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PrOJecT gOals

creaTe aTTainaBle HOusing
 
use the central location to draw the target residents, such as young 
medical professionals or seattle university law students.

aTTracT serVices TO BrOadWay

The retail/office and live/work spaces offer opportunities for small 
businesses to be fostered and developed in an area currently lack-
ing services.
 

urBan inFill

Begin to close the gap on Broadway avenue with urban housing 
that complements the neighborhood.  
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site size
• 21,600 sf

site Zoning  
• NC3-85

ZOning

nc3-85

nc3-65

MiO-105-Mr
seattle university

MiO-70-Mr
swedish Medical center

Mr

MiO-105-Mr-nc3-85
swedish Medical center

MiO-85-Mr-nc3-85
swedish Medical center
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cOnTeXT & arcHiTecTure

1
siTe

1 BrOadWay aParTMenTs

2 Our lady OF MT. carMel

3 iMPerial grOcery

4 BrOadWay & JeFFersOn siTe

5 cal andersOn HOuse

6 cHildHaVen crisis nursery

7 uW PaTricia sTeel Building

8 MinOr & JaMes Medical cenTer

9 sWedisH Medical cenTer

10 Pac nW diaBeTes researcH insTiTuTe

11 nW Kidney cenTer

12 seaTTle uniVersiTy

13 seaTTle Vein clinic & PlasTic surgery clinic

14 arcHBisHOP MurPHy aParTMenTs

15 caMPiOn residence Hall

16 TeilHard de cHardin Hall

17 su Play Fields

18 desc eVans HOuse
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cOnTeXT & arcHiTecTure

architectural Observations

• No strong historical influence
• Commercial/institutional buildings 
dominate the street development
• Wide variation in massing along 
the street
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siTe iMages
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VieWs FrOM siTe & cOnTeXT
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siTe analysis

Broadway avenue
• Major arterial street
• High visibility
• Minimal grade change, easily walkable
• residential neighborhood begins to the
 west / southwest
• Connects site to Capitol Hill

James street / e James Way
• unique roW bifurcating Swedish & Seattle 
university
• Major arterial street
• High point of grade, falls away to east and 
west
• Connects site to Downtown /
Pioneer Square

e James st & alley
• Alley providing vehicular access to
adjacent lots
• Best opportunity for access to parking 
garage
 

solar access
• Good solar access to west; partial access to 
east due to tower

Views
• view to the west of Puget Sound / olympic 
Mountains on upper residential levels
• Limited view opportunities to south/south-
west

automotive

Bus routes

First Hill
streetcar

e JeFFersOn sT

e JaMes W
ay

BrO
a

d
W

ay aVe

u
rBa

n
 ed

g
e

3-sTOry

residenTial

a
lley

ca
M

PiO
n

TO
W

er

e Terrace sT

e cHerry sT
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e cOluMBia sT

e JaMes sT

alley used By residenTs

sOFT green 
sPace BuFFer

residenTial

Medical

ParKing

FuTure PrOJecT 
WiTH siMilar 

deducaTed use

Medical

slOPe Fa
lls a

Way
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11TH aVe
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BOren aVe

M
inOr aVe

cHerry sT

JeFFersO
n sT

12TH
 aVe

11TH
 aVe

10TH
 aVe



9
June 6, 2011

early design guidance
550 BroADWAy Avenue

siTe secTiOns

BrOadWay
aParTMenTs

siTe Falls
TO dOWnTOWn

siTe Falls
TO caPiTOl Hill

siTe Falls
TO easT FirsT 

Hill & cenTral 
disTricT

85’

105’

siTe Falls
TO yesler
Terrace

seaTTle Vein clinic & 
PlasTic surgery clinic

BrOadWay aVe

e JaMes Way
e JaMes sT

siTe & allOWaBle 
Building Per ZOning

siTe & allOWaBle 
Building Per ZOning

iMPerial 
grOcery

MT. carMel

caMPiOn Hall

alley

alley
seTBacKs

B: nOrTH-sOuTH secTiOn

a: easT-WesT secTiOn
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Massing OPTiOn 1• Approximately 129,600 GSF, 222 units
 
