Site B: Due to the eastern half of the block having split zoning, the 10th Ave side of the station
block will be a lower height than Site A. A single plate of underground parking at Site B may be
sufficient for demand from the residential units above. The proximity of Cal Anderson Park will
have a strong influence on the orientation of the southern portion of this half block, and the
station entry on Site A will influence the northern portion. Design review will likely focus on
relationship to Cal Anderson, private open space, green elements, the quality of materials, and
the relationship to the pattern of residential development on the east side of 10th Ave E. Site B
may be sufficiently large to allow it to be split north to south to create two building parcels.
Site C: This site will be developed as a mixed use building, most likely taking advantage of the
additional 25’ available for upper story residential. The south entrance structures, station
mechanical systems, and parking access will eliminate any Nagle Place ground floor relationship
to the street or Cal Anderson Park. The above-ground station elements add complexity,
reducing depth and rear access to Broadway frontage retail. The pedestrian tunnel from the south
end of the station box to the West Entrance constrains underground parking for Site C. The
residential orientation to the east overlooking the Park will make this site attractive to market
rate builders.
Site D: Given the west station entrance, this site within the Community College MIO creates
both opportunities and challenges. No underground parking will occur here, but the site may be
planned to accommodate commuter bicycle storage. Adjacent the above-grade headhouse, a
small commercial space may benefit more from student/station traffic. The site creates the
potential of a joint development with the College’s campus expansion plans. Student housing
combined with classrooms or college offices may be the best fit for a site.

ROLE OF THE CAPITOL HILL DESIGN REVIEW BOARD
Design Review is a component of a Master Use Permit (MUP) application and is administered by the
Department of Planning and Development (DPD). Design Review uses both the citywide and
neighborhood design guidelines that provide guidance on issues unique to a neighborhood.
Development proposed for the TOD sites will be reviewed by the Capitol Hill Design Review Boards
for public comment and recommendations to the DPD Director. Appeals are made to a Hearing
Examiner.
The Capitol Hill guidelines are found at:
http://www.seattle.gov/dpd/stellent/groups/pan/@pan/@plan/@drp/documents/web_informational/dpdp_00883
9.pdf

12

POTENTIAL FOR CITY CHANGES TO DEVELOPMENT REGULATIONS
The Department of Planning and Development recently sponsored new development to allowing
65' heights (from 40’), adopted by the City Council in 2007. Additionally the Station Area
Overlay and commercial code updates create TOD-supportive regulations. Sound Transit’s
timeline for redevelopment of the four sites allows for sufficient time between 2009 and the end
of 2011 for any new policy issues to receive sufficient consideration, should regulatory changes
be desired.

COMPARABLE PROJECT EXAMPLES
See Appendix 3 for comparable development project examples in the Capitol Hill area.
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6. TOD SITE ISSUES
A number of TOD topics at the Capitol Hill Station site have been explored to date. While
several of these respond to BEVAA guidelines and are addressed in Section 7, several other
topics have evolved that will have a role in TOD development at the Capitol Hill station site.
Two innovative development industry practices: green building, and providing developer
incentive/requirements for vehicle parking alternatives will be explored further through the TOD
process. Also not directly addressed in BEVAA, the future use and configuration of the socalled Nagle Extension is of major importance for the future uses on Sites A and B. These three
issues are discussed below.

A. Green Building
Sound Transit has adopted a “green building” requirement to be applied to its surplus real estate
parcels in Seattle. Details of Sound Transit’s green building requirements can be found in
Appendix 5, and improved methods, systems, and requirements can be expected by the issuance
of the RFQ/RFPs.

B. Parking Alternatives
One result of the charette discussion on business district parking was to further explore
alternative parking scenarios for development tenant needs. Sound Transit will encourage or
require the TOD developer to provide alternatives to car parking such as additional bicycle
parking, use of flex cars to reduce tenant parking needs, reducing total parking provided to meet
minimum development needs, and encouraging transit pass use by tenants and customers.
Sound Transit is preparing a technical memo identifying potential TOD parking alternatives in
further detail.

C. Nagle Extension
The current design of the Capitol Hill Station includes a north-south access road on Sound
Transit property between Denny Way and John Street. It would be built over the station box to
provide maintenance vehicle access to the east side of the north entrance and mid-block remote
vent. This access road also divides the two large TOD sites (A and B) and would likely provide
delivery vehicle and underground parking garage access to one or both development sites.
Because it appears to be a northward extension of Nagle Place, it is often referred to as “Nagle
Extension.” The design and expected use of Nagle Extension has been the subject of much
community and City staff discussion in the earlier stages of station design. ST direction to the
design team to date has been to minimize (generalize) design detail of the Nagle Extension
roadway and sidewalks and maximize future design flexibility since the ultimate function and
design would be determined as part of the adjacent future TOD site development plans.
The internal TOD charrette reviewed Nagle Extension design and functional issues and
suggested 3 design concepts as depicted in sketch form below. These alternatives are within a
range of potential solutions to better understand the access and design relationships between the
TOD sites and station functional requirements. In addition, these design concepts help
visualize/illustrate design opportunities that the access road could create, in response to expected
community and City staff interest in design questions. These design concepts will eventually be
used to inform future RFQ/RFP design requirements.
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7. BEVAA ISSUES
The following sections address topics specifically identified in the June 2006 Broadway
Economic Vitality Action Agenda (BEVAA) as relating to Sound Transit’s development of a
Capitol Hill Light Rail Station. The topics are business district parking, retail uses at stations
and affordable housing. Sound Transit staff and consultants drafted technical memoranda on
these issues to better understand choices and implications. Summary information is provided
here, with more detailed information referenced in the appendices.

A. “Best Practices”
The BEVAA includes a reference encouraging that best practices be applied to the TOD
redevelopment sites. Sound Transit does this as a matter of course, using nationally-supported
principles of design and density, as well as its adopted transit-oriented policy base.
The BEVAA contains other statements which invoke TOD best practices concepts, and the essence of
those will be included with similar language in the Request for Qualifications and Request for
Proposals when they are created in 2012 and 2013.
See Appendix 4 for more information on best practices for successful TOD.

B.

