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The applicant proposes to build an urban, residential 
(mixed-use) development that will provide rental 
housing in the Capitol Hill neighborhood and 
commercial space that will engage pedestrians  
in a growing area of Seattle.

Construction Type: 	  
Three (3) Type VA 1-hour wood frame apartment  
floors over Type I construction at-grade including 
structured parking.

Residential Uses: 	  
42 residential market rate apartments, including live/
work, 2-bedroom, 1-bedroom, open 1-bedroom units.

Commercial Uses: 	  
Live/work units.

Use distribution by floor:	  
Basement: Parking Garage 
Level 1 (Street Level): Live/Work and Residential Units
Level 2-4: Residential Apartment Units
Level 5 (Roof): Roof Deck 
Sustainability Goal: 	  
Seattle Green Factor = .30

Development  
Objectives 
The building will occupy the SW corner of E. John Street and 14th 
Avenue East and orient to the very different street conditions;  
E. John being relatively commercial and heavily trafficked vs.  
the quieter more residential 14th Avenue. At this point on the hill  
E. John has a low commercial/retail use with a heavy concentration  
of retail further east and west. Live/work is proposed at building’s 
first floor in lieu of retail. There is an excellent opportunity to adapt 
the floor slabs of the commercial live/work units to the adjacent 
sidewalk along E. John. Along 14th the building will relate to the 
more residential context. The main building entry is proposed  
on E. John where it relates best to grade.

In addition to the six live/work units, the project will have 
approximately 42 apartments and 24 parking stalls in one level  
of below grade parking. The typical floorplate will be around 8300 
GSF with 12 units/floor. The majority of units will have an excellent 
orientation south, with additional units fronting E. John and facing 
west toward the alley. The upper floors of the building will have 
views toward downtown and Elliott Bay and the Olympics.

The preferred EDG scheme C will step back at the top floor of the 
south and west facades adjacent to the residential zones while the 
street facades will provide a positive street wall at the property line.  
The building’s corner, base and entry bay will present more 
opportunity for detail and emphasis while the overall building  
will be of a simple massing, quality materials and thoughtful detailing. 

•	 Important corner site on E. John

•	 Relate to established residential tradition of Capitol Hill

•	 Step down the hill gracefully and create a series of 
commercial live/work units along E. John

•	 Recognize the very different street conditions along  
14th and E. John

•	 Combine quality materials with simple massing.

Contents

 

SITE INFORMATION

The Site....................................................................2

Site Views................................................................3

Land Use Code Highlights.......................................4

Context Analysis...................................................... 5

Neighborhood Design Cues.................................... 5

Streetscape Compatibility....................................... 6

Transportation Analysis........................................... 7

PROPOSED DESIGN

Renderings...............................................................8

Floor Plans.............................................................10

Building Elevations................................................. 12

Exterior Materials.................................................. 16

Neighborhood Massing..........................................17

Landscape Site Plan...............................................18

Streetscape Planting Palette.................................. 19

Level 1 Terrace Planting Palette............................20

Roof Landscape......................................................21

Design Guidelines..................................................22

Land Use Code Departures.................................. 33

Building Floor Plate Summary............................... 33

APPENDIX

Lighting Diagram....................................................34

Shadow Studies...................................................... 35

Massing Study........................................................ 36

Adjacent Property................................................. 37

Departures............................................................38



www.weberthompson.com
COPYRIGHT 2012 WEBER THOMPSON   |   11-034

209.19.12

Weatherford, LLC. 133  14th Av e n ue  |   S ite  A na  lysis 

THE SITE
The site is located on Capitol Hill at the SW corner of E. 
John Street & 14th Avenue East, bounded by an alley along 
the west property line. There is a two story apartment 
building with surface parking lot bordering the south 
property line. The existing structure, whose primary use  
is commercial (retail), will be demolished, as will the surface 
parking that serves it. Dimensions for the rectangular lot 
are approximately 120’ along E. John St., and 90’ along 14th 
Avenue East, and the alley, yielding 10,814 square feet.  
The site slopes down east to west at roughly 9% along  
E. John St., and 2-3% from the north property line down  
to the south.

The character of the neighborhood is made up of varying 
uses including residential, commercial, and institutional, 
with an eclectic mix of architectural styles, ranging from 
two to five stories in height. A mix of single and multi-family 
buildings, which utilize surface, alley loaded, and street 
parking, are found to the south, east, and west. At the NE 
corner of E. John St. & 14th Ave East is the Safeway Parking 
lot, which is also used by smaller retail businesses in the 
same building. E. John St. terminates two blocks to the east 
at the Group Health campus, and in the opposite direction 
provides a view corridor to downtown, Puget Sound, and 
the Olympic Mountains.