• Combined FAR = 6 (Maximum)

• Maximize site’s development potential

• Build to 85’ height limit

• Internal courtyard private to residents

• Minimal views and light at eastern units

Pros & cons of Massing

Pros
• Maximizes FAr
• Quiet & private courtyard
• Provides units facing west

cons
• Imposing undifferentiated mass with little 
articulation to maximize site potential
• Least light & air
• no connection of an open space to the 
neighborhood
• east facade has units in close
proximity to adjacent tower
• 8 floors of Type I construction is not eco-
nomically viable

ParTi

 Retail / Office

 leasing / entry

 live / Work

 units
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• Approximately 111,900 gsF, 191 units

• combined FAR = 5.4

• Build to 85’ height limit       

• Limits east units

• Building divided into two distinct masses 
with courtyard entry units

• Creates one elongated, winding courtyard 
both open to the south and east

Pros & cons of Massing

Pros
• Higher light exposure for courtyard/alley 
units
• More views for courtyard units
• natural light in corridors from ends

cons
• Heavy massing on Broadway & e James 
facades
• Less light/air for lower units in courtyard
• Less privacy for facing units on courtyard
• no alley access to raised courtyard
• Blank south facade of loft unit
• 8 floors of Type I construction is not eco-
nomically viable

Massing OPTiOn 2

ParTi

 Retail / Office

 leasing / entry

 live / Work

 units
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MASSING OPTION 3 (PREFERRED)• Approximately 115,450 gsF, 198 units

• combined FAR = 5.34

• Lower massing on ROWs

• Maximize courtyard which opens up to 
southern exposure

• Sidewalk access to raised courtyard

• Provides units facing west

Pros & cons of Massing
Pros

• Prominent retail along Broadway
• Lower massing appropriate in neighborhood
• Articulation of facade on roW facades
• Defined residential entrance
• Maximum light, air, & privacy for all units
• All units accessed from conditioned cor-
ridors
• Good opportunity for direct entry units 
along e James St.
• Best potential for breaking up facade to 
create ground level open spaces
• on grade alley access to courtyard possible
• 7 floors of Type V over I construction is 
most economically viable

cons
• east light into courtyard
• no natural light in corridors
• South units are 15’ from property line

ParTi

 Retail / Office

 leasing / entry

 live / Work

 units
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• Approximately 115,450 gsF, 198 units

• combined FAR = 5.34

• Lower massing on ROWs

• Maximize courtyard which opens up to 
southern exposure

• Sidewalk access to raised courtyard

• Provides units facing west

Pros & cons of Massing
Pros

• Prominent retail along Broadway
• Lower massing appropriate in neighborhood
• Articulation of facade on roW facades
• Defined residential entrance
• Maximum light, air, & privacy for all units
• All units accessed from conditioned cor-
ridors
• Good opportunity for direct entry units 
along e James St.
• Best potential for breaking up facade to 
create ground level open spaces
• on grade alley access to courtyard possible
• 7 floors of Type V over I construction is 
most economically viable

cons
• east light into courtyard
• no natural light in corridors
• South units are 15’ from property line

cOMParisOn OF OPTiOns
1 2 3 (PREFERRED)

 Retail / Office

 leasing

 live / Work

 units

• Approximately 111,900 gsF, 191 units

• combined FAR = 5.4

• Build to 85’ height limit       

• Limits east units

• Building divided into two distinct masses 
with courtyard entry units

• Creates one elongated, winding courtyard 
both open to the south and east

Pros & cons of Massing

Pros
• Higher light exposure for courtyard/alley 
units
• More views for courtyard units
• natural light in corridors from ends

cons
• Heavy massing on Broadway & e James 
facades
• Less light/air for lower units in courtyard
• Less privacy for facing units on courtyard
• no alley access to raised courtyard
• Blank south facade of loft unit
• 8 floors of Type I construction is not eco-
nomically viable

• Approximately 129,600 GSF, 222 units
 
• Combined FAR = 6 (Maximum)