“Parking: Critical Need and Opportunity”

BEVAA Guidelines:
 Incorporate parking for the business district in redevelopment plan
o Access from Broadway should not be permitted
o Provide permanent, predictable, affordable parking supply for customers (not
commuters)
o Use the less desirable areas of the site (especially below grade) for parking
 Consider creative ways to construct parking as part of site development
o Sound Transit could concurrently build the station and underground parking,
saving significant construction costs for an incoming developer
o Sound Transit could also construct and lease back the garage
According to the Capitol Hill Chamber, the business district lacks sufficient business and retail
parking. In addition, Sound Transit is removing several public pay parking lots (approximately
113 stalls) to construct the Capitol Hill station. The Capitol Hill Chamber has expressed
concerns that light rail riders may utilize remaining public parking for commuter parking;
thereby further decreasing retail parking supply.
CODE AND POLICY REQUIREMENTS AND CONSTRAINTS
Code and policy requirements and constraints are a consideration to including business district
parking at the TOD sites. Detail regarding the physical and financial issues associated with
funding, owning and operating publicly available paid parking provided by Sound Transit can be
found in Appendix 6.
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The City’s code eliminated minimum parking requirements for development within the Station
Area Overlay (SAO). Due to the P designation and SAO, access to parking would not be
allowed from Broadway.
The SAO prohibits single-purpose parking structures however it would allow communityserving short-term parking. There are no parking maximums in the code.
Sound Transit policy is to not provide new commuter parking at Link stations in urban areas.
The Station Area Plans specifically proposed actions that created station areas predicated on
transit oriented development and urban design that was supportive of non-auto access to Link.
Although short-term parking could be operated so that it is not used by commuters, attracting
large numbers of cars to garages at station entries would compromise the desired pedestrian
orientation of the sites and station areas.
The City has not financially supported the development of community parking garages. Neither
Sound Transit nor the City can contribute toward a parking facility that could be defined as a
“gifting” of public funds. Chapter 35.87A RCW authorizes Parking and Business Improvement
Associations (PBIAs).
Finally, use of federal funds is not eligible for construction of commercial parking. FTA
guidance lists as Ineligible Activities at 72 FR 5792, III. a.:


“Eligible costs do not include construction of commercial revenue producing facilities
(other than intercity bus station or terminal) or part of a public facility not related to
public transportation.”

Sound Transit may not use federal funds for or allow developer to create parking that is
incidental to TOD project purposes (short term convenience retail, long term segregated
residential parking).
SOUND TRANSIT RESPONSE
Sound Transit has maintained its position that as a regional transit agency, increasing
community parking supply is inconsistent with its mission of providing transit service.
Construction of a light rail station in this area will in fact mitigate loss of parking.
Sound Transit’s business and policy positions to date have been:




TOD site developers will likely provide some level of parking for tenants and retail
customers (short-term) of TOD businesses
Developers will not provide commuter parking or additional parking to serve business
district (contrary to mission and not financially feasible)
ST will not build parking concurrent with station construction, construct parking and
lease back garage, or subsidize parking for developers

CHARRETTE CONCLUSIONS
The TOD charrette participants concurred with Sound Transit’s position to date regarding
business district parking. Providing additional short term parking for the greater business
district by the TOD developers does not appear to be financially feasible and providing it as part
of station construction is not within Sound Transit’s mission. However, should the community
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wish to increase the short term parking stock on Capitol Hill at other sites, other options such as
a PBIA could be pursued.

C. “Station Location/Entrances to Create Quality Retail”
BEVAA Guidelines:
 Continuous Broadway frontage
 Corners should be used for retail
 Retail depth space should be 60 – 100 feet
 Allow mixed use with “intentional” retail spaces
Past discussions with the Capitol Hill Chamber have included the desire to have a large
anchor tenant along Broadway, as well as the notion that future retail space could be
reserved for certain tenants or uses.
RETAIL USES AT STATIONS
Market and financial determinants guide developer decisions as to attracting and leasing creditworthy tenants in new Class A buildings. Current conditions will be assumed to exist as the future
basis for when the TOD properties become available.
The Capitol Hill Station presents opportunities for retail space users. Information on Market and
demographic factors, and the physical and financial determinants that will attract retail tenants to the
Capitol Hill Station are presented in Appendix 7.
POTENTIAL RETAIL MARKETS FOR EACH SITE
Sites A and C, with their exposure to Broadway are well suited for retail uses. Site C may be
challenged due to depth and having no “back door” service opportunity. Site B, with its limited
exposure to pedestrian and automobile traffic, is not a likely candidate for retail uses. Site D, adjacent
the College presents a good storefront option, although the future use of the property adjacent to the
West Entrance is not yet clear.
Sites A and C are well suited to serve smaller retail tenants, ranging in size from 800 to 4,000 square
feet, with 1,200 SF being typical. Second floor retail should not be considered and all space entries
must be at grade. All spaces should face Broadway and have minimum of 20 feet of street frontage.
Typical space depth should not exceed 60 feet, with shallower spaces being acceptable in this market.
Ceiling height minimum are 12 feet with 18 to 20 feet preferable. Each space needs to have access
from the rear of the building for service purposes, delivery, garbage, etc.
PROJECT DELIVERY AND RISK
By design, the retail elements of the proposed buildings are integrated into larger structures
and are best delivered in a monolithic fashion by the entity that is the master developer of the
site.
The development and leasing of retail space is a speculative undertaking exposed to construction and
leasing risks. To mitigate these risks the developer needs to be responsive to the market at the time
the development is completed. Flexibility should be maintained to allow the developer to respond to
market conditions. Overly prescriptive restrictions on the developer will increase risk and drive costs
upward.
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SOUND TRANSIT RESPONSE
During final design, Sound Transit staff worked with the Chamber to position the main (north)
entrance to allow for retail on the northwest corner of Site A. Code requirements and market demand
are expected to ensure the inclusion of retail which will contribute to Broadway’s economic, cultural,
and social vitality. Sound Transit’s view is that retail tenancy choices are best made by the developers
obtaining the development rights through the RFQ/RFP process. These risk and reward decisions are
best borne by the developer and investors. Any attempt by Sound Transit to dictate tenancy would
have a financial effect on the land value, likely compromising the Fair Market Value standard the
agency is required to meet.
CHARRETTE CONCLUSIONS
Sound Transit’s real estate consultant explained issues related to retail potential at the TOD sites. A
retail specialist had been interviewed about the several site’s retail potential and concluded that the
market will support smaller retail tenants, averaging about 1200 SF, with an ideal space depth of 60
feet. It is possible a tenant could want a deeper depth, but that would not be typical for this market. A
large retail anchor tenant will require significantly more parking than smaller tenants. Increased
parking is counter to the principles of transit-oriented development. Expert opinion at the charrette
was that the community may want a large anchor tenant, but the market is unlikely to support it.
Charrette attendees confirmed that the future TOD developer, responding to market conditions and
factors, should determine the retail composition of the development sites.

