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development objec  ves vicinity maps design guidelines
1. development objec  ves.
Demolish exis  ng mul  -family building (single family conversion).

Construct a new 21-unit apartment building that enhances the vibrant 
streetscape of 12th Avenue East. Building will be a contemporary model of 
Capitol Hill living with open plan units, plenty of glass and a recognizable ad-
dress. Units will bring lo   style living into the context of an L3 apartment build-
ing.
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DEVELOPMENT 
O B J E C T I V E S 

DESIGN 
GUIDELINES

SITE

Each alterna  ve scheme will address the fl owing Design Guidelines.

A1.1 Applicable Design Guidelines

A-1 Responding to Site Characteris  cs.
The site is essen  ally fl at at 12th Avenue, in the north/south direc  on. The 
project will add to the emerging street wall at 12th Avenue.

A-2 Streetscape Compa  bility.

The streetscape along 12th Avenue is widely varied. It has emerged from older 
large single-family homes, most of which have been turned into mul  -family 
buildings, to a more urban/residen  al streetscape. The immediate area is all 
zoned L3. New construc  on is a mix of townhouse infi ll and apartments. The 
eclec  c texture of the street, even in this period of transi  on, is essen  al to 
the character.

A-3 Entrances Visible from the Street.

Ground fl oor units, facing 12th Avenue, will each have an entry, visible from 
the street, each with a defi ning stoop condi  on. The common entry for the up-
per fl oor units, will be accessed from the sidewalk, too.

A-5 Respect for Adjacent Sites.

The proposed project occupies a parcel that is adjacent to L3 zones and a vari-
ety of exis  ng condi  ons, from modifi ed single-family to townhouses to apart-
ments. To the extent possible the project, the proposal will fi t into various con-
di  ons and uses

B-1 Height, Bulk, and Scale Compa  bility.

The project will be compa  ble with the height, bulk and scale of the surround-
ing buildings. This parcel is a n LR3 zone, with a 40 foot height limit (apartments 
inside an Urban Village overlay). The proposed project will be 40 feet, plus 4 
feet for a par  ally below grade fl oor, as allowed by Code.

C-1 Architectural Context.

The project will be similar in scale (width and height) to the buildings, both old 
and new, in the immediate area.

D-7 Personal Safety and Security.

The apartments will be designed with ample glazing on the street side, espe-
cially at ground level, to encourage “eyes on the street”.
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SITE ANALYSIS

3

2

1

View 1: Site from 12th Avenue, looking SW. Project is located between and 
exis  ng single-family house, converted to apartments, and a 1960s Capitol Hill 
contemporary apartment.

View 2: Site from 12th Avenue, looking W. Exis  ng structure fi lls the site and 
sits  ght to the sidewalk. Building to the north refl ects early modern architec-
ture concepts such as: fl at roofs, simple planar construc  on, no trim, and fi rst 
fl oor elevated on pilo  .

View 3: Site from 12th and Denny, looking NW. Exis  ng single family home has 
long been converted to apartments. Building has minimal rear setback.
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NEIGHBORHOOD 
DESIGN 

CONTEXT

1801 12th Ave 1815 12th Ave 1831 12th Ave

1122 East Denny Way 109 12th Ave East (SITE) 113 12th Ave East 121 12th Ave East 123 12th Ave East 1123 East John St

1122 East John St 207 12th Ave East 213 12th Ave East 219 12th Ave East 223 12th Ave East 225 12th Ave East 1121 East Thomas St

1116 East Thomas St 311 12th Ave East 315 12th Ave East 1111 East Harrison St 1110 East Harrison St
Addresses shown on bold face are buildings that inform the design direc  on for this project. These buildings bring a modern aesthe  c to 12th Avenue East and help create a rich design dialog on the street.
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West Eleva  ons along 12th Avenue East
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NEIGHBORHOOD 
DESIGN 

CONTEXT

400 12th Ave East 310 12th Ave East 310 12th Ave East 308 12th Ave East 302 12th Ave East

234 12th Ave East 230 12th Ave East 224 12th Ave East 222, 220, 216 12th Ave East 212 12th Ave East 210 12th Ave East 206 12th Ave East 202 12th Ave East

