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3Neighborhood Context

This corner site is at the confl uence of several neighborhoods with multiple histories and identities: the Central District, Capitol Hill, the International District and 
First Hill. It is also located within the “12th Avenue Urban Center Village” and the Seattle University business district. This area has been acknowledged as a signifi cant 
intersection for development in the 12th Avenue Neighborhood Plan, published in 1992. Currently the neighborhood is a mix of large institutional buildings, apartment and 
condo buildings small retail establishments, older single-family houses and Seattle University athletic fi elds . The areas to the west, towards Broadway and to the south of 
East Jefferson are primarily residential, where there are many older homes mixed in with more recently built fi ve and six story multi-family buildings. North along 12

th 
Avenue 

there are also a number of recently built mixed-use buildings in the heart of the SU campus.    
There are several large institutions in this area including Seattle University, and Swedish, Providence and Harborview Hospitals. Seattle University has the largest 

presence along this portion of 12th Avenue. The property across 12th Avenue to the west (the athletic fi eld) is currently zoned MIO 50. SU is also currently considering a 
rezone of its Major Institution Overlay, which this site currently falls within, from 50 feet to 65 feet.  

South of the site along 12th Avenue, the street is lined with small to mid-size retail and offi ce buildings. This area is zoned NC3P-65 on both the west and east sides 
of 12

th 
Avenue with a few lots zoned NC2-40. Further south is the 8.5 acre King County Youth Service Center site, which is slated for comprehensive redevelopment within 

the next fi ve years. 
The architectural style of this area varies widely. The older buildings are modest in design and detail. Many of the existing buildings are in poor condition. The newer 

buildings use a combination of materials. This is currently a neighborhood in transition and in search of a community identity. 



4 Project Information

Project Information:

Project Name:  12th + East Jefferson Workforce Housing

Owner:   Capitol Hill Housing

Project Address:   500 12th Avenue

Legal Description:  Parcel A & B, SP# 80-148, per recording #
    8202030663 SD SP
    DAF -- Lots 13 through 15, Block C less RD

Zone:    Current: NC2 - 40 with MIO 50 Overlay
    Seeking Contract Rezone to NC2 - 65

Urban Village:   12th Avenue Urban Center Village

Street Designation:  12th Avenue is a Principal Pedestrian Street

Lot Area - Existing:  9,799 Sf

Lot Area - Proposed: (3’ Alley Dedication Reduces Lot Width To 77’)
    Net Lot Area - 9,461 Sf

Floor Area Ratio:  Current: 3.25 - 3.25 X 9,799 = 31,847 Sf

Rezone:   4.75 X 9,799 = 46,545 Sf

Proposed Building Area:       Ground Floor:  7,880 Sf
      Floor 2:  7,631 Sf
      Floor 3:  7,631Sf
      Floor 4:  7,631 Sf
      Floor 5:  7,631 Sf
      Floor 6:  7,631 Sf
         Roof:          393 Sf

Total Gross Floor Area:                 46,428 Sf
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5Site Information

Neighboring Landmarks:

  1. Project Site
  2. Seattle University Athletic Fields
  3. Seattle University Campus Buildings
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Lowrise Zone

 The project is located in a NC3P-40 zone within the institutional overlay (MIO) of Seattle University. Seattle University is considering a rezone of the area which 
includes the site in question from a 50 foot height limit to 65 feet. One half block west of the project zoning is NC3-65. Epic Condominiums, a six-story building lies within 
that zone, one half block from the project. 1 block to the south zoning changes to NC3P-65. Zoning to the east along East Jefferson is NC3P-40, and in the residential area 
to the northeast the zoning is L-2 and L-3. To the west of the project, across 12th Ave, is a Seattle University playing fi eld. The playing fi eld is about eight feet above the 
sidewalk, behind a concrete retaining wall.
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6 Site Context
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The area surrounding the project site has 
a diverse set of building sizes and uses. 
The immediate area is primarily small 
businesses and service organizations. 
To the southwest of the site is a large 
area of relatively recent tall apartment 
and condo buildings. To the northwest 
is the campus of Seattle University, 
and to the east is the Swedish Hospital 
Cherry Hill Campus. One block south of 
the project site is the King County Youth 
Services Center complex, which is zoned 
NC3P-65. The county hopes to develop 
the large parking lot of this facility into 
a mixed-use retail and housing project 
sometime in the future. 

The goal of the 12th + E Jefferson Project 
is to begin to mediate the different scales 
in the area and along 12th Ave. The 
need to hold a strong edge along the 
major street and the need to respect the 
fi ner grain of the buildings on Barclay Ct. 
and east of the project on E Jefferson 
St. are equally important to the design. 
This project is intended to set a strong 
precedent for future projects as this area 
begins to develop further.
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7Neighboring Buildings