D. “Encourage Development of Affordable Housing at the Station Site”
BEVAA Guidelines:
 Work together to set a significant goal for affordable housing on the station site
 Identify land disposition and development strategies and financing strategies to
implement
 Consider Seattle Central Community College’s interest in student housing
The Capitol Hill community has a history of addressing housing needs, including the formation
of Capitol Hill Housing Improvement Program, a City Public Development Authority, chartered
to build and operate affordable housing projects. Other not-for-profit providers serve the Capitol
Hill market with a variety of product and clients.
CODE AND POLICY REQUIREMENTS AND CONSTRAINTS
City of Seattle zoning encourages housing at the station sites by allowing a 25 foot height bonus
for the inclusion of residential units. The City is currently discussing adopting a city-wide
incentive for including affordable housing units in market rate buildings. Currently, no Citysponsored program or regulation directly incentivizes the creation of affordable units.
The Federal Transit Administration requires permission to allow uses other than transit on
federally-assisted real estate. While approval is not difficult to obtain, guidance is given that use
by others must be at fair market value and typically requires a broadly competitive process for
making surplus properties available. The FTA does not include regulations or guidance that
create preferential treatment of any specific use of surplus property over any other use, except as
regards “highest and best transit use”; “physical and functional relationship to transit”; private
investment; and, economic development.
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Sound Transit’s policies for transit-oriented and joint development also include the requirement
of obtaining fair market value for surplus uses. The agency’s Property Disposition Policy and
Goals include:


Encourage TOD/Joint Development…to build ridership, enhance communities,
and aid economic development



Allow flexibility to realize the greatest possible return on the public investment in
surplus real property



Utilization of surplus property for housing, commercial, mixed use, industrial and
other appropriate uses

State transportation and growth management laws encourage pursuit of land use – transit
connectivity in order to create density, increase efficiency, and preserve rural lands.
SOUND TRANSIT RESPONSE
Sound Transit could pursue any of three options (or variations):
1. Sound Transit Neutral - Sound Transit could be neutral about affordable housing goals. The
TOD RFP will work within the regulatory process as it stands in 2012, and respond to
market conditions at the time.
2. Sound Transit Advocate – Sound Transit could display interest in accommodating affordable
housing goals, identify regulatory changes that would need to take place for these goals to be
achieved, and then leave the actually regulatory changes to the City of Seattle to implement.
Sound Transit would advocate for inclusion of goals, but the City would be responsible for
making them possible. Sound Transit’s position would be influenced through discussions
with the community and housing providers.
3. Sound Transit Proactive - Sound Transit could lead the effort to change regulatory
environment in favor of affordable housing goals it wishes to require of developers. This
approach would require policy support from the Sound Transit Board and additional
technical expertise and to pursue this option.
Further discussion with Sound Transit management and the Sound Transit Board on affordable
housing policy direction is anticipated.
CHARRETTE CONCLUSIONS
At the TOD charrette, resolution of affordable housing issues at the station sites was best
categorized as a developing and ongoing discussion. The group concluded that affordable
housing is market-driven and will be an issue that the community will pursue. It was clarified
that affordable housing can be built on land acquired at fair market value. What constitutes a
significant goal also needs to be defined. In general, the group felt that it is impossible to know
now what level of interest and funding in affordable housing will be available at the time the
RFQ/RFP is developed.
The regulatory and housing delivery environment will help to shape any potential affordable
housing position on Sound Transit’s part. Sound Transit will need to make policy decisions in
regards to its level of involvement in shaping the regulatory process that affects the creation of
affordable housing at the Capitol Hill Station TOD sites. It is clear that whether or not Sound
Transit decides to encourage affordable housing in some way, that there will continue to be
strong interest from the community on this topic.
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Specific affordable housing ideas discussed at the charrette included:



Consider partitioning Site B to create a separate site specifically available for
affordable housing (75 -120 units is desirable development size).
Work with the Seattle Central Community College to explore the feasibility of
developing Site D with a project that includes student (affordable) housing.

See Appendix 8 for general information about affordable housing definitions, resources and
delivery methods.
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8. NEXT STEPS
Continued guidance from Sound Transit management and the Sound Transit Board is expected
as Sound Transit’s TOD policies and guidelines are carried out within the context of the
impending Capitol Hill station construction, assuring that the University Link project budget,
scope and schedule requirements are met. Sound Transit’s TOD work program is designed to
fully engage the stakeholders to create redevelopment opportunities responsive to the
marketplace, the Broadway community, and the agency’s mission.
This report serves as documentation of Sound Transit’s baseline analysis of Capitol Hill Station
TOD issues and is intended to be a resource document and starting point for further public
dialogue on station TOD issues. Sound Transit will soon begin additional work and discussions
with the City of Seattle and Capitol Hill Chamber of Commerce and other community
participants on these issues to continue progress towards the successful implementation of TOD
projects. A public outreach process is planned to involve the public and other stakeholders in
further refinement of the TOD issues outlined in this report, as the next step in this effort (see
Appendix 9).
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APPENDICES
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Appendix 1 – Capitol Hill Station Context
OVERVIEW
The Capitol Hill community is a unique and significant place; noted for assertive involvement in
civic and cultural affairs. This appendix reviews formal and informal plans in order to provide
context beyond the redevelopment site. It assesses the following:
 Regional Growth assumptions
 City Goals as an Urban Center
 Current neighborhood issues within the station area
 Development plans/projects by adjacent property owners
GROWTH FORECASTS
Forecast Analysis Zone (FAZ) 6113 covers much of Capitol Hill and First Hill, indicating
projected strong residential growth in the area following 2010 and continued employment
growth.
Year
2000
2010
2020
2030