SITE ANALYSIS

SITE



www.weberthompson.com
COPYRIGHT 2012 WEBER THOMPSON   |   11-034

309.19.12

Weatherford, LLC. 133  14th Av e n ue  |   S ite  A na  lysis 

View across 14th from site

View of site from East

Site

SITE VIEWS

14th & John from Northwest

Site from Northwest

Site
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DPD (MUP) Project Number:  
3012729

Lot Area 
10,814 Sf

Existing Zoning Designation 
NC2-40’

Urban Context 
Site is within the Capitol Hill Urban Center Village. Adjacent 
properties are zoned L3 excepting corner lots at the north 
side of East John St, (both sides of 14th Avenue North) which 
are zoned NC2-40.

Applicable DPD design guidelines 
- Guidelines for Multi-Family and Commercial buildings 

1993, 1998 (amended 2007)
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SITE

- Capitol Hill Neighborhood Design Guidelines, effective 
December 2010

Permitted uses (23.47A.004) 
Mixed-use, residential, live/work, office, commercial

Proposed use 
Mixed use containing residential (R2), live/work apartments 
(commercial component), and accessory parking (S2)

Prohibited uses (23.42A.005 C.2) 
Residential uses are generally permitted anywhere in an NC2 
zone except that they may not occupy in aggregate more 
than 20% of the street level, street facing facade. Access to 
residential use is limited to 20% of the pedestrian street-
facing facade width.

Street level uses (23.47A.005/23.47A.010) 
- Commercial uses required along 80% of principal 

pedestrian street
- Residential access may occupy the remaining 20% of the 

facade width
- Non residential uses shall have at least 13’ floor  

to floor height, average 30’ depth with a minimum of 15’ 
depth. 

Blank facades (23.47A.008 A.2)  
Blank segments shall not exceed 20’ in length between 2’ and 
8’ above sidewalk. Total of all blank facades shall not exceed 
40%.

Transparency (23.47A.008 B.2)60%  
Of the street facade between 2’ and 8’ above the sidewalk  
shall be transparent. 

Building height limits (23.47A.012) NC2-40 zone 
- 40’-0” Required to top highest main flat roof plane.
- 40’-0” + 4’-0” For parapets, open railings, planters, 

skylights, clerestories, greenhouses.
- 40’-0” + 15’-0” For stair/elevator penthouses, solar 

collectors, and screened mechanical equipment 
(provided features do not exceed 20% of roof area,  
or 25% with stair/elevator penthouses, and are setback 
10’ from the north roof edge)

Land Use Code HIGHLIGHTS
SMC 23.47A.012.A.1.A: In zones with a 30 foot or 40 foot 
mapped height limit the height of a structure may exceed 
the otherwise applicable limit by up to 4 feet, subject to 
subsection 23.47A.012.A.1.C, provided a floor-to-floor height 
of 13 feet or more is provided for nonresidential uses at 
street level

Floor Area Ratio (23.47A.013)For structures containing 
both residential and non-residential uses:
Maximum allowed in NC zones for 40’ height limit = 3.25 
Maximum for any single use = 3.00 NC2-40 lot area = 10,814 
sf x 3.25 = 35,146 Sf total  
10,814 Sf x 3.00 = 32,442 Sf any single use

Setback (23.47A.014)
- No setback required for structures up to 13’ in height
- 15’ For portions of structure from 13’ - 40’ in height along 

any rear or side lot line that abuts a lot in a residential 
zone

- Above 40’ provide an additional 2’ setback for every  
10’ in excess of 40’

Residential amenity areas  
(23.47A.024)  
5% of total residential gross square footage is required  
as amenity space to a limit of 50% of the lot area including 
decks, balconies, terraces, roof gardens, plazas, play area, 
sport courts, and courtyards. Resident access is required  
to at least one amenity area – 10’ & 250 sf minimum 
common area dimensions; 6’ & 60 sf private balconies and 
decks; parking & driveways not included.