1201 East John St 114 12th Ave East 110 12th Ave East 108 12th Ave East 106 12th Ave East 1202 East Denny Way

1201 East Denny Way 1828 12th Ave 1824 12th Ave 1814 12th Ave1820 12th Ave 1806 12th Ave1812 12th Ave 1802 12th Ave
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East Eleva  ons along 12th Avenue East

Addresses shown on bold face are buildings that inform the design direc  on for this project. These buildings bring a modern aesthe  c to 12th Avenue East and help create a rich design dialog on the street.
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site analysis

legal descrip  on: 
LOT 11, PLAT OF JOHN H NAGLES SECOND ADDITION, ACCORDING 
TO THE PLAT THEREOF RECORDED IN VOLUME “F” OF PLATS, PAGE 
67, RECORDS OF KING COUNTY, WASHINGTON. 
Situated in the City of Sea  le, King County, State of Washington
Tax ID Number: 6003500930

< 4 >

SITE ANALYSIS

site analysis

1) Building Heights
2) Solar Path
3) Site Access
4) Notes about adjacent proper  es

SHARED ACCESS DRIVE
(EASEMENT)

SITE SLOPES DOWN 
+/- 6 FEET

NO SETBACK FROM 
EXISTING BUILDINGS
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land use code analysis
A1.4  Land Use code summary

23.45  Mul  -Family
23.45.502  Lowrise 3 (LR3) Residen  al / Commercial (RC)
23.45.504  Permi  ed and prohibited uses.
  Table A  Residen  al use is permi  ed outright subject to provisions of  this  tle.
  The proposal complies with this sec  on of the Land Use Code.
23.45.508  General Provisions.
23.54.015   Parking Table B Sec  on II., line L.  No minimum requirement.
  The proposal complies with this sec  on of the Land Use Code.
23.45.510  Floor area (FAR) limits.
  Table A LR3, Inside Urban Village, Apartments 1.5 or 2.0* If LEED Silver or Built  
  Green 4 Star -and- meets parking standards (parking inside building and/ore one  
  row in Alley) (If parking is provided.)  -and- Alley improvements.
  The proposal complies with this sec  on of the Land Use Code.
23.45.510  Exemp  ons from FAR Limits.
  E.1.  Floors below grade.
  E.4.  Par  al below grade fl oor (fi rst fl oor above is no more than 4 feet above grade.)
  Not applicable.
23.45.512  Density limits.  Table A LR3, Apartments 1/800 or no limit*
  * same as 23.45.510.c
  The proposal complies with this sec  on of the Land Use Code.
23.45.514  Structure height.
  Table A LR3, Inside Urban Village 40 feet (2) 
  (2) 30 feet if within 50 feet of a SF zone, unless separated by a street (right-of-way).
  The proposal complies with this sec  on of the Land Use Code.
23.45.514  Structure height.
  E.1. Bu  erfl y roofs (some shed roof condi  ons, too.) in LR zones.
  Add 3’-0” to allowable height at wall.
  Add 4’-0” to allowable height at overhang.
  For informa  on only.
  Exhibit B  Addi  onal height allowed for sloped roof concealed by parapet.
  Exhibit C     Add 2’-0’ to allowable height for Green Roof if over 50% of roof.
  For informa  on only. 
  F. 1-4.  Add 4’-0” to allowable height for par  ally below grade fl oor if all condi  ons  
  are met.
  J.2. Roof top features.  Add 4’-0” for parapets, open railings, planters, etc. 
  J.4. Roof top features.  Add 10’-0” for stair towers, elevators, etc.
  For informa  on only.
23.45.518  Setbacks and separa  ons.
  Table A Apartments
  Front 5’-0” minimum
  Rear 10’-0” minimum if alley.  15’-0” minimum if no alley.
  Side 5’-0” minimum if less than 40’-0” long  7’-0” average
   5’-0” minimum if greater than 40’-0” long.
  The proposal complies with this sec  on of the Land Use Code.
23.45.522  Amenity area.
  A.1. 25% of lot area (Apartments).
      2. 50% of required amenity area at ground level (Apartments) except 
   roo  op can be used if it meets 23.510.E.5.
      4. Amenity space must be common space when provided at grade.
  The proposal complies with this sec  on of the Land Use Code.
23.45.522  Landscaping standards.
A.2.a.  Green Factor of 0.6 or greater required.
B.1.  Street trees required.
  The proposal complies with this sec  on of the Land Use Code.
23.45.526  LEED, BuiltGreen and Evergreen sustainable development standards.
A.2.a.  LEED Silver, BuiltGreen 4-Star, or Evergreen standards are required for the higher  
  FAR limit.  (Table A, 25.45.510)
  The proposal complies with this sec  on of the Land Use Code.
23.45.527  Structure width and façade length in LR zones.
A.  Width (Table A)  LR, Inside Urban Village, Apartments.  150’-0” maximum.
B.1.  Length Within 15’-0” of side lot line Less than 65% of side lot line length.
B.2.  Within 15’-0” of side lot line, if adjacent to SF zone.  40’-0” maximum.
  The proposal complies with this sec  on of the Land Use Code.
23.45.529  Design Standards.  Measurement standards.(Exhibit A)
2.b.  Façade ar  cula  on.  If greater than 750 SF then division into separate façade   
  planes is required.
2.c.  Minimum façade plane = 150 SF
  Maximum façade plane = 500 SF
  Less than 65% of side lot line length.
2.e.  Exemp  ons are allowed by Director.
  The proposal complies with this sec  on of the Land Use Code.
23.45.536  Parking loca  on, access and screening.
  Typical provisions. Read sec  on for detailed requirements.
23.54.510  Required parking.
  Table B., Sec  on II., Line L. Inside Urban Village Center.  No minimum requirement.
  The proposal complies with this sec  on of the Land Use Code.