Households
18,675
19,385
21,953
24,120

% HH
Growth

Employment

4
13
10

37,146
39,002
41,806
42,494

% Emp.
Growth
5
7
2

URBAN CENTER GOALS
Neighborhood Plan Excerpts
A key goal of the Capitol Hill Neighborhood Plan is to enhance the vibrancy of the Broadway
business district. At 1.6 miles long, Broadway is the longest continuous pedestrian commercial
street in Seattle. The Plan recommends a number of actions.
Parking: Implement an integrated strategy of public and private actions to better use and
increase supplies, to balance interests, and to reduce auto dependence.
 Maximize on-street parking opportunities.
 Institute design guidelines that minimize the impacts of parking on pedestrians.
 Promote joint-use of existing parking facilities.
 Improve advertising and accessibility of available parking resources.
 Discourage commuter and employee parking.
Affordable Housing: Implement strategies to encourage affordable housing:
 Support the nonprofit housing organizations.
 Development incentives to encourage private construction of affordable housing.
 Encourage public and private joint-use affordable housing development projects.
 Provide more flexible development standards.
Development: Continue economic vitality of the Broadway business district by reinforcing its
special character and pedestrian-orientation. The Plan recommended a complete zoning analysis
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of areas around the Broadway Sound Transit stations, and district design guidelines for Capitol
Hill.
CAPITOL HILL STATION AREA PLAN
The Plan’s vision includes expanding the mix of businesses, adding new housing, and improving
the environment for pedestrians. Light rail is seen as bringing new customers and visitors to the
business district and providing increased access to jobs.
Parking Strategies: Implement strategies that: promote transit; enable TOD; and protect
residential parking.
 Consider parking requirements that promote light rail and bus use and manage on and off
street parking supplies.
 Establish policies that prioritize parking for residents and retail and discourage commuter
parking, allow shared parking, separate parking costs from building rent costs, and
implement transportation demand management.
 Secure replacement parking and implement parking management strategies.
Housing: Increase opportunities for new housing and home ownership in the station area.
 Support CHHIP and other nonprofit efforts to provide affordable housing.
 Consider creation of housing Transfer of Development Rights/Bonus program and the
Multifamily Property Tax Exemption to facilitate affordable housing.
 Work with Sound Transit to identify housing opportunity sites.
 Increase housing for homebuyers as well as renters in multifamily projects.
 Promote mixed-use, mixed-income TOD on public and privately-owned sites.
 Develop a housing program and financing mechanisms that enable affordable housing to
be included in housing development.
 Promote greater use of Property Tax Exemption and Location Efficient Mortgage.
 Work with SCCC to explore opportunities for student housing.
Land Use Code: Encourage development that achieves the neighborhood plan vision, supports
transit ridership, discourages auto use, and promotes pedestrian and bicycle use.
 Establish a Station Area Overlay.
 Establish zoning for that meets neighborhood plan and City development goals.
 Adopt Capitol Hill neighborhood specific design guidelines.
Design Guidance: Ensure that the station, surrounding development, and streetscape reinforce
the neighborhood character and support the community's vision and goals.
 Develop design criteria with Sound Transit staff and the community to influence projects
developed on Sound Transit properties.
 Finalize Capitol Hill's neighborhood specific design guidelines.
Public Safety: Create a safe, lively environment throughout the station area.
 Provide good lighting and clear lines of sight in public spaces and new development to
promote pedestrian activity and "eyes on the street."
Joint Development: Maximize TOD opportunities on Sound Transit, KC/Metro, and other
publicly-owned properties that are in keeping with the vision for the station area.
 Maximize development opportunities at both station entrances.
 Coordinate with Sound Transit and SCCC to ensure station design that is integrated with
the anticipated SCCC technology learning center.
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CURRENT NEIGHBORHOOD STATION AREA ISSUES – BEVAA PRINCIPLES
Excerpts from the June 2006 Broadway Economic Vitality Action Agenda (BEVAA):
Parking is a critical need and opportunity
 Incorporate parking for the business district in the redevelopment plan
 Access from Broadway should not be permitted
 Provide a permanent, predictable, affordable parking supply for customers
 Use less desirable areas of the site (especially below grade) for parking
 Consider creative ways to construct parking as part of the site development
 Sound Transit could concurrently build the station and underground parking saving
significant construction costs for an incoming developer
 Sound Transit could also construct and lease back the garage
Encourage development of affordable housing on the station site
Work with the City, the Chamber of Commerce and CHIP to:
 Set a significant goal for affordable housing for the Sound Transit site
 Identify effective land disposition and redevelopment strategies along with financing
tools to implement the goal
 Consider SCCC’s interest in additional housing
 Incorporate developers early in the planning and design process to ensure the site’s
highest and best redevelopment potential
 Work with the City and the community to create land disposition and redevelopment
mechanisms to facilitate the City/community affordable housing goals
 Make best use of existing mixed-use zoning in station design
 Tunnel location and station design decisions made by Sound Transit will drive the
feasibility of quality redevelopment above and adjacent to station
 Excavation depth and parking provisions will determine height and development
potential of future construction
 Evaluate relocation of the post office into the new development
Design station locations and entrances to create successful, quality retail spaces
 Continuous retail frontage is critical for Broadway
 Station entrances should not interrupt retail traffic and continuity of movement
 Station entrances should be on side streets and definitely not on corners
 Entrance design and the right number of station entrances are important
 Corner parcels attract the best retailers and should be reserved for retail use
 Depth of retail spaces is key to attracting quality retail – 60 to 100’ depth is needed.
Design the station to support desirable private and public sector development
 Preserve and facilitate redevelopment opportunities above and adjacent to the station
Consider the station design in context with the neighborhood
 The Broadway station should encourage dense, attractive commercial activity
 Open space around the station is not a desired feature, vital retail activity is
 Stations and adjacent developments must fit the design of the neighborhood
Ensure effective property management before and during construction
 Land disposition should be controlled in a way that ensures community plans are
implemented
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ADJACENT DEVELOPMENT PLANS
Several recent Capitol Hill development projects are discussed in Appendix 3. There have been
several significant changes of property use with the conversion of two grocery store sites on
Broadway to mixed use residential/commercial buildings under the recently adopted NC3-65
zoning.
US Post Office
In May 2008, the USPO held a community meeting to discuss its intention to replace the
Broadway Post Office located on the northwest corner of Broadway and Denny Way. Sound
Transit staff attended the meeting with USPO and community representatives to discuss siting
requirements and potential sites. Relocation of the Broadway Post Office may not take place for
four or five years; firm plans by USPO are not yet known.
OTHER COMMUNITY IDEAS
In addition to neighborhood goals and plans, recent community discussions have evolved around
additional ideas for development on Capitol Hill. Specifically, recent discussions include
consideration of a cultural district overlay zone for Capitol Hill, and suggested TOD site uses
including a performance hall, space for a permanent farmers market (using Nagle Extension) and
a community meeting space. These ideas and others will continue to be explored in the context
of the Capitol Hill station TOD as well as with other development projects taking place around
Capitol Hill in the future.
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Appendix 2 – Capitol Hill TOD Work Program Schedule (2008-2017)
1. Internal Definition of Project Objectives & Outcomes


Confirm agency position on project/business objectives


Internal Charrette



ST management briefings

August 2008
September 2008

2. Addressing redevelopment issues and concepts


Coordination with City of Seattle



Begin work with Chamber and community

Fall 2008
Fall 2008-2009
2010-2011

3. Addressing public policy review
4. Making sites available for redevelopment


Issue RFP/RFQ(s)



Select developer(s)

2012/2013
2013

5. Monitor design approval/permit process & construction progress


Developer(s) take projects through community design
review process



Initial site availability for redevelopment*



TOD project construction

2015- 2017



Certificate of Occupancy*

2017

* For priority Site A, at a minimum
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2013-2014