Solid waste & recyclable (23.47A.029)  
Multifamily 26-50 units = 150 sf required – front loading 
containers materials storage 

Landscape and screening (23.47A.016)  
Green Area Factor: landscaping that achieves  
a green factor score standards of 0.3 or greater

Loading berth requirements (23.54.035 B.1) Medium 
demand @ less than 1,500 sf falls below chart a threshold  
= request on site loading space to be waived and provided on 
street

Vehicle parking calculations (23.54.015) 
Residential: no parking required per director’s rule 
8-2011 
Commercial: no parking required per 23.54.015.D.1 
Live/work units: 0 spaces required for units with 1,500 
sf or less.

Accessible stalls required 
2% of parking stalls to be barrier free

Bicycle parking calculations 
1 Per 4 residential units

Residential amenity area:  
5% of total residential gross square footage is 
required as amenity space to a limit of 50% of the lot 
area including decks, balconies, terraces, roof gardens, 
plazas, play area, sport courts, and courtyards. 

Resident access is required to at least one amenity 
area – min. common area requirements: 10’ 
dimensions & 250 sf; min. Private balconies &  
decks: 6’ & 60 sf. Parking & driveways not included.

SMC 23.47A.005.C.4.D:  
Residential street-level use residential uses may 
occupy 100 percent of the street-level street-facing 
facade in a structure if the structure does not face a 
designated principal pedestrian street.
 
SMC 23.47A.008.D.1:  
Residential uses are limited to 20% of the street-level 
street-facing facades if the street-facing facade and 
depth requirements would result in a requirement 
that an area greater than 50 percent of the structure's 
footprint be dedicated to the uses in subsection 
23.47A.005.D.1, The director may modify the street-
facing facade or depth requirements, or both, so that 
no more than 50 percent of the structure's footprint 
is required to be dedicated to the uses in subsection 
23.47A.005.D.1.
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Masonry Metal Siding

Steel and Glass 
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Metal Fascia and Soffit

North Elevation
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Bolt-on Juliette 
Balcony

Metal Siding Metal Fascia and Soffit

Architectural 
Concrete Masonry

South Elevation
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East Elevation
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Exterior Materials

Concrete

Honed Block

Metal Siding

Metal Siding

CanopyMetal Siding Metal SidingPainted Metal Siding
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LANDSCAPE SITE PLan

Existing Horse Chestnut

Existing Evergreen 
Magnolias

Existing Evergreen 
Magnolia

Existing Curb  
and Sidewalk

Bike Rack

Autumn Applause Ash
New Street Tree

New Planter Strip

New Streetscape Shrub
See

A A A

B

B
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See F
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Gulf Stream Heavenly BambooDwarf Japanese Mock Orange Sunshine Daisybush

Crimson Pygmy  
Japanese Barberry

Gold Nugget 
Japanese Barberry

Fragrant Valley  
Sweetbox

Aztec Pearl  
Mexican Orange

Biokovo Geranium Russian Juniper Gold Variagated  
WInter Creeper

Beach StrawberryAutumn Applause Ash

A

Slender Silhouette Sweetgum

B

Streetscape Planting Palette

STReetscape  Shrub & Ground Cover Palette CStreet Trees
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level 1 Terrace Planting Palette

Robin Hill Serviceberry

D

Scarlet Sentinel Maple

E

Redtwig Dogwood Yellowtwig Dogwood Compact Strawberry Tree

Aztec Pearl Mexican Orange Pacific Wax Myrtle Evergreen Huckleberry

Snow Chimes  
Bergenia

Streibs Findling Cotoneaster Orange Sedge

Deer Fern

Beach Strawberry

L1 Terrace  Shrubs and Ground CoversF L1 Terrace  Trees
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Roof Landscape

Magellan  
Wheatgrass

2
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3
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4

Snow Chimes  
Bergenia
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Vancouver Jade Kinnikinnick

6

Twisted Baby Locust

A

Natchez Crepe MyrtlE
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Yaku Jima Dwarf Maiden Grass

Roof Shrub Palette

A
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B
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C
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2x2 Concrete Pavers

Guardrail

BBQ
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Design Guidelines
A .  S ite Pl anning

STREETSCAPE COMPATIBILITY

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

•  Retain or increase the width of sidewalks

•	 Provide street trees with tree grates in 
planter strips, using appropriate species to 
provide summer shade, winter light, and 
year-round visual interest.

•	 Vehicle entries to buildings should not 
dominate the streetscape

•	 Orient townhouse structures to provide 
pedestrian interest to the sidewalk.

•	 For buildings that span a block and “front” 
on two streets, each street frontage should 
receive individual and detailed site planning 
and architectural design treatments to 
complement the established streetscape 
character.

