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PROPOSAL

The proposed development is a nine-story (above grade), 190,000 square foot residential building with 149 residential units and below-grade 
parking for 117 vehicles. 

The site is zoned DMC-85. Across Denny is the NC-65 neighborhood of Lower Queen Anne and the SM-85 zone that extends toward Lake Union. 
To the South, the DM zone transitions to DMR/C 125-65 and 240/125. This positions the site at a transition in scale between mid and high-rise 
developments.

The site is between Belltown and the Seattle Center neighborhoods that contain a mix of commercial and entertainment uses, with numerous 
residential structures of various ages and styles to the South and West.

PROPOSED DEVELOPMENT
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EDG SUMMARY 
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MASSING ALTERNATIVE 3

Birdseye View Northwest
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- Preserve the South daylight slot

- Preserve the “upper white box” above the three-story base

EARLY DESIGN GUIDANCE COMMENTS

Massing, Scale and Entries

- Preserve the two-story volume on Broad Street with high transparency and 
pedestrian interest

- Create a flexible space on Broad that can be easily converted in the future to 
commercial uses when future commercial demand may emerge

- Preserve the voluntary setback along Broad at the NE corner and increase 
the setback along the alley at this corner

- Refine the sidewalk and pavement design at the acute-angled intersection of 
alley and Broad, in conjuction with SDOT

- Provide distinctive paving and/or landscape treatment along Broad Street

- Introduce layering at the ground level units on 3rd Ave through landscape 
design to ensure adjacent windows are not permanently blocked by drapes or 
shades so that the residential facade can remain relatively transparent

- Provide continuous canopies along Broad Street and maintain the lower and 
non-continuous canopies along 3rd Ave

- Preserve the proposed service and parking entry at the southeast corner of 
the alley

The Pedestrian Realm

The Design Board evaluated three massing concepts at the Early Design 
Guidance Meeting on March 18, 2014. The 3rd option which featured a white 
upper box sitting on a three-story base was presented as the prefered option.

The Board supported the preferred option and made suggestions for further 
refinement of the entries and expression as outlined below.

EDG SUMMARY

EDG  SUMMARY

Architectural Expression

- Provide deeply recessed windows, amplify the depth of the windows

- Preserve the setback at the three-story base in relation to the upper box

- Preserve pattern on the south wall

- Preserve the “white box” expression on the alley facade as well

- Reduce the extent of the concrete walls at ground level on the alley elevation

Board Priority Design Guidelines

A-1 Respond to the Physical Environment

B-1 Respond to the Neighborhood Context

B-3 Reinforce the Positive Urban Form & architectural Attributes of the 
Immediate Area

B-4 Design a Well-Proportioned & Unified Building

C-1 Promote Pedestrian Interaction

C-3 Provide Active - Not Blank - Facades

C-5 Encourage Overhead Weather Protection

C-6 Develop the Alley Facade

D-2  Enhance the Building with Landscaping

D-3 Provide Elements that define the Place

E-2 Integrate Parking Facilities
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RESPONSE TO EARLY DESIGN GUIDANCE (EDG) COMMENTS

The building mass steps back 2’ along Broad Street to activate the sidewalk 
and to create a “jewel box” at the street level. The setbacks provides 
modulation of the facade, and a 2’ planting strip is layered in front of this very 
transparent north space. 

The building mass steps back a total of 4’ (2’ alley dedication plus a 2’ 
voluntary setback) to ease the pedestrian condition at the tight intersection of 
the alley, Denny and Broad St. This corner is the east facet of the “jewel box” 
looking towards the Seattle Center.

Level 3 is setback 1’ from the stories above in order to make the upper box of 
the building appear as floating. 

“THE  JEWEL BOX”PLANTING STRIP

ALLEY

BROAD ST.

3RD AVE.

1

2

3

3

1
2
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RESPONSE TO EARLY DESIGN GUIDANCE (EDG) COMMENTS

The building mass is set back 5’ from the South and 10’ from the West 
and East, creating corner windows that open views to the neighborhood. 
These corner setbacks  reduce the extent of the south wall. 

Similarly, the building mass at the south facade is setback 10’ to create a 
vertical window band providing daylighting to the corridors. This setback 
cuts a slot into the south wall, which together with the setbacks at 
corners, reduce the perceived scale of the south wall.