2015

Appendix 3 – TOD Site Programmatic Constraints & Opportunities

TOD ZONING OVERVIEW
Site A – NC3P-40(65)
Site B – NC3P-40
Site C – NC3P-40(65)
Site D – NC3P-40(65) & MIO-105
NC3 Designation: The NC3 designation promotes larger pedestrian-oriented shopping districts
serving the surrounding neighborhood and larger community by allowing comparison-shopping
among a range of retail businesses. The base height limit is 40’, however 65’ is allowed
provided the additional height is residential use. Building types include single purpose
commercial structures, but are usually mixed-use / residential. Commercial uses are required at
street-level on arterial streets. There are no size limits for most uses.
Residential uses are limited to 20% of the facade on an arterial street, but may occupy 100% of
the facade on non-arterials. Commercial uses at street level must have an average depth of 30’,
and have a minimum height of 13’. Residential entries must be visually prominent at street level
and at least 4’ above, or 10’ back, from a sidewalk. Parking must be located at the rear or side
of a building, within a structure, or off-site. Parking between a building and a street is not
allowed. Parking between buildings along the street is limited to 60’. Parking access must be
from the alley if feasible.
P1 Designation: P1 designation modifies the underlying requirements of NC zones along
pedestrian-oriented streets. The designation encourages an intensely pedestrian-oriented, retail
shopping district. Street-level uses are limited to pedestrian-oriented nonresidential uses such as
retail, entertainment, restaurants, and personal services. Drive-in or drive-thru businesses are
prohibited. No parking is required for the first 4,000 to 5,000 SF of retail businesses. Parking is
prohibited inside a structure at street-level facing a designated pedestrian street. Unless
infeasible, access to parking must be from alley or side-street.
Three of the four subject TOD sites (A, B and C) are within the general “NC” (neighborhood
commercial) category – intended to implement a pedestrian oriented shopping district. Along
Broadway, commercial uses are required on the street level. Specifically, the sites are all designated
NC3-40.
The southernmost site (D) is controlled by a combination of designations, including the NC3 category
described above, and also the MIO-105. The MIO - 105 category reflects the presence of Seattle
Central Community College, which is classified as a “major institution” by the zoning code. “MIO”
is the acronym for Major Institutional Overlay.
Three of the four subject sites are also within a Pedestrian designated zone or “overlay.” The P
designation is intended to create “an intensely pedestrian-oriented, retail shopping district.”
The four subject sites are also within the Station Area overlay District (SAOD). The SAOD modifies
the underlying zoning for the subject sites by:


prohibiting uses that are not supportive of walkable neighborhood business areas or uses
that are automobile related;
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providing more opportunity for housing development in Neighborhood Commercial
(NC) zones (without large scale changes to height limits) by allowing single purpose
residential (SPR) development to be permitted outright, without density limits, outside of
the pedestrian designations; and by removing the 64% upper-level coverage limit that
would otherwise apply when residential use is proposed;
modifying restrictions to the location of parking in NC zones by not allowing parking to
the side of a structure if that side faces a side lot line.

The Major Institutional Overlay (MIO) designation was created in response to community
concerns about the expansion of educational and hospital institutions into residential
neighborhoods. MIO regulates institutional growth by defining boundaries to expansion and
requiring the creation of a major institutional master plan to guide growth. Seattle Central
Community College development is regulated through the Major Institution Overlay (MIO).
This requires preparation of a Major Institution Master Plan (MIMP) that when adopted provides
the basis for development regulations that supersede the underlying zoning. The MIO allows
105’ for site D. Seattle Central Community College is in the process of modifying its master
plan.
Physical Implications: The development standards in the NC3P-40(65) designate height,
bulk and coverage on the site. The base zoning of NC3-40 provides for a building of 40’ in
height (the measurement of height is based on the topography of the sites, requiring all four
corners of these sites to be considered when determining maximum height).
Number of floors in NC3-40:
 Mixed Use - Given the requirement for “non-residential” uses on the street level
means the first floor must be at least 13’ from floor to ceiling to be a viable retail
space, after accounting for the structural depth between the first and second floors,
the remaining residential upper floors would be less than 9’ from floor to floor (f/f) .
Given the structural depth requirements, the floor to ceiling height would be less
than 8’. These are minimum depths for all uses and a four floor mixed use
development within this zone will be disadvantaged when compared to development
that has higher f/f dimensions.


Commercial Uses – If commercial uses are on the upper floors, then three floors
could be established in this zone – the first floor at 15’ (14’ clear) and the two upper
(office) floors could be built at 12.5’ (11.5’ clear)

Number of floors in NC3-40(65):
 If uses above 40’ are dedicated to residential activity, this zone designation provides
for an additional 25’ of height. In this mixed use configuration, the first
(commercial) floor could be 15’ f/f and the upper 5 levels could be 10’ f/f. These are
more generous dimensions for ceiling heights and thus, more easily leasable.
NC3-40(65) – Setbacks above 40’
 The SAOD eliminates building setbacks above 40’ in the NC3 zone.
Maximum height for Sites A, B and C are affected by sloping parcels, west to east.
Use Disposition Implications: The development standards in the NC3 designation and the
requirements of the Pedestrian Overlay will influence the placement of uses on these sites.
In general, non residential uses must be installed along Broadway, with residential entrances
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allowed, but minimized so the commercial activity predominate the street. Service and
parking activities must be on side streets, of preferably behind the building.
Construction Type: Most previously developed and current projects under construction in the NC340(65) have taken advantage of the additional 25’ height allowed in the SAOD. Construction
technology in these projects typically have the first (commercial) floor built of concrete, and the upper
5 floors constructed of wood framing. The concrete slab above the commercial uses provides a fire
separation between uses. The 65’ height allows hydraulic elevators to be used for vertical circulation.
Encumbrances: Transit oriented development on Sound Transit parcels occurs with property
and use encumbrances as part of the transaction. Encumbrances could include below market
ratios of parking stalls to residential units; developer-provided transit passes for tenants; green
building requirements; and minimum duration for maintaining affordable housing subsidies, for
example.
Easements: Air rights easements for over-station box construction, waterproofing, station
entrance overbuild, and common areas are examples of easements that will be granted if in
Sound Transit’s best interests.