•	 New development in commercial zones 
should be sensitive to neighboring 
residential zones. Examples include lots 
on Broadway that extend to streets with 
residential character such as Nagle Place 
or 10th or Harvard Avenue East. While 
a design with commercial character is 
appropriate along Broadway, compatibility 
with residential character should be 
emphasized along the other streets.

A-2

EDG Board Commentary: The Board stressed their concern 
with the quality of the streetscape and the proposed live/work 
units. The Board expressed specific apprehension regarding the 
ability of live/work units and uses to engage with pedestrian 
activity at street level. The design of the storefront window 
system, transparency, overhead weather protection, wider 
sidewalks and streetscape design will all be critical elements for 

their next review. The Board specified that the ground 
level units should have the appearance of the full 13 feet 
(from floor to ceiling) height. The Board also noted that 
at least the full commercial depth should be provided 
to maximize the flexibility of future uses and ability for 
adequate space for commercial and residential uses to 
co-exist within a single unit.

Response: The entire streetfront along E. John been 
redesigned to “futureproof” for retail uses while still being 
viable as live/work. Clear glass overhead glass canopies 
and provisions for retail signage will be provided. Floor-to-
floor height will be at least 13’ with higher areas of glazing 
at the buildings NE and NW corners. The units will have 
the required retail average depth of 30' with mezzanines 
providing additional flexibility for upper level residential 
program to support live/work uses.

corner of E. John St. and Alley

corner of E. John St. and 14th Street
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ENTR ANCES VISI BLE FROM  
THE STREET

Entries should be clearly identifiable and visible from the street.

EDG Board Commentary: The Board agreed that the recessed live/work entries appeared too residential  
and should be designed to communicate a more commercial character. The Board suggested that the building’s  
face instead be pushed back, rather than simply the entryways.  The presentation packet includes images  
of this architectural direction. See A-4.

Response: The recessed live/work entries have been entirely eliminated from the project and replaced with  
a more commercial-appearing live/work configuration that is at the face of the building to engage the right of 
way. The slabs at all live/work bays have been stepped to follow the grade along John as well. The areas of 
glazing are larger and framed with a more commercial storefront system than previously shown

A-3 HUMAN ACTIVITY

New Development should be sited and 
designed to encourage human activity on 
the street.

•	 Provide for sidewalk retail 
opportunities and connections by 
allowing for the opening of the 
storefront to the street and displaying 
goods to the pedestrian

•	 Provide for outdoor eating and drinking 
opportunities on the sidewalk by 
allowing for the opening the restaurant 
or café windows to the sidewalk 
and installing outdoor seating while 
maintaining the pedestrian flow

•	 Install clear glass windows along the 
sidewalk to provide visual access 
into the retail or dining activities that 
occur inside. Do not block views into 
the interior spaces with the back of 
shelving units or with posters.

EDG Board Commentary: The Board did not 
support the proposed units located seven feet above 
the sidewalk and noted that such a configuration 
creates both blank wall conditions and does not 
adequately engage with and enhance the pedestrian 
environment. The board suggested that the building 
be set back or the floor slabs be stepped so the 
entries are at grade. 

A-4

Response: The NE corner of the building adjacent to E. John 
and the alley have been completely redesigned as a prominent 
commercial/live/work unit with a full glazed double height bay and 
a floor line that is level with the adjacent grade. There will also be 
an overhead canopy and retail signage to further encourage human 
activity on the street.

corner of E. John St. and Alley

Building Entrance on East John Street

A .  S ite Pl anning
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RESPECT FOR ADJACENT SITES

Buildings should respect adjacent 
properties by being located on their 
sites to minimize disruption of the 
privacy and outdoor activities of 
residents in adjacent buildings.

EDG Board Commentary: The Board 
discussed the proximity to the apartment 
building to the south and recommended against 
any encroachment into the side setback on this 
edge of the site. The privacy of the neighboring 
residential units should be considered in the 
fenestration design of the proposed building.  

Response: The proposed building is set back 
15’ from the south property line with extensive 
terraced landscaping at the ground floor. 
The existing L-shaped building to the south 
is 61.5’ away from the property line across 
from a surface parking lot which abuts the 
new building. A smaller wing of the L-shaped 
building with minimal fenestration is set back 
approximately 19’ from the proposed building. 
The upper story of the proposed building will 
set back 5’ to provide additional privacy to the 
south. The upper level setback will also occur 
at the alley (west façade) to help mitigate the 
height of this façade as well. The upper level 
roof deck terrace has been located to the 
northern most portion of the roof to avoid any 
activity or overlook from impacting neighbors 
to the south.