• Maximize site’s development potential

• Build to 85’ height limit

• Internal courtyard private to residents

• Minimal views and light at eastern units

Pros & cons of Massing

Pros
• Maximizes FAr
• Quiet & private courtyard
• Provides units facing west

cons
• Imposing undifferentiated mass with little 
articulation to maximize site potential
• Least light & air
• no connection of an open space to the 
neighborhood
• east facade has units in close
proximity to adjacent tower
• 8 floors of Type I construction is not eco-
nomically viable
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Approximately 198 residential units

Approximately 5,362 sf of commercial area
• no commercial loading required when 
under 16,000 sf           

Approximately 107 total parking stalls
• 0.54 parking ratio 

B: nOrTH-sOuTH secTiOn

a: easT-WesT secTiOn
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10’

•  5,362 gsF of retail

•  Main resident lobby on 
Broadway ave

•  Direct entry Live/Work units 
along e James st 

•  Resident amenities accessible 
from sidewalk and internally

•  Efficient parking layout

•  retail concentrated on busiest 
corner & rOW

•  residential courtyard accessed 
internally & at grade from alley

direcT enTry
liVe/WOrK uniTs

direcT enTry
liVe/WOrK uniT

reTail
2,010 sF   

reTail
3,352 sF   

lOBBy/
leasing   cOurTyard

BelOW   

uniT
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cOurTyard

liVe/WOrK  

uniTs

uniTsuniTs

ParKing

uniTsuniT
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liVe/
WOrK  

MecH/
sTOrage  
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siTe Plans
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+347.0  

+352.0  

siTe/FlOOr Plan - P1 siTe/FlOOr Plan - l1

ParKing

POTenTial rP2 
encrOacHMenT
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encrOacHMenT
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FlOOr Plans

FlOOr Plan - l2 FLOOR PLAN - L3 (TYPICAL)

uniTs uniTs

uniTs uniTs

uniTs uniTs

uniTs uniTs

uniTs uniTs

uniTs uniTs

uniTs uniTs

greenWall greenWall

rOOF BelOW 
/ POWer line 

seTBacK

rOOF BelOW 
/ POWer line 

seTBacK

POTenTial rP2 
encrOacHMenT

POTenTial rP2 
encrOacHMenT
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ParKing Plans

ParKing Plan - P3 ParKing Plan - P2

ParKing

ParKing

ParKing
+333.0  

+338.0  

+342.0  

POTenTial rP2 
encrOacHMenT
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POTenTial deParTure

sMc 23.47a.014.B.3

For a structure containing a residential use, 
a setback is required along any rear lot line 
that...is across an alley from a lot in a resi-
dential zone as follows: 15’ for portions of 
structure 13’ in height to a max of 40’. And 
then, additional setback at the rate of 2’ for 
every 10’ of height exceeding 40’. one half 
of the width of the unimproved alley may be 
counted as part of the required setback.

Proposal:
Allow the new building to encroach on the 
setback. The spirit of the zoning ordinance 
is for the protection of sun exposure on resi-
dential zones. The tower adjacent to the site 
is not the formal type the zoning is intended 
to protect. The adjacent building casts the 
entire site in shadow, where the new building 
would cast small shadows on only the lowest 
floors of Campion Hall.

Justification
• existing building to south is built against 
property line with no setbacks
• Building to the east is a 12-story student 
residence hall, but zoning intention was for 
preserving lower built residential lots
• Structural efficiency is achieved in wood 
construction with stacking residential units
• Allows for better residential units at all lev-
els
• Building is already pushed east 7’ due to 
power line clearance requirement, and this 
helps to maintain developable area of prop-
erty
• The effect on perceived height and shad-
ows is minimal
• refer to response to Design Guidelines Sec-
tion C-3 and Shadow Studies for further jus-
tification

siTe WiTH 
allOWaBle 

Massing

caMPiOn 
Hall

12-sTOries

alley

allOWaBle Massing PrOPOsed Massing

addiTiOnal alley iMages - MOrning ParTial siTe secTiOn

alley iMage - aFTernOOn
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MarcH 21sT - 9aM June 21sT - 9aM sePTeMBer 21sT - 9aM