OTHER RECENT DEVELOPMENT PROJECTS ON CAPITOL HILL
Brix

The Brix provides 141 residential units and 7,765 SF of retail on Broadway. Due to the split
zoning, the Broadway frontage is 65’ and the 10th Ave side is 40’. Approximately 150 parking
stalls are provided below grade. The Broadway frontage is simple, spare, blond brick and metal.
The building houses six floors of flats, lofts, and open one-bedrooms, and shops at ground level.
The 10th Ave E side is red brick and with small garden courtyards.
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QFC Site

The QFC site development creates 295 residences and 30,000 SF of Broadway retail at the
ground floor. There are 357 parking spaces at and below grade. The Harvard façade features
ground level residences.
Press Building

This site, on Pine Street west of Broadway, is cited by the Design Review Board as an
exemplary project. The roll-up storefronts, tile accents, canopies and high quality exterior
materials reflect the urban character of the neighborhood. A large canopy, a tapered and tilecovered column, and a rooftop trellis emphasize the corner. Open space at the street-level
courtyard, second-level terrace and mews allows for connection to the streetscape and
community room while breaking down the building's scale. A rooftop deck provides greenery,
views and an attractive outdoor area. Parking access garage is located on Belmont Avenue,
avoiding interference with the pedestrian experience in Pine.
Bank of America Site
Design review, early design guidance meeting for two buildings in two phases. Phase 1 will
include construction of a 4-story mixed-use building on the eastern portion of the site (currently
a parking lot). Phase 2 will include demolition of the existing 1-story bank building and replace
it with a new 6-story mixed-use building. This development began the “early design guidance”
process with the Design Review Board in September 2008.
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Appendix 4 – TOD Best Practices
The following summary description and listing of best practices comes from the recently published
Final Draft of TCRP Report 128 Effects of TOD on Housing, Parking, and Travel (8-01-2008). The
summary includes these characteristics in the context of Broadway on Capitol Hill.

CHARACTERISTICS OF SUCCESSFUL TRANSIT ORIENTED DEVELOPMENT
Supportive Land Uses are Typified


Concentrations and mixtures of uses provide best opportunity to generate multi-trip high
pedestrian volumes and transit riders, extended activity hours are an additional benefit of
supportive land uses in that retail “follows rooftops.” New development will enhance
the overall retail mix on Capitol Hill. Broadway currently has a wide variety of uses, is
increasingly dense with mixed uses, and approaches an “all hours” activity venue.

Adequate Densities to Provide Ridership Base/Compact Development


Traditional “urban” residential densities in excess of 50 units/acre; employment centers
in lieu of or in combination with residential units help provide “jobs/housing balance.” In
general, the best practices for densities around station recommend the maximum
densities in the immediate location of the station, with diminishing density further from
the transit access. This is the pattern prescribed by the zoning and SAOD in the Capitol
Hill situation.

Convenient, Attractive Pedestrian Facilities/”Transitfinding” Features


Linkages, “Transitfinding”, and transit service all contribute to pedestrian amenity as all
transit trips involve walking to some degree, thus the provision of safe, efficient, and
comfortable-feeling walking corridors between transit stations and surrounding
communities is an essential attribute of successful TODs; scale and amenity are
important to attracting residents and visitors who will walk and ride transit; the variety
and quality of retail is a contributor to pedestrian activity and amenity. Broadway is
known for its high level of pedestrian traffic and frequency of transit service, generally
has good sightlines and some views, adding to the overall amenity of the place.

Urban Design: Placemaking and Streetscape


Mixed uses (e.g., local restaurants) and urban design treatments (e.g., pedestrian
pathways) are important for their amenity and design value in attracting residents and
visitors/customers; residents highly value “good” neighborhood design in addition to
transit access to work; quality urban design and local land use mix may influence TOD
as a residential and destination choice. Broadway is a regional draw for restaurants,
shops and entertainment. As the new zoning takes affect, the physical character of the
neighborhood will change accordingly.

Managed Parking


The availability of free or low-cost parking is a major deterrent to transit ridership, and
antithetical to transit-oriented land uses; high parking charges and/or constrained parking
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supply contribute to a station area’s success in reducing auto-dependency and allowing
consumer choice to consider a lifestyle without a personal automobile; shared parking or
exclusive use parking requires active management to forestall abuses. Broadway, while
being parking-challenged due to a shortage of parking lots or spaces due to current
automobile dependency, may see even greater pressure resulting from competition over
pay-for-parking for longer durations. Managed parking schemes require control of land
or some other leverage affecting supply. Broadway will benefit in the long run from
reduced automobile dependency brought about by new residents dependent on improved
transit and transit-oriented development.
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Appendix 5 – Green Building
The purpose of this section is to provide an overview of the policy basis and technical
considerations of applying green building standards and best practices to future transit-oriented
development (TOD) at University Link Capitol Hill Station. Agency practices for green
building/demolition as applied to Capitol Hill Station prior to redevelopment will also be
discussed. Sound Transit is addressing these practices in concert with the Broadway Economic
Vitality Action Agenda (BEVAA) desire that redevelopment at the station “adhere to ‘best
practices’ design.”
OVERVIEW
In 2007 Sound Transit adopted a Sustainability Initiative that includes the policy goal to
integrate sustainable practices into the planning, design, construction and operations of new and
existing transit systems and facilities. This goal is implemented through setting annual targets
designed to make progress toward greater sustainability in the following general areas:








Fuels, Vehicles and Emissions
Ecosystem Protection
Sustainable Design & Building
Green Purchasing
Recycling and Waste Prevention
Energy and Water Conservation
Education and Awareness

One target identified during 2007-08 that applies future TOD work at Capitol Hill Station
includes:


Revise TOD RFP template to encourage green design/green building

The following section will briefly discuss the applicability of the TOD green building
recommendations.

Applicability of Green Building Standards
In the June 27, 2008 transmittal to Sound Transit, the planning/design firm Mithun provided
criteria and recommendations on green building standards that could best fit with potential
redevelopment on three Sound Transit TOD sites: Mt Baker Station, Mt Baker Triangle, and
Othello Station (see Sound Transit TOD/JD Policy Recommendations, 6/27/08). The main
assumptions used for that recommendation included:





likely redevelopment type (market rate multi-family; either condominium ownership or
rental apartments;
existing zoning height of 65’;
wood frame over concrete base construction; and
current market conditions and acceptance of sustainability metrics.