A-5

View South from 14th Avenue

CORNER LOTS

Buildings on corner lots should be oriented to 
the corner and public street fronts. Parking and 
automobile access should be located away from 
corners.

•	 Incorporate residential entries and special 
landscaping into the corner lots by setting the 
structure back from the property lines.

•	 Provide for a prominent retail corner entry.

A-10

EDG Board Commentary: The Board agreed that the corner location is important and that the preferred alternative provides 
a solid corner expression. The transition between the building mass and the ground level design and proposed live/work uses will 
be a crucial issue to review at the next meeting. How the corner expression relates to the rest of building body flanking the corner 
is also essential. The board also noted that the proposed development should take advantage of the topographical changes of the 
site’s location and views.  

Response: This important corner has been emphasized with double height glazing at the retail/live/work and the use 
of commercial storefront to differentiate the corner from the vinyl windows used elsewhere in the project. The corner 
element will be flanked by the adjacent masonry which will also provide a logical transition to the adjacent live/work.  
The slab elevation at the finish floor will align with the adjacent sidewalk elevation. A prominent glass canopy located 
approximately 14’ above grade will also help emphasize the corner as well as tie it into the additional Live/work canopies 
that step down the hill at E. John. The revised design also treats the building’s northwest corner at E. John and the alley as 
an important corner by employing a high bay glazed condition and wraparound glass canopy here as well. 

Corner of 14th and E. John St. 

A .  S ite Pl anning
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HEIGHT, BULK , AND SCALE 
COMPATIBILITY

Projects should be compatible with 
the scale of development anticipated 
by the applicable Land Use Policies 
for the surrounding area and should 
be cited and designed to provide a 
sensitive transition to near-by, less 
intensive zones. Projects on zone edges 
should be developed in a manner that 
creates a step in perceived height, 
bulk, and scaled between anticipated 
development potential of the adjacent 
zones.

EDG Board Commentary: The Board noted 
that the vertical modulation shown in the 
preferred option, along with high quality materials 
and a strong architectural design concept and 
the full required setback along the south side 
of the site would provide a sensitive transition 
to the zone edge. The Board was supportive of 
the building massing above the ground level and 
encouraged interesting roof lines, reminiscent of 
the varied roof lines found in the neighborhood 
context. The Board was pleased with the step 
back of the top floor which gives an appropriate 
transition between the scale of this building and 
the environs. 

B-1

Design Guidelines
B.  Height, Bulk,  And Sca le

 
Response: The preferred massing option has been 
developed with a full 5’ setback at the top floor terrace 
to help mitigate the scale of both the south and west 
elevation. While not setback on the north and east  
facades the top floor is treated with a lighter metal panel 
to contrast with the lower masonry floors. The overall 
mass of the building to the southwest has also been clad 
with metal panel vs. masonry to help further break down 
the scale toward the less intensive zone to the south.

133  14th Av e n ue  |   Design     G u ide  l ines  
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Design Guidelines
C. Architectura l Elements And Materials

ARCHITECTUR AL 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.

EDG Board Commentary: The Board noted that all four sides of the sites have different characters and context 
to respond to. The west façade will be very visible from John Street and should be designed not as a back side to  
the building, but receive the same architectural treatment as the other three sides. The south façade should 
respect and be sensitive to the abutting neighbors and lower zone edge. The 14th Avenue façade (east elevation) 
is a street edge with a residential character while the John Street (north elevation) side is a strong commercial 
thoroughfare. The Board also noted the greater neighborhood context and the number of historic building that  
are considered a strong component of the Capitol Hill character. The Board agreed that reference to this character 
should be apparent in this building.

Response: The revised design responds to edge conditions as follows:

E. John Street (north elevation) – The commercial/live/work slab elevations are carefully stepped to align 
with the adjacent sidewalk elevation as they step down the hill. The entries are all articulated with large 
areas of commercial glazing and overhead canopies and are set into vertically proportioned masonry bays.

14th Ave E (east elevation) – To respond to the more residential context, the commercial glazing at the 
building corner will transition to a more residential scaled appearance with a canopy to mark the secondary 
residential entry along 14th. The masonry bays are expressed differently with metal infill panels that respond 
to the residential program behind.