LR3
CAPITOL HILL URBAN CENTER VILLAGE

CAPITOL HILL LIGHT RAIL OVERLAY DISTRICT
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SITE ANALYSIS
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urban design analysis
VIEWS
The site is a fairly dense mix of predominantly residen  al uses in build-
ings ranging from single-family to apartments and condominiums. The 
scale and grain of development means that views are limited. As the site 
slopes about 6 feet, east to west, and con  nues to slope to 11th Avenue 
East, there will be some territorial views of the neighborhood. There will 
also be typical street views to the east. The upper fl oor will have neigh-
borhood views un  l the adjacent sites are redeveloped.

NEIGHBORING DEVELOPMENT
12th Avenue East is a mix of predominantly residen  al uses with some 
ground fl oor retail uses. Ground fl oor retail, and some commercial uses 
on upper fl oors, is more predominant south of Denny, with more retail 
uses each block closer to Pine and Pike. The most commercial streets in 
the neighborhood are Broadway, 3 blocks to the west of the site, and 
Pike, Pine and 12th, 4 blocks south of the site.

Cal Anderson Park, the major City of Sea  le Park on Capitol Hill, is 1 
block to the west of the site.

Sea  le Central Community College is about 4 blocks to the west and 
south of the site.< 6>

URBAN
DESIGN

ANALYSIS

SOLAR ACCESS 
The dense mix of buildings adjacent to the proposed development, rang-
ing from 2 and 3 story single-family houses to 3, 4, and 5 story apart-
ments will shade the site in the winter months. Topography and building 
scale will allow morning sun onto the site from the east and a  ernoon 
sun from the west year round. The buildings to the south of the site are 
presently single-family houses (converted to apartments) 2 to 3 stories 
tall. The scale and grain of development will allow good solar access, at 
least un  l the adjacent sites are redeveloped.

commercial

ins  tu  onal

cultural / religious

residen  al / mixed use

SUN CHART DIAGRAM
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URBAN
DESIGN

ANALYSIS

urban design analysis
VEHICULAR ACCESS

The site fronts 12th Avenue East, a major north/south arterial on Capitol Hill. 
There is no alley on this block.
East Denny Way, one lot to the south, is a major east/west arterial on Capi-
tol Hill. Denny connects east Capitol Hill with Broadway, west Capitol Hill and 
Downtown.
The site shares an 11-foot wide access easement with the parcel to the north. 
This easement will allow for loading access to building. There is no on site park-
ing provided in this proposal.

TRANSIT ACCESS

The site is well served by transit. There are major Metro bus routes on 12th 
Avenue East, East John Street, Broadway East, and 15th Avenue East.
The Broadway Sound Transit Link Light Rail sta  on is (will be) at Broadway and 
Denny, 3 blocks to the west.