These criteria appear applicable to the Capitol Hill Station sites, based on current zoning and
development practices, and the market. Therefore, it may be assumed that Sound Transit will
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require a green building baseline compliance metric as well as suggest an incentive program in
the RFP for redevelopment at Capitol Hill, as follows*:
1) Baseline Compliance Metric:

Built Green for Multi-family, 4-star minimum
Or LEED-NC, Silver

2) Incentive Program:

Built Smart program participation (City of Seattle)

Sound Transit will apply this standard in concert with the Broadway Economic Vitality Action
Agenda (BEVAA) desire that redevelopment at the station “adhere to ‘best practices’ design”.
*An additional key consideration is that market and applicable programs are constantly
changing; this recommendation should be revisited annually and/or confirmed prior to issuance
of the RFPs.
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Appendix 6 – Business District Parking

MARKET/LENDER INFLUENCE ON PARKING SUPPLY AND ADDITIONAL
COMMUNITY SERVING PARKING
Amount of Parking
In the recent developments identified in Appendix 3, developers are typically providing between
1 and 1.2 parking stalls per unit.
Physical/Functional Requirements
The parking component would typically be comprised of 3 independent underground parking
garages following the footprint of the residential/retail buildings located above. Building A & C
would have two levels of parking and building B have one level of parking. All of the
underground parking plates would be accessed via a speed ramp system. Building A & C would
likely be single modules of double loaded 90 degree parking. Building B would contain one
single loaded module and a double loaded module of 90 degree parking. The basic intended
users would be residents living in the apartments above as well as a small amount of spaces for
the retail customers and visitors.
The parking garages structural system will most likely be configured around a short span
structural grid, where two to three vehicles will be parked between columns and or shear walls.
This is a typical structural system when another building function is located above the parking.
Building A’s parking configuration of one double loaded module of parking with a speed ramp
for access to the second underground level of parking would function less than optimally. The
speed ramp and parallel two way drive aisle accessing the second level of parking would not
have sufficient turning radii for vehicles to pass each other. This is due to the narrow width of
the site which hinders the proper orientation of the ramp and parking plate.
Building B’s parking layout would be configured around a single loaded and doubled loaded
module of 90 degree parking of only one level with access via an express ramp. This parking
should function adequately. The single loaded bay of parking may be slightly inefficient but
would function for traffic circulation properly.
Building C’s parking layout would likely be configured around a single, double loaded module
of parking that is bent at a 90 degree angle to form an L shape. As with Building A’s issue with
access to the second level of parking, it too would be impacted by the narrow site and ramp
orientation. The ramp would function less than optimally for two way traffic flow.
Building A & C would function adequately as single levels of underground parking rather than
two level of underground parking due to the narrow site constraint. Building B would be the
better choice to add additional levels of underground parking. Build B’s footprint is of
sufficient length for the utilization of a sloping floor parked on ramp located in the single loaded
module of the garage. Even though building B is less efficient with the single loaded module, it
has the proper geometrics for adequate vehicular circulation and ramping configurations.
Building B would likely contain 107 spaces. Below is a chart outlining the capacities if it were
expanded for additional levels.
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LEVELS BELOW GRADE
One level
Two levels
Three levels
Four levels

CAPACITY
107
192
298
406

Financial Implications
The cost of underground parking is impacted by many variables such as soil conditions, the
depth of the structure to special sheeting/shoring conditions. The ballpark estimate for the
parking is in the range of $40,000 to $50,000 per space for this size of garage. Smaller parking
garage projects are more expensive on a per stall basis given the reduced economies of scale.
The cost could even be higher depending on soil issues or unforeseen conditions. Building B is
the better choice for additional levels underground due to the larger footprint and ability to
utilize a parked on ramp system. It is not advisable to go down more than 4 levels due to the
extremely high cost of construction. More than four levels below grade results in complications
in work due to the depth of the hole. Construction equipment needs to be conveyed in and out
of the excavated pit. At four levels maximum, an earthen ramp can allow vehicles and
equipment to be driven in and out.
The elements of the TOD could include a number of uses: residential, office, and/or retail. To
be competitive in the market each of these elements will need to be supported by some amount
of parking. The number of parking spaces needed to compete with other space in the market in
2015 is unknown at this time; however, today the ratios in the table below provide some
indication of market demand.
Residential
Office
Retail

.75 to 1.0 spaces per unit
1 to 2 spaces per 1,000 square feet
None necessary – more is better

The cost to provide spaces for the elements of the TOD are paid as part of the overall project
financing and are off-set by revenue that is collected in a number of ways. The revenue can
come from apartment unit rent proceeds, separate monthly parking rental agreements, or from
the outright sale of the parking spaces to space occupants. If additional parking is required for
other non-project purposes it must be funded from outside sources.
The table below shows a range of costs for additional parking spaces and the required revenue to
cover debt service. The analysis assumes conventional financing with a 25 year term, monthly
amortization, with the cost of funds equal to six percent.
Parking Stall Cost
Required Monthly Payment
Required Annual Payment

$40,000
$258
$3,100

$50,000
$322
$3,900

Revenue required to off-set the debt can be generated from the market. The sources of funds are
dependent upon the goals or intended use of the parking. These goals might include:
1. More daily or monthly off-street parking to serve general purposes,
2. Hourly parking to serve retail customers in the neighborhood.
Parking spaces can be rented on a daily or monthly basis for between $100 and $150 per month,
net of expenses and vacancy. Net revenue from hourly parking also falls into this range. A
funding gap equal to roughly half the required debt service would need to be filled.

40

Appendix 7 – TOD Retail Uses

MARKET AND DEMOGRAPHIC
FACTORS
The demographics that provide the
foundation for retail on Broadway are
summarized in the table below and
represent areas within a ½ mile and 1
mile radius of the property. The
standout statistics include the higher
median age, lower than average
household income, lower disposable
income, and high number of renter
occupied housing units.

Population
Sex
Population by Race

½ Mile
20,442
55% Male
72.7% White
9.5% Asian

1 Mile
55,222
55% Male
66.5% White
14.4% Black

Population By Age

25-34 37%

25-34 30%

33.2
14,303
$47,837
$39,122

34.1
31,889
$48,217
$39,386

Seattle
595,784
49.8% Male
66.2%
White
15.7%
Asian
25-34
18.8%
37.4
277,507
$66,314
$52,898

$51,774

$55,030

$72,914

80.3%

74.9%

$46.1%

Median Age
Households
Median Household Income
Household Disposable Income –
Median
Household Disposable Income –
Average
Renter Occupied Housing