South Elevation – The south elevation is broken down into a masonry component which turns the southeast 
corner for approximately 1/3 of the south wall. The larger 2/3 piece is comprised of a series of bays framed 
by metal cladding. The overall façade is set back 15’ from the property line and stepped back 5’ at the top 
floor. A well landscaped ground floor terrace will provide privacy for the property to the south. Windows  
at the second and third floor are stacked with a minimal spandrel at the third floor to keep the facade light 
and airy.

Alley Elevation (west elevation) – Similar to the south façade, the west façade is broken into two materials. 
The masonry and glazed double height commercial/live/work bay turn the northwest corner. The slab 
elevation is aligned with the sidewalk elevation. Metal panels make up the balance of the façade with a 
concrete base along the alley face where the garage entry is located. The top floor is stepped back 5’  
at the upper floor.

C-1

133 14th Av e n ue  |   D esign     G u ide l ines  

Corner of 14th and E. John St. 
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ARCHITECTUR AL CONCEPT AND CONSISTENCY

Building design elements, details and massing should create a well-proportioned and unified 
building form and exhibit an overall architectural concept. Buildings should exhibit form and 
features identifying the functions within the building. In general, the roofline or top of the 
structure should be clearly distinguished from its façade walls.

Capitol Hill-specific supplemental guidance:

•	 Incorporate signage that is consistent with the existing or intended character of the 
building and the neighborhood.

•	 Solid canopies or fabric awnings that also serve as big, illuminated signs.

•	 Use materials and design that is compatible with the structures in the vicinity if those 
represent the desired neighborhood character.

C-2

133 14th Av e n ue  |   D esign     G u ide l ines  

C.  Architectura l Elements and Materials

EDG Board Commentary: The Board noted that despite the varied influence on all sides of the site, the overall architectural 
concept should be cohesive and consistently applied on all elevations.

Response: While the facades respond to the different conditions noted above, the overall building is unified with a 
ground floor base condition that adapts well to the site’s different conditions. At all facades, the second and third floor 
windows are stacked to create a more vertical expression and lighten up the overall façade. The fourth floor is treated 
with a different material on the outboard street facades and is set back 5’ on the inboard facades adjacent to the alley or 
neighboring buildings .Overall the building massing is horizontally composed with a vertical tower expression on E. John 
that works in concert with the vertically glazed feature corner at E. John and 14th.
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C. Architectura l Elements and Materials

EXTERIOR FINISH MATERIALS

Building exteriors should be 
constructed of durable and maintainable 
materials that are attractive even when viewed 
up close. Materials that have texture, pattern,  
or lend themselves to a high quality of detailing 
are encouraged.

Capitol Hill-specific supplemental guidance:

•	 Use wood shingles or board and batten siding 
on residential structures.

•	 Avoid wood or metal siding materials on 
commercial structures. 

•	 Provide operable windows, especially on 
storefronts.

•	 Use materials that are consistent with the 
existing or intended neighborhood character, 
including brick, cast stone, architectural 
stone, terracotta details, and concrete that 
incorporates texture and color.

•	 Consider each building as a high quality, 
long-term addition to the neighborhood; 
exterior design and materials should exhibit 
permanence and quality appropriate to the 
Capitol Hill neighborhood.

•	 The use of applied foam ornamentation and 
EIFS (Exterior Insulation & Finish System) 
is discouraged, especially on ground level 
locations.

C-4 EDG Board Commentary: The Board stated that they 
look forward to reviewing a well-considered, high quality 
material palette at the next meeting.

Response: The primary exterior material is a masonry 
bay with a glass and metal panel infill. The top floor 
whether recessed or flush will be a lighter metal panel 
and large areas of glazing. The streetscape canopies 
will be glass and powder coated steel. The areas of 
vinyl residential glazing will have well detailed louver 
systems to provide integrated exhaust ports for all 
units. Commercial glazing will be used at the feature 
corner of E. John and 14th as well as all commercial/
live/work units along E. John.

North Elevation

South Elevation

East Elevation

133  14th Av e n ue  |   D esign     G u ide l ines  

West Elevation
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Design Guidelines
D. Pedestrian Environment

PEDESTRIAN ENVIRONMENT 
AND ENTR ANCES

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. Opportunities for 
creating lively, pedestrian-oriented open space 
should be considered.

Capitol Hill-specific supplemental guidance:

•	 Provide entryways that link the building to 
the surrounding landscape.

•	 Create open spaces at street level that link to 
the open space of the sidewalk.