In addition to the north “jewel box” along Broad, the south lobby provides 
a secondary entrance to the building which faces the neighborhood to the 
south and activates even more the south wall.

The building is setback from the street at each level unit entry 4’. The 
setback is projected up on levels 02 and 03 as well, modulating the three 
story base along 3rd Ave. 

The ground level units are setback 2’ from property line in order to 
introduce tall plantings for screeening and privacy from the street.

“THE  JEWEL BOX” THE SOUTH LOBBY

3RD AVE.

BROAD ST.
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N

AERIAL PLAN
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SITE PLAN
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MAIN ETRY AND THE “JEWEL BOX” ON BROAD ST

LOBBY HEIGHT AT EDG MARCH 2014CURRENT VOLUME OF NORTH LOBBY ALONG BROAD
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MAIN ENTRY AND THE “JEWEL BOX” ON BROAD ST
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SOUTH WEST CORNER REFINEMENT
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SOUTH WEST CORNER REFINEMENT

SOUTH WEST ENTRY
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GROUND LEVEL UNIT ENTRIES ON 3RD

A 2’ planting strip with along the front entries provides privacy to the ground level 
units. Another planting strip layer on the sidewalk acts as a buffer to the street.

The setback entries include an elevated landing which yield a more private enclosure. 
In addition, canopies offer a more protective entrance.

Residential Entries

ENLARGED PLAN

10’ 8’ 2’

PROPERTY LINE

Materials Legend
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White Spandrel Panel

Metal Panel, Medium Grey Finish

Metal Panel, Graphite Finish

Gray Spandrel Panel

Vision Glass

Vision Glass Structural Silicone Glazing

Spandrel Glass

Cast in Place Concrete

Phenolic Panel

Veneer Masonry

White Vertical Mullion Extension
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GROUND LEVEL UNIT ENTRIES ON 3RD AVE

ENLARGED ELEVATION SECTION AT 
UNIT ENTRY
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30% SUBMITTAL

T H I R D  A V E N U E  A N D  B R O A D  S T R E E T  P L A N S

LANDSCAPE
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Ilex crenata ‘Convexa’
Compact Japanese Holly

Nandina domestica ‘Gulf Stream’
Gulf Stream Heavenly Bamboo

Liriope Muscari
Lilyturf

Ophiopogon p. ‘nigrescens’
Black Mondo Grass

Ulmus parvifolia ‘UPMTF’
Bosque Elm

Polystichum munitum
Sword Fern

Buxus mirophylla ‘Winter Gem’
Japanese Boxwood

Viburnum davidii
David’s Viburnum

S T R E E T  L E V E L  P L A N T S

SYMBOL BOTANICAL NAME / COMMON NAME SIZE CONDITION SPACING

TREES
(STREET TREE SELECTIONS APPROVED BY SDOT LANDSCAPE ARCHITECT BILL AMES
VIA EMAIL AUG. 3, 2015)

ULMUS PARVIFOLIA 'UPMTF'/BOSQUE ELM 2-1/2"
CAL. B & B PER PLAN

SHRUBS

BUXUS MICROPHYLLA 'WINTER GEM'/JAPANESE
BOXWOOD * 1 GAL. CONT. 24" O.C.

NANDINA DOMESTICA/'MOON BAY'/HEAVENLY
BAMBOO * 1 GAL. CONT. 30" O.C.

ILEX CRENATA 'CONVEXA' /JAPENESE HOLLY * 1 GAL. CONT. 24" O.C.

VIBURNUM DAVIDII / DAVID'S VIBURNUM * 5 GAL. CONT. 36" O.C.

POLYSTICHUM MUNITUM / WESTERN SWORD
FERN 1 GAL. CONT. 18" O.C.
BERBERBERIS THUNBERGII / 'ATROPUPUREA
NANA' *

1 GAL. CONT. 24" O.C.

PHYLLOSTACHYS NIGRA / BLACK BAMBOO 5 GAL. CONT. 24" O.C.

IMPERATA CYLANDRICA 'RUBRA' / JAPENESE
BLOODGRASS 1 GAL. CONT. 24" O.C.