BICYCLE ACCESS

Capitol Hill includes a number of Bike Lanes and Sharrow marked traffi  c lanes. 
12th Avenue East, East John Street, Broadway East, and 15th Avenue East are all 
marked Bike Routes.

PEDESTRIAN ACCESS

Capitol Hill is one of the most densely developed neighborhoods in Sea  le. The 
high density and mixed uses, and extensive sidewalk network encourage walk-
ing. Pedestrian access to the site is outstanding. 

ACCESS CONSTRAINTS

There are no constraints to access to this site.

bike route

arterial

bus stop

light rail (future)



SOLA        24 
109 12TH AVE EAST 
DPD #        3012723

E A R L Y
D E S I G N
GUIDANCE
15 FEBRUARY 2012

Pb
04

< 8>

STREETSCAPE
ANALYSIS

East John Street East Denny Street

Composite eleva  on, looking east on 12th Avenue.

East Denny Street East John Street
Composite eleva  on, looking west on 12th Avenue East.

SITE

Site Plan

SITE
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SITE 
SURVEY

SCALE 1:200Survey of exis  ng site condi  ons
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NEIGHBORHOOD 
DESIGN 

CONTEXT

AGNES LOFTS

1111 E. PIKE CONDOMINIUMS 1310 EAST UNION LOFTSTRACE LOFTS

JOHN RESIDENCE

Examples of projects on, or near, 12th Avenue East, that inform 
the design of this proposed project. While many are in taller, 
denser, zones, then nonetheless provide posi  ve examples of 
modern urban in-fi ll projects.

Agnes Lo  s, Weinstein A|U, 12th and Pike. Handsome massing, 
humble materials, texture based on the interplay between solid 
walls and glass elements.

John Residence, Pb Elemental Architecture, 12th Avenue East. 
Simple massing, minimum number of materials, texture based 
on the interplay between masses that express the func  on of 
the spaces, dominant glass element. A single-family project 
(Townhouse) designed to hold its own in the mix of buildings 
on 12th Avenue East.

Trace Lo  s (new building), Johnson Architecture and Planning, 
12th and Madison. Simple massing, humble materials, texture 
(maybe too much texture) based on the interplay between 
cladding, railings and glass elements.

1111 East Pike Street, Olson Kundig, Pike near 12th Avenue 
East. Jigsaw puzzle massing, humble materials, texture based 
on the interplay between solid walls, balcony forms and glass 
elements. Window walls contras  ng with punched windows. 
Color play as a design element.

1311 East Union Lo  s, Mithun, East Union, east of 12th Ave-
nue. Erector set design. Minimum number of design elements. 
Expressed structural system.
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NEIGHBORHOOD 
HEIGHT 

CONTEXT

12th AVE & PINE

12th & OLIVE

* 12th AVE & HOWELL

12th AVE & EAST DENNY

* 12th AVE & EAST DENNY 1828 11th AVENUE* 116 11th AVENUE EAST

1828 12th AVENUE 

* 213 11th AVENUE EAST

* NEIGHBORING BUILDINGS THAT ARE SIMILAR IN HEIGHT, BULK AND SCALE TO PROPOSED DEVELOPMENT.
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ALTERNATIVE 1 - CODE COMPLIANT SCHEME

Constrained by setbacks

ADVANTAGES
Building holds the street line at 12th Avenue East.
Building to maximum allowable (2.0) FAR.
Can develop approximately 19 residen  al units.
Can build stoops for ground fl oor units facing 12th Avenue East.
Roof decks for west facing units.

DISADVANTAGES
Area devoted to building core is too large.
Loss of one ground fl oor unit for lobby. 
There are too many diff erent apartment unit sizes.
West facing units on lower fl oor are too deep.
Building construc  on too complicated for a Type-V building (too 
many roof decks over living spaces).
No parking.

SECTION A

View of Site Looking SWView of Site Looking NW

< 12>
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View of Site Looking SWView of Site Looking NW
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ALTERNATIVE
2

ALTERNATIVE 2 - CODE COMPLIANT SCHEME

Constrained by height limit

ADVANTAGES
Building holds the street line at 12th Avenue East.
Building to maximum allowable (2.0) FAR.
The apartment units are all typical, construc  on is simplifi ed.
Can build stoops for ground fl oor units facing 12th Avenue East.
May be able to use one stair excep  on in SBC (4 units per fl oor).