MarcH 21sT - 3PM June 21sT - 3PM sePTeMBer 21sT - 3PM

sHadOW sTudies - PrOPOsed scHeMe
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sHadOW sTudies - Per sMc 23.47a.014.B.3 - residenTial seTBacK

MarcH 21sT - 9aM

MarcH 21sT - 3PM

June 21sT - 9aM

June 21sT - 3PM

sePTeMBer 21sT - 9aM

sePTeMBer 21sT - 3PM
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ParTi

resPOnse TO design guidelines

a-4 Human activity
new development should be sited and designed to encourage 
human activity on the street.

• new development should be sited and designed to encourage 
human activity on the street. 
• retail entries will be located at the corner of Broadway and 
James and spaced out on Broadway to encourage street activity. 
• Main residential entry on Broadway will also help activate Broad-
way as a pedestrian street. 
• Live work units on James Street will help activate a much qui-
eter James Street terminating at an alley facing the campus.  This 
will allow small businesses to spill out on their front porch facing 
James.

c-3 Human scale
The design of new buildings should incorporate architectural 
features, elements and details to achieve a good human scale.

• The street level will have canopies over all the storefronts and 
entries as well as lighting and signage to create a strong connec-
tion of the building at the ground plane.
• residential set back on Broadway allows for open space and 
human activity on the street. on the alley side the building mass-
ing will maintain a tighter configuration, providing a relationship 
similar to the building located to the south of the site. This will 
also help strengthen a stronger sense of place at the courtyard 
that is being defined as the back yard of the campus.

a-7 residential Open space
Residential projects should be sited to maximize oppor-
tunities for creating usable, attractive, well-integrated 
open space

• The landscaped residential courtyard facing the alley on 
the east side is the major open space of the project and is 
accessible to all building residents. There is large courtyard 
carved out of the massing on the alley to connect the build-
ing to the Seattle university’s campus located east of the 
project site. residential units facing Broadway setback 6’ to 
allow for residential decks at level 3 facing the commercial 
core. This strengthens the idea of encouraging human activ-
ity on the street, only at a different plane.

e-2 landscaping to enhance the Building and site
landscaping including living plant material, special pave-
ments, trellises, screen walls, planters, site furniture and 
similar features should be appropriately incorporated into 
the design to enhance the project.

• The project will meet the Green Factor requirements
• Planting strips and street trees will be added to Market, 
14th and 56th.  

a-1 responding to site characteristics
The siting of the buildings should respond to spe-
cific site conditions and opportunities such as non-
rectilinear lots, location on prominent intersec-
tions, unusual topography, significant vegetation 
and views or other natural features.

• Due to the site’s location on Broadway, a major 
retail core of Capitol Hill neighborhood, the building 
will respond to this activity by having retail uses on 
both ends of the property facing Broadway. To pro-
mote human activity on e James, live work units are 
located on this relatively quiet street that leads back 
to the alley which in the bigger picture is the back 
yard of the campus.
• On the alley the building form responds to the Se-
attle University’s campus with courtyard. This may 
also allow for the opportunity for some of the upper 
units to have view out to Mount rainier.

a-2 streetscape compatibility
The siting of the buildings should acknowledge and reinforce 
the existing desirable spatial characteristics of the right-of-
way.

• The preferred massing runs parallel to Broadway and is built 
out to the property line with the exception of the recessed resi-
dential lobby between the two retail spaces. This reinforces the 
street edge and storefront glazing strengthens the connection 
with the inside to the street. Massing at the corner will help cre-
ate building identity at the corner of Broadway and E James. To 
promote activity on e James, live/work lofts are located around 
the corner, and is compatible with the character of James Street 
as there is very little traffic and light on this edge.

C-1 – Architectural Context
New buildings proposed for existing neighborhoods with a well-
defined and desirable character should be compatible with or 
complement the architectural character and siting pattern of 
neighboring buildings.