GROUNDCOVERS

LIRIOPE SPICATA / CREEPING LILYTURF * 1 GAL. CONT. 24" O.C.
PACHYSANDRA TERMINALIS / JAPANESE
SPURGE 4" POT 12" O.C.

OPHIOPOGON PLANISCAPUS 'NIGRESCENS /
BLACK MONDO GRASS 1 GAL. CONT. 12" O.C.

Berberis thunbergii ‘Atropurpurea’
Barberry

Phyllostachys nigra
Black Bamboo

Pachysandra terminalis
Pachysandra

Imperata cylandrica ‘Rubra’
Japanese Bloodgrass

SIDEWALKS



307 BROAD APARTMENTS LLC. |    307 Broad St.   |   Project 3016806  |  REC  |  01.05.2016 19

Ilex crenata ‘Convexa’
Compact Japanese Holly

Nandina domestica ‘Gulf Stream’
Gulf Stream Heavenly Bamboo

Liriope Muscari
Lilyturf

Ophiopogon p. ‘nigrescens’
Black Mondo Grass

Ulmus parvifolia ‘UPMTF’
Bosque Elm

Polystichum munitum
Sword Fern

Buxus mirophylla ‘Winter Gem’
Japanese Boxwood

Viburnum davidii
David’s Viburnum

S T R E E T  L E V E L  P L A N T S
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3 Lush Landscape

4 Grasses and Sedums

1 Fire and Fun

6 Dog Run

R O O F

1 View to the Needle
2 Fire
3 BBQ
4 Lush Landscape 
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6 Zen Garden
7 Screening Plants
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PLANT SCHEDULE - ROOF
SYMBOL BOTANICAL NAME/COMMON NAME

SHRUBS/GRASSES/GROUN
DCOVERS

SEDUM TILE: BY ETERA 'COLOR MAX' PREPLANTED
W/ STIPA TENVISSIMA @ 12" O.C. *

MISCANTHUS SINENSIS 'ADAGIO' / DWARF MAIDEN
GRASS

OPHIOPOGON PLANISCAPUS 'NIGRESCENS' / BLACK
MONDO GRASS

NANDINA DOMESTICA 'MOON BAY' / HEAVENLY
BAMBOO *

PHYLLOSTACHYS AUREA / GOLDEN BAMBOO

DECKING

GREEN ROOF PLANTING: AVRS TRAYS FROM
COLUMBIA GREEN TECHNOLOGIES W/ 5.25"
MIN. PLANTING SOIL 503-683-9123
(ALTERNATE - AVRS MULTILAYER SYSTEM)
SEDUM TILE PRE-VEGETATED MATS
AVAILABLE FROM ETERA, CONTACT DAVID
GILMORE 360.661.2767

1-1/2" WASHED DRAIN ROCK

DECORATIVE CRUSHED ROCK

"ULTIMATE K9 TURF" (FOR DOG AREA)

PRECAST CONC. PAVERS
ON PEDESTALS

2

2

7

4

ROOFTOP LANDSCAPE
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Broad St.
Broad St.

SIGNAGE LOCATIONS
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SITE LIGHTING PLAN

Lighting Intent 
 

 

LittleFish Lighting, Inc. 

 

 
Type S1/S1A 
Recessed mini‐downlight 

 
Type S2 
Surface feature dowlight 

 
Type S3 
Wall/Surface 360 degree light 

 
Type S4 
Surface downlight 

 
Type S5 
Over door egress light 

 
Type S6 
Sealed linear strip 
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EXTERIOR EXPRESSION

Four Main Masssing Elements:

1. The three-story base provides modulation at 
the street level. Color and landscape define the 
pedestrian environment.

2. The upper box defining the edge of the 
fragmented building  fabric which surrounds 
the site, is a simple white form with a fine 
grain.

3. The rooftop pavillion with views to the 
water and to major landmarks, is an irregular 
form that reintroduces color and landscape 
for a panoramic and outdoor recreational 
experience. 

4)  The south wall is a white canvas facing the 
neighborhood, activated by sun and shadow, 
and changing with the moving sun. The 
modulated veneer masonry panels add depth to 
the wall surface and are enhanced by the play 
of shadows throughout the day. 