2. Waid’s Haitian Cuisine & 
Lounge

3. Mixed Use - Ethio Cafe and 
Addis Ethiopian Cafe

4. Recovery Centers of King 
County

6. Zobel Ethiopian 
Restaurant & Bar

5. Residential 
Duplex

7. Houses across Jefferson 8. Sullivan Conard Architects 10.  Barclay Ct. 

11. Lemongrass Restaurant 12. Seattle University Playing Fields with 
Eight Foot Retaining Wall

13. ARCO Gas Station 14. Epic Condominiums

9. Seattle University Playing Fields



8 Shadow Studies - 40’ Height

June 21 - 9:00 am June 21 - 3:00 pmJune 21 - 12:00 pm

December 21 - 9:00 am December 21 - 3:00 pmDecember 21 - 12:00 pm
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9Shadow Studies - 65’ Height

June 21 - 9:00 am June 21 - 3:00 pmJune 21 - 12:00 pm

December 21 - 9:00 am December 21 - 3:00 pmDecember 21 - 12:00 pm



10 Colored Elevations

WEST ELEVATION SOUTH ELEVATION
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EAST ELEVATION NORTH ELEVATION



12 View from across Jefferson
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13View looking west along Jefferson



14 View across 12th looking southeast (Alley inset) 
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15Site Plan
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16 Garage Plan
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171st Floor Plan
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18 2nd Floor Plan
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193rd and 5th Floor Plan
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20 4th and 6th Floor Plan
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21Roof Plan
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22 Overall Building View (Existing trees omitted for clarity)
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24 Plant List - Ground Level

Acer rubrum - Red Maple1. 

Stryax joponica - Japanese 2. 
Snowball

Acer circinatum - Vine Maple3. 

Fragaria chiloensis - Beach 4. 
Strawberry

Vaccinium ovatum - Evergreen 5. 
Huckleberry

Blechnum spicant - Deer Fern6. 

Gaultheria shallon - Salal7. 

Cornus serices ‘Kelseyi’ - Kelsey 8. 
Redstem Dogwood

Symphoricarpos albus - Snowberry9. 

Deschamsipa cespitosa - Tufted 10. 
Hairgrass

Carex Pachystachya - Thick-11. 
Headed Sage

Pacifi c Coast Iris Hybrids12. 

Akebia quinata - Chocolate Vine13. 

1
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25Plant List - Deck Levels

Helictotrichon Sempiverens - 1. 
Blue Oat Grass 

Nandina Domestica - Heavenly 2. 
Bamboo 

Acer Palmatum “Shishigashira” - 3. 
Lion’s Head Japanese Maple

Phormium tenax “Jack Sprat” - 4. 
Compact New Zealand Flax

Carex Testacea - Orange New 5. 
Zealand Sedge

Phyllostachys Nigra - Black 6. 
Bamboo

Kinnickinnick - Bearberry7. 

Hibanobambusa tranquillans 8. 
“Shiroshima” - Shiroshima 
Bamboo

1

2

3

4

5

6

7

8



26 Streetscape Compatibility

PARKING ACCESS FROM  
IMPROVED ALLEY

EXISTING
STREET
TREES

EXISTING MATURE 
STREET TREES

PROPOSED ADDITIONAL 
STREET TREES

EXISTING
 SIDEWALK 

Response to Capitol Hill Specifi c Guidance:

  1. Retain or increase the width of sidewalks - Sidewalks along 12th and along E Jefferson to be widened two feet to meet the edge 
of the building. 

  2. Provide street trees with tree grates or in planter strips using appropriate species to provide summer shade, winter light, and 
year-round visual interest - Along 12th: existing planting strip and street trees will be preserved. Along Jefferson: Existing mature 
street trees will be preserved and incorporated into a swale with additional trees and moisture resistant plantings.

3. Vehicle entrances to buildings should not dominate the streetscape - Vehicle access to the building will be located off the alley. 
An underground garage with space for sixteen cars will be accessed through a remote controlled electronic garage door. One van 
accessible parking space is located on the ground fl oor level. The trash area is also located behind a locked door accessible from 
the alley.

VAN ACCESSIBLE 
PARKING SPACE

ACCESS TO 
TRASH AREA
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28

TWO ADJACENT 12TH AVE
ENTRANCES  ALLOW 

FLEXIBILTY OF RETAIL/
RESTAURANT SIZES

ENTRANCES TO SMALL 
RETAIL SHOPS

SECONDARY 
RESIDENTIAL ENTRANCE

MAIN RESIDENTIAL 
ENTRANCE

TRASH AND 
RECYCLE

GARAGE 
ENTRANCE

EXIT FROM SECOND 
RESIDENTIAL STAIRWAY 

AND UNDERGROUND 
PARKING

Building Entries

ENTRANCE TO 
RETAIL SHOP

 STAIRWAY 
EXIT FROM 

UNDERGROUND 
PARKING

SECONDARY 
EXIT FROM 12TH 

AVE RETAIL
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29Building Entries

Response to Capitol Hill Specifi c Guidance:

  1. Provide for sidewalk retail opportunities and connections by allowing for the opening of the storefront to the street - The fi ve possible retail 
entries will open to the street; two on 12th and three on E Jefferson

  2. Provide for outdoor eating and drinking opportunities on the sidewalks by allowing for the opening of the restaurant or cafe windows to the 
sidewalk and installing outdoor seating while maintaining pedestrian fl ow - Although an outdoor cafe area is not proposed due to limited width 
of the existing sidewalk along 12th, storefront windows will be operable and scaled to the street to provide opportunities for an indoor/outdoor 
dining experience and interaction with pedestrian traffi c.