DISADVANTAGES
Area devoted to building core is too large.
There are only 15 apartment units.
Loss of one ground fl oor unit for the lobby.
The apartments may be too large for 1BR units on Capitol Hill.
No parking.

SECTION A

LEVEL 2

A

12
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VE

N
U

E

GROUND LEVEL

SETBACKS
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ALTERNATIVE 3 - PREFERRED SCHEME

Constrained by height limit and FAR

ADVANTAGES
Building holds the street line at 12th Avenue East, yet allows for 
shallow front yards at ground fl oor units.
Building to maximum allowable (2.0) FAR.
There are varia  ons of unit layout, yet in a typical kit of parts.
The apartment units are similar, so construc  on is simplifi ed.
Plan with the smallest area devoted to building core.
Can build stoops for ground fl oor units facing 12th Avenue East.
Covered ground fl oor open space for resident use.

DISADVANTAGES
No parking.
No lobby.

View of Site Looking SWView of Site Looking NW
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ALTERNATIVE
3

SECTION A

LEVEL 2
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COMPARISON
OF

ALTERNATIVES

ALTERNATIVE 1 - CODE COMPLIANT SCHEME
Constrained by setbacks

ADVANTAGES
Building holds the street line at 12th Avenue East.
Building to maximum allowable (2.0) FAR.
Can develop approximately 19 residen  al units.
Can build stoops for ground fl oor units facing 12th Avenue East.
Roof decks for west facing units.

DISADVANTAGES
Area devoted to building core is too large.
Loss of one ground fl oor unit for lobby. 
There are too many diff erent apartment unit sizes.
West facing units on lower fl oor are too deep.
Building construc  on too complicated for a Type-V building (too 
many roof decks over living spaces).
No parking.

ALTERNATIVE 2 - CODE COMPLIANT SCHEME
Constrained by height limit

ADVANTAGES
Building holds the street line at 12th Avenue East.
Building to maximum allowable (2.0) FAR.
The apartment units are all typical, construc  on is simplifi ed.
Can build stoops for ground fl oor units facing 12th Avenue East.
May be able to use one stair excep  on in SBC (4 units per fl oor).

DISADVANTAGES
Area devoted to building core is too large.
There are only 15 apartment units.
Loss of one ground fl oor unit for the lobby.
The apartments may be too large for 1BR units on Capitol Hill.
No parking.

ALTERNATIVE 3 - PREFERRED SCHEME
Constrained by height limit and FAR

ADVANTAGES
Building holds the street line at 12th Avenue East, yet allows for 
shallow front yards at ground fl oor units.
Building to maximum allowable (2.0) FAR.
There are varia  ons of unit layout, yet in a typical kit of parts.
The apartment units are similar, so construc  on is simplifi ed.
Plan with the smallest area devoted to building core.
Can build stoops for ground fl oor units facing 12th Avenue East.
Covered ground fl oor open space for resident use.

DISADVANTAGES
No parking.
No lobby.
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Pb Elemental is a design and devel-
opment fi rm that focuses on con-
temporary residen  al and commer-
cial projects.  Pb Elemental consists 
of a dynamic team of architects, 
engineers and development profes-
sionals who create a bold, cohesive 
aesthe  c while maintaining a clear 
commitment to the community and 
sustainability.  The use of simple 
forms, clean lines and rich materials 
combine to produce an architecture 
that is modern, consistent and chal-
lenges tradi  onal assump  ons ap-
plied to residen  al development. 

PEA PATCH TOWNHOMES14TH AVE. TOWNHOMES

PEA PATCH TOWNHOMES NORTHSHORE TOWNHOMES

STERLING RESIDENCESTERLING RESIDENCE
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ABOUT 
Pb ELEMENTAL

Examples of built projects by Pb Elemental, illustra  ng the fi rms aesthe  c approach. 
These projects all illustrate the fi rm’s commitment to modern design.



 

Pb
04

SOLA        24 
109 12TH AVE EAST 
DPD #        3012723

E A R L Y
D E S I G N
GUIDANCE
15 FEBRUARY 2012

 

STERLING RESIDENCE