Massing and Materials
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EXTERIOR EXPRESSION

307 Broad Street Apartments LLC  |  10.13.15

MATERIALS

NW CORNER

PARKLEXMETAL PANEL, SILVER METAL PANEL, 
GRAPHITE FINISH

SPANDREL GLASS

OR

TAKTL

EQUITONE

OR
Materials Legend

1
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2B

2C

3A

3B

4

5

6

7

8

White Spandrel Panel

Metal Panel, Medium Grey Finish

Metal Panel, Graphite Finish

Gray Spandrel Panel

Vision Glass

Vision Glass Structural Silicone Glazing

Spandrel Glass

Cast in Place Concrete

Phenolic Panel

Veneer Masonry

White Vertical Mullion Extension

2B

1

5

2B

4

2C

2A
3A

Structural silicone 

6

7

3B

7

3B 5

3A

1

5

MASSING ELEMENT 1

MASSING ELEMENT 2

MASSING ELEMENT 3

MASSING ELEMENT 4

307 Broad Street Apartments LLC  |  10.13.15

MATERIALS

NW CORNER

PARKLEXMETAL PANEL, SILVER METAL PANEL, 
GRAPHITE FINISH

SPANDREL GLASS

OR

TAKTL

EQUITONE

OR

4

1

2A

6

8
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44 307 BROAD |  3016806  |  EARLY DESIGN GUIDANCE  |  3.18.2014

FACADE STUDIES

PROPORTIONS

DENSITY

ALTERNATION REGULARITY GRADIENT

0’

28’

85’

100’

PROPORTIONS

DENSITY

ALTERNATION REGULARITY GRADIENT

0’

28’

85’

100’

PACIFIC SCIENCE CENTER PACIFIC SCIENCE CENTER ORIGINAL DRAWINGS

307 BROAD |  3016806  |  EARLY DESIGN GUIDANCE  |  3.18.2014      17

LOBBY ENTRY

NEIGHBORHOOD PRECEDENTS

PACIFIC SCIENCE CENTER: WHITE CONCRETE VOLUMES WITH A TESSELLATED SKIN

RECTANGULAR VOLUMES

TESSELATED SKINGLASS FACADE

CONCRETE

An analysis of the adjacent Pacific 
Science Center reveals an architecture 
of simplicity.  The original structures 
and subsequent additions embody 
an economy of formal manipulation, 
focusing the architectural expression 
on simple white platonic volumes with 
tessellated enclosures of innovative 
precast concrete and glass.

INSPIRATION

The vertical extensions, inspired from the detailing of the adjacent Pacific 
Science Center, add depth to the windows and a fine grain to the simple white 
box.

Details
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EXTERIOR EXPRESSION
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BUILDING SECTIONS
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BUILDING SECTIONS
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REQUESTED DEPARTURES - CANOPIES

RETAIL GROUND LEVEL - CANOPIES

RESIDENTIAL GROUND LEVEL - NO CANOPIES
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REQUESTED DEPARTURES - CANOPIES

Requested Departure - Canopies

2 FT PLANTING STRIP

SMC 23.49.018.A.3.

23.49.018 - Overhead Weather Protection and Lighting. 
A. Continuous overhead weather protection shall be 
required for new development along the entire street 
frontage of a lot except along those portions of the 
structure facade that: 

1. are located farther than five (5) feet from the street 
property line or widened sidewalk on private property; or 

2.abut a bonused open space amenity feature; or

3.are separated from the street property line or widened 
sidewalk on private property by a landscaped area at 
least two (2) feet in width; or 

4.are driveways into structures or loading docks.

 

We are requesting the following departure:

On 3rd Ave, we are proposing short canopies located at 
building and residential entrances. Due to the facade 
on 3rd Avenue being a residential facade, the amount 
of canopies proposed makes the street level not appear 
commercial. 

In addition, we are setting back the ground level units a 
minimum of 2’ from the street and providing a planting 
strip. 

SMC 23.49.018.A.3. allows an exception to canopies if a 
2’ planting strip on the project property is provided.

On Broad Street, we are providing a 2’ planting strip on the 
project property as well. Here we studied canopies on the 
glass box but because they would have to step up with the 
grade, they don’t work with the pure glass volume of the 
“jewel box” on Broad. 

Here as well, we are requesting a departure to the canopy 
requirements based on the exception allowed by SMC 
23.49.018.A.3 if a 2’ planting strip is provided on the 
project property.