The demographics explain one of the reasons why the success of retail on Broadway has been
inconsistent over the years. With the increased density coming to the area, the prosperity of retail
establishments should improve.
New buildings in the area will attract retail tenants that generate enough revenue to justify
the cost of new construction. The cost to build new retail space that is integrated into a larger
building is currently $300 to $400 per square foot. The rental income required to off-set the
cost to construct new space and provide the developer with a return on investment is in the
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range of $35 to $42 per rentable square foot of space, triple net. Operating expenses range
from $8 to $10 per square foot.
There are currently and will continue to be tenants in the market that view Broadway as a
desirable place to do business. However, the demographic characteristics are not robust enough
to attract high-end tenants.
PHYSICAL TENANT REQUIREMENTS
To provide flexibility, window mullions should be spaced at five to six foot intervals and all glass
should be clear. Corner space design should seek to maximize windows along side-streets. Each
space should have at least a single door, with double doors being desirable for larger spaces.
Restrooms are best located along the rear of the premises and remain unfinished until the tenants are
secured.
At least two of the four available corner spaces could include outside seating areas situated on the
corner. Continuous glass awnings best serve the retailers need for exposure and light. Good lighting
and security measures are a must on the sidewalks, services and parking areas. Prominent signage for
each space should be made available.
Parking is not necessary, but would be desirable. It would be even more desirable if customer
parking were free of charge. A retail parking program may need to be developed to provide shortterm customer parking, controlling use by residential tenants or transit patrons.
Retail tenants and customers must have access to their premises 24 hours a day, seven days a week.
Maintenance must be performed so as to reduce business interruption. Security in the immediate area
is critical to the success of the TOD properties.
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Appendix 8 – Affordable Housing
The following notes are based on the charrette presentation by David Blum, Montgomery Gulf
Corporation.
‘Affordable Housing’ income definition, populations served, housing types:







‘Affordable’ is relative to Area Median Income: at or below % of AMI”; also known as
‘very low income’, ‘low income’, ‘moderate income’ or ‘workforce’ housing.
Special needs housing - residents include developmentally disabled, families, homeless,
seniors and residents with substance abuse.
Rental apartments and home ownership units.
Building types - single family homes, townhouses, woody-walk-ups, mixed-use mid rise,
high-rise towers.
Affordability applies to both initial development and on-going operational affordability.
Form of the housing follows funding priorities.

Resources available:




Capital Funding - Projects require funding from multiple sources; local funders in first,
more distant public funds line up behind “first in” funders; ” known as layered finance”.
This is low cost debt and generally minimal equity.
Operating Funding - Limited cash flow is mitigated by below market debt service and
operating grants.
Incentives - Zoning incentives, tax abatement programs, Transferable Development
Rights.

Delivery of “Affordable” Housing General Assumptions:



The costs to build affordable housing are the same as the costs to build market rate
housing: land, hard costs, soft costs, etc., etc.
‘Affordable housing’ is made possible by favorable financing, goodwill and “magic”.

Developers:







Distinction between: development, asset management, property management and
ownership
Non-profits: history of Seattle area housing developers
Private sector for-profit developers
Seattle Housing Authority
King County Housing Authority
Joint ventures between private sector and non-profits

Competitive Funding Process:






Federal, State, County and City application processes: Application cycles and NOFA’s.
Funding awarded to projects most responsive to funding priorities.
No preference from Federal Transportation Agency for public agencies.
Eligible applicants: public agencies and non-profits.
Funding layers and multi-year funding cycles.
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Typical Funding Sources:







City of Seattle Office of Housing Programs
Low Income Housing Tax Credits (WSHFC)
Federal Housing Programs: e.g. HUD 202 Funding for Seniors
State of Washington Housing Trust Fund (CTED)
King County Housing Programs
Private Foundations

Information Needed to Frame Options and Enable Policy Decisions:






Market factors that will determine housing types at site.
Rent levels at site.
Station impacts on proposed housing at the site.
City of Seattle Office of Housing programs to support affordable housing at the site.
Other funding sources currently available and likely to be available in 2016 for
affordable housing at the site.

SOUND TRANSIT AGENCY ASSUMPTIONS FOR AFFORDABLE HOUSING






ST will not be a developer of affordable housing.
ST will not be a direct funder of affordable housing.
ST will not be a joint venture partner for the development of affordable housing.
ST can sell property at or above fair market value for the development of affordable
housing.
ST can lease property on a long-term basis for the development of affordable housing.
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Appendix 9 - Capitol Hill Station TOD Community Involvement Process
Background
The Capitol Hill community has long anticipated the arrival of light rail, and has actively
planned accordingly. The community’s preceding work, including the Broadway Economic
Vitality Action Agenda (BEVAA), provides context and priorities for the redevelopment vision
of the TOD sites. Also contributing to the context and vision are Sound Transit’s station design
and operational requirements, its business and project objectives, and the response of the
commercial real estate community. The process to create successful TOD projects around the
Capitol Hill Station will involve active participation from the Capitol Hill community and the
City of Seattle.
TOD Community Involvement Objectives


Provide information outlining ST’s Capitol Hill Station TOD program, TOD-related work
completed to date, and proposed outreach process, as a starting point for further dialogue
with the Capitol Hill Chamber of Commerce and other community stakeholders on these
issues.



Establish a regular community forum to discuss, inform, clarify, resolve and get feedback on
BEVAA & Sound Transit TOD redevelopment issues.



Provide continued opportunities for the community to participate in, influence and support
the creation of successful TOD projects built around the Capitol Hill Station in the future.

General Community Involvement Framework
A series of regular meetings with the Capitol Hill Chamber and other community stakeholders
are proposed as a forum to communicate and get feedback on Sound Transit and community’s
TOD plans and goals. Sound Transit and the community would establish a once a month (TBD)
meeting schedule around specific topics. These meetings would be open to all interested
community groups or individuals and would be widely publicized to maximize involvement.
Overview Meeting (January 9, 2009):






CH Station TOD schedule and work program
ST's business objectives and work to date
Review of BEVAA issues
Next steps, community process
Initial Chamber feedback

Future Capitol Hill Station TOD Meeting Topics (beginning in February):









Redevelopment vision
BEVAA: below-grade parking (public or private)
BEVAA: future retail
BEVAA: new housing/affordable housing
BEVAA: urban design, streetscape
Nagle Extension design
Green building
Other community use ideas: farmers market, performing arts and community art spaces,
community meeting space
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Appendix 10 – Technical Research and TOD Charrette Participants
The following Sound Transit staff and consultants provided technical assistance in researching
and writing technical memoranda on a variety of TOD issues, and/or participated in the Sound
Transit internal charrette held in August 2008.
Sound Transit Staff
Scott Kirkpatrick
Ron Endlich
David Goldberg
John Harrison
Michelle Ginder
John Sleavin
Debora Ashland
Tracy Reed
Brooke Belman
Kate Lichtenstein
Gary Baldasari
Jeff Munnoch
Kent Melton

Consultant Resources
Blair Howe, GVA Kidder Mathews
Greg Gartrell, Militia Development
David Blum, Montgomery Gulf Corporation
Darrell Vange, Ravenhurst Development
John Hoffman, Perteet
David Hewitt, Hewitt Architects
Greg Ball, Northlink Transit Partners

46