•	 Building entrances should emphasize 
pedestrian ingress and egress as opposed to 
accommodating vehicles.

•	 Minimize the number of residential entrances 
on commercial streets where non-residential 
uses are required. Where residential entries 
and lobbies on commercial streets are 
unavoidable, minimize their impact to the 
retail vitality commercial streetscape.

See D-12

D-1 PERSONAL SAFETY  AND 
SECURITY

Project design should consider opportunities for 
enhancing personal safety and security in the 
environment under review.

Capitol Hill-specific supplemental guidance:

•	 Consider: pedestrian-scale lighting, but 
prevent light spillover onto adjacent 
properties, architectural lighting to 
complement the architecture of the 
structure; transparent windows allowing 
views into and out of the structure – thus 
incorporating the “eyes on the street” design 
approach.

•	 Provide a clear distinction between 
pedestrian traffic areas and commercial 
traffic areas through the use of different 
pacing materials or colors, landscaping, etc.

EDG Board Commentary: The Board noted that exterior 
lighting, clear sight lines and transparency at ground level 
should be considered for enhancing site and pedestrian safety 
and should be presented at the next meeting.

Response: A lighting plan and selected fixtures are part of 
the submittal. Lighting will provide security and personal 
security at all streets and the alley. Extensive clear glazed 
windows will provide security and “eyes on the street” 
where appropriate.

D-7

133 14th Av e n ue  |   D esign     G u ide l ines  

See Full Diagram in Appendix
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D.  Pedestrian Elements

COMMERCIAL SIGN AGE

Signs should add interest to the street 
front environment and should be 
appropriate for the scale and character 
desired in the area.

EDG Board Commentary: The Board noted 
that they look forward to reviewing the details of 
commercial signage.

Response: Signage concepts are illustrated 
at all commercial/live/work conditions and 
provide opportunity for retail “futureproofing” 
should retail use develop along E. John at this 
location.

D-9

SCALE:1 L1 LIGHTING & SIGNAGE DIAGRAM
1/16" = 1'-0"

SCALE:3 SIGNAGE CONCEPTS
NTS SCALE:2 LIGHTING CONCEPT

NTS

COMMERCIAL LIGHTING

Appropriate levels of lighting should be 
provided in order to promote visual 
interest and a sense of security for 
people in commercial districts during 
evening hours. Lighting may be provided 
by incorporation into the building 
facade, the underside of overhead 
weather protection, on and around 
street furniture, in merchandising 
display windows, in landscaped areas, 
and/or signage.

EDG Board Commentary: The Board noted 
that they look forward to reviewing the details of 
the ground level exterior lighting plan.

Response: Ground level exterior lighting plan 
and fixtures are provided.

D-10
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COMMERCIAL TR ANSPARENCY

Commercial storefronts should be 
transparent, allowing for a direct 
connection between pedestrians on the 
sidewalk and the activities occurring on 
the interior of the building. Blank walls 
should be avoided.

See A-3 and A-4.

D-9

RESIDENTIAL ENTRIES  
AND TR ANSITIONS 

For residential projects in commercial 
zones, the space between the 
residential entry and the sidewalk 
should provide security and privacy 
for residents and a visually interesting 
street front for pedestrians. Residential 
buildings should enhance the character 
of the streetscape with small gardens, 
stoops and other elements that work to 
create a transition between the public 
sidewalk and the private entry.

D-12

D. Pedestrian Elements

EDG Board Commentary: The Board discussed at length 
the quality of the entryways to the main building entrance 
and the entrances to the individual live/work entrances. The 
Board was particularly concerned with the live/work entries 
and noted that these units needs to be congruent with the 
sidewalk level and not far above the sidewalk as shown. The 
Board was concerned with the proposed stoops: the recessed 
stoops are unlikely to be successful as viable commercial 
spaces and should be avoided. The grade on John Street is a 
challenge and the Board recommended a stepped floor plate 
to address the sidewalk more directly. The alternative would 
be to step back the building face from the sidewalk, allowing 
for space that the live/work units can better engage with 
street and pedestrian activity.