3. Install clear glass windows along the sidewalk to provide visual access into the retail or dining activities that occur inside - All storefront 
windows will be clear glass to provide visual access between retail establishments and the street.



30 Signage and Lighting Diagram

RECESSED COMPACT FLOURESCENT DOWNLIGHT
MR-16 FLOOD SIDE LIGHT (FOR SIGNAGE)
PAINTED METAL SIGNAGE HUNG FROM CANOPY ABOVE
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32 Street Sections
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33Street Sections
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34 Ceramic Rain Screen Exterior Siding Photos
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35Departures Requested

NAME OF PROJECT

LOCATION

TAX I.D./PARCEL NUMBER: 

LEGAL DESCRIPTION

SEATTLE DPD LAND USE PROJECT 

PROJECT DESCRIPTION

DETAIL

REFERENCE

ENLARGED PLAN AND 

DETAIL REFERENCE

BUILDING SECTION

WALL SECTION

WINDOW TYPE

DOOR NUMBER

WALL TYPE

RELIGHT TYPE

INTERIOR ELEVATION

   SEATTLE MUNICIPAL CODE (SMC), TITLE 23 - LAND USE AND ZONING CODE

 

ZONING:

 NC2P-65

URBAN VILLAGE:

STREET DESIGNATION:

LOT AREA - EXISTING:

LOT AREA - PROPOSED: 

FLOOR AREA RATIO: 

BUILDING AREA - PROPOSED: 

23.41.004.A   DESIGN REVIEW

COMMERCIAL DEVELOPMENT STANDARDS

23.47A.004   PERMITTED USES

23.47A.005   STREET LEVEL USES

23.47A.008   STREET LEVEL DEVELOPMENT STANDARDS

89.5% OF THE WIDTH OF STREET LEVEL USE IS GENERAL RETAIL 

SALES/SERVICE

10.5% OF THE STREET FACING FACADE IS OCCUPIED BY RESIDENTIAL USE

23.47A.012   STRUCTURE HEIGHT

64' 3" PROPOSED

23.47A.013 FLOOR AREA RATIO

23.47A.014 SETBACK REQUIREMENTS

23.47A.016 LANDSCAPING AND SCREENING

23.47A.020 ODOR STANDARDS

23.47A.022 LIGHT AND GLARE STANDARDS

23.47A.024 RESIDENTIAL AMENITY AREAS

38,155 SF GROSS FLOOR AREA IN RESIDENTIAL USE 

X 5% 

1,908 SF REQUIRED RESIDENTIAL AMENITY SPACE

1,934 SF PROPOSED COMMON AMENITY SPACE

OWNER

ARCHITECT

LANDSCAPE ARCHITECT

23.47A.029   SOLID WASTE & RECYCLABLE MATERIALS STORAGE SPACE

MIXED-USE W/26-50 UNITS: MIN. AREA = 150 SF; FRONT-LOADING

CONTAINER.

170 SF PROVIDED

23.47A.030   REQUIRED PARKING

SEVENTEEN (17) SPACES PROVIDED

23.47A.032   PARKING LOCATION AND ACCESS

STREETS AND ALLEYS

23.53.030   ALLEY IMPROVEMENTS

3 FOOT DEDICATION AT ALLEY REQ'D TO MEET WIDTH 

REQUIREMENTS. 

ALLEY USED FOR PARKING ACCESS.

23.53.035   STRUCTURAL BUILDING OVERHANGS

LOWEST OVERHANG 9' 6" FROM SIDEWALK PROPOSED

10'-2 5/8" WIDE 2'-5" DEEP DECK OVERHANG PROPOSED AT 

FLOORS 3 AND 5. SEE DIAGRAM ON T1.3

PARKING

23.54.015  REQUIRED PARKING

10 LONG TERM SPACES PROPOSED RESIDENTIAL

4 LONG TERM SPACES PROPOSED COMMERCIAL

8 SHORT TERM SPACES PROPOSED COMMERCIAL

23.54.030 PARKING SPACE STANDARDS

NO PARKING PROVIDED FOR NONRESIDENTIAL USE

23.55.028   SIGNS IN NC 2 ZONES - ON-PREMISE SIGNS

Two departures are requested, as listed below:

Rationale
Applicant Board

RecommendStandard Req'mnt Proposed
Departure #1 23.53.035.A4 - 

Structural Building 
Overhangs

Max. horizontal 
length of each 
balcony is 15 
feet at opening 
and shall be 
reduced to 9 
feet, 3 feet from 
building

11 foot wide balcony 
at floors 3 and 5, no 
reduction in width at 
overhang

Configuration
better for 
common
amenity space 
and building 
appearance

Departure #2 23.47A.008.B3b. - 
Nonresidential
floor to floor height

Street level 
height of at least 
13 feet

12 '-0" to 12'-6" 
height at spaces 
along 12th Avenue, 
depending on final 
tenant entry location

Allows for 
flexibility to 
modify space for 
future
commercial
tenants, without 
exceeding
overall building 
height