• The massing of the building is very simple providing a hard, but, 
transparent edge along Broadway to promote for retail use. At 
the residential levels the building sets back seven ft. to provide 
a buffer. This set-back will also allow the power lines to stay in 
place. Massing on the east opens to the campus, this gesture not 
only allows more light and views into the east facing units, but 
also opens up the building to the campus.
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a-10 corner lots 
Buildings on corner lots should be oriented to the corner and 
public fronts.  Parking and 
automobile access should be located away from corners.

• The corner of James and Broadway will be a prominent, trans-
parent retail corner.  The corner retail will provide an anchor for 
the project in its urban context and will reinforce the pedestrian 
character of Broadway as a commercial corridor. This corner re-
tail will have street front windows with clear glazing and promi-
nent entry on Broadway.  

d-1 – Pedestrian Open spaces and entrances
convenient and attractive access to the building’s entry should 
be provided to ensure comfort and security, paths and entry 
areas should be sufficiently lighted and entry areas should be 
protected from the weather.

• Building entry on Broadway will have a recessed glazed entry 
marked by a canopy. This residential use is minimized to 20% of 
the Broadway street façade and is flanked by two commercial 
spaces to maintain Broadway’s street character as a commercial 
core. 

d-7 – Personal safety and security
Project design should consider opportunities for en-
hancing personal safety and security in the environ-
ment under review

• Broadway will be highly transparent because of the 
two retail spaces located on the two ends flanking the 
residential lobby. Majority of the façade being store-
front will allow visual connection to the street. Live 
work units are located around the corner on e James; 
this use at street level will allow visual connection to 
the street as well. 

d-11 commercial Transparency
commercial storefronts should be transparent, allow-
ing for a direct visual connection between pedestrians 
on the sidewalk and the activities occurring on the in-
terior of a building. Blank walls should be avoided.

• Broadway Ave will be highly transparent with the ma-
jority of the street facade being storefront.  

a-8 Parking and Vehicle access
siting should minimize the impact of automobile 
parking and driveways on the pedestrian environ-
ment, adjacent properties and pedestrian safety

• Parking access is tucked back on the alley side and 
has the least impact on the pedestrian activities on 
Broadway or east James. 

a-9 location of Parking on commercial street 
Fronts
Parking on a commercial street front should be 
minimized and where possible should be located 
behind the building.

• Parking garage entrance is located on the alley to 
avoid parking frontage on Broadway or e James.

c-5 structured Parking entrances
The presence and appearance of garage entrances 
should be minimized so that they do not dominate 
the street frontage of a building.

• The parking entrance is located on the alley to mini-
mize its impact on the two main street facades of e 
James and Broadway.

d-5 Visual impacts of Parking structures
The visibility of at-grade parking structures should be 
minimized.  The parking portion of a structure should be 
architecturally compatible with the rest of the structure 
and streetscape.

• Building entry on Broadway will have a recessed glazed 
entry marked by a canopy. This residential use is minimized 
to 20% of the Broadway street façade and is flanked by two 
commercial spaces to maintain Broadway’s street character 
as a commercial core. 
 

resPOnse TO design guidelines
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• Wood construction apartments with active street 
uses 
• Lush courtyard with rain gardens

• Wood construction apartments with active street 
uses including streetcar
• Distinct aesthetic while maintaining a compatibility 
to the surrounding context

• Wood construction apartments with active street 
uses including metro stops
• occurs at a point of neighborhood transition as Capi-
tol Hill meets Downtown

• Wood construction apartments with active street 
uses including metro stops
• Lush courtyard engaged with the grade

relaTed anKrOM MOisan PrOJecTs

10th @ Hoyt apartments
Portland, Or

The Jeffrey
Portland, Or

320 east Pine
seattle, Wa*

*The Stratford Company Project

avalon Ballard
seattle, Wa



EARLY DESIGN GUIDANCE - 550 BROADWAY AVENUE

DPD Project No.: 3012198
June 6, 2011

                      5 5 0  B r o a d w a y  A v e n u e  |  S e a t t l e ,  W a s h i n g t o n

 550 BROADWAY LLC   | ANKROM MOISAN ASSOCIATED ARCHITECTS