 

133  14th Av e n ue  |   D esign     G u ide  l ines  

Response: Along E. John the entire façade has been 
redesigned to allow for slab elevations at all commercial/
live/work units to align with the sidewalk elevations and 
has consequently eliminated the need for any elevated 
stoops. The recessed condition of concern has also been 
eliminated with all commercial glazing pulled out to the 
property line to better engage the right of way. The 
more private residential program associated with the live/
work will be the mezzanine space inboard from glazing 

at the sidewalk for privacy. Depending on the actual use 
whether more of future retail vs. live/work bottom-up 
window blinds could provide privacy for the live/work 
while still allowing light in from above. The condition 
along E. John, while currently dubious for retail has been 
“futureproofed”to allow for it at some point. In the interim 
the live/work use gives the best opportunity to animate the 
street level of the building.
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Design Guidelines
E.  Landscaping 

L ANDSCAPING TO ENHANCE  
THE BUILDING AND/OR SITE   

Landscaping, including living plant material, special 
pavements, trellises, screen walls, planters, site furniture, 
and similar features should be appropriately incorporated 
into the design to enhance the project.

EDG Board Commentary: The Board expressed a strong interest in 
the development of the ground level streetscape and right-of-way that 
includes a visually interesting and street-activating environment with 
landscape and hardscape features.

Response: A visually interesting and street-activating environment 
will be achieved through the use of a diverse plant palette with 
varied foliage colors, textures, and seasonal changes. The existing 
sidewalk on E. John is proposed to be widened.  The existing brick 
paving will be removed from the planter strips on both streets and 
replaced with shrubs and ground covers. Stormwater planters, 
proposed along the south edge of the property, will be visible from 
the street. These stormwater planters will also include planting with 
interesting foliage colors, textures, fall colors, and winter interest 
with brightly colored branches on deciduous shrubs. Two varieties 
of trees, one taller and columnar and one shorter and broader, 
have been added to the stormwater planters to provide a rhythm 
of foliage across the façade and provide visual screening between 
the unit terraces and the building to the south. In addition, the alley 
on the west side of the building will be widened and will be partially 
paved with pervious concrete and planted with two shallow 
bioswales along the building’s base. The shallow bioswales will be 
planted with colorful evergreen grasses and low shrubs, and will 
each contain a columnar tree.

E-1
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BUILDING FLOOR PLATE SUMMARY
FLOOR PLAN GROSS PLATE UNIT AREA DECK PATIO STAIR MECH./ SHAFT COMMON GARAGE Mech. STORAGE OFFICE TOTAL CHARGEABLE
LEVEL Gross PLAZA-ROOF ELEVATOR AREA AREA (Gross) MEPF TRASH RETAIL AREA F.A.R.

LEVEL P-1  9,252.00  576.00  -    172.00  80.00  74.00  6,789.00  769.00  792.00  -    9,252.00  4,265.10 

LEVEL L-1  9,806.00  6,336.00  1,898.00  507.00  80.00  869.00  -    -    -    116.00  9,806.00  7,638.00 

LEVEL L-2  7,939.00  6,914.00  -    364.00  80.00  565.00  -    16.00  -    -    7,939.00  7,663.97 

LEVEL L-3  8,326.00  7,296.00  -    364.00  80.00  570.00  -    16.00  -    -    8,326.00  8,050.92 

LEVEL L-4  8,284.00  6,571.00  823.00  358.00  80.00  436.00  -    16.00  -    -    8,284.00  7,244.29 

ROOF  1,232.00  -    904.00  176.00  80.00  72.00  -    -    -    1,232.00  271.93 

TOTALS  44,839.00  27,693.00  3,625.00  1,941.00  480.00  2,586.00  6,789.00  817.00  792.00  116.00  44,839.00  35,134.21 

NET RETAIL 0.0 MAX F.A.R.  35,145.50 

DIFFERENCE  11.29 

SINGLE USE  31,726.00 

MAX SINGLE 
USE

 32,442.00

133  14th Av e n ue  |   A ppendi  x

SMC 23.47A.008

SMC 23.47A.008.D.1SMC 23.47A.008.B.3.aSMC 23.47A.008
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Lighting Diagram

SCALE:1 L1 LIGHTING & SIGNAGE DIAGRAM
1/16" = 1'-0"

SCALE:3 SIGNAGE CONCEPTS
NTS SCALE:2 LIGHTING CONCEPT

NTS
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Shadow Studies

Summer 10:00 AM Spring/Fall 10:00 AM Winter 10:00 AM

Summer 3:00 PM Spring/Fall 3:00 PM Winter 3:00 PM
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Courtyard Massing view from southeast

Courtyard Massing view from Northwest

133  14th Av e n ue  |   S igni    f icant    Tree   M assing     S t u dy

Significant Tree Massing Impact Study

Arborist Report (Abbreviated )
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Adjacent Property




