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OWNER EAST JOHN COURT LLC

ARCHITECT CARON ARCHITECTURE
2505 3RD AVE. STE.300C
SEATTLE, WA 98121

LANDSCAPE ARCHITECT GHA LANDSCAPE ARCHITECTS
1417 NE 80TH ST.
SEATTLE, WA 98115

The proposed development will create an urban apartment building with 47
small & efficient residential units in Capitol Hill neighborhood.

No parking is provided for this project. The existing single family houses will be
demolished.

The site is zoned LR-3 in the Capitol Hill Urban Center Village and is located
along a frequent transit corridor.

No code departures are requested.

DEVELOPMENT STATISTICS SUMMARY

PROJECT HISTORY
The Early Design Guidance meeting was held on January 23, 2013.
The Master Use Permit was submitted on July 8, 2013.
The Master Use Permit was resubmitted on September 30, 2013.
Initial Recommendation Meeting was held on January 15, 2014

SITE PLAN FEATURES
- Immediate neighborhood context.
- Apartment building in keeping with the neighborhood character.
- 4 stories matches height of recent developments.
- Landscape courtyard in the south part of the site.

E. JOHN STREET
- Residential units set above street level.
- Canopies over residential lobby entrance.
- Floor-to-ceiling glazing @ entry lobby is inviting.
- Residential scale windows @ units to fit neighborhood character.
- Additional street trees and landscape buffer from the street.

SERVICE & STORAGE
- Secure bicycle parking is provided inside the building.
- Garbage and recycling room is concealed inside the building.
- Tenant storage is located at basement level.

AMENITIES AND VIEWS
- Richly landscaped area in the south setback of the site provides ample amenity
spaces for residences, while providing privacy.
- Semi public area transitions from right-of-way to entrance lobby and provides
visual interest.
- Roof top deck provides communal amenity area for residents with territorial
views around the site.

ADDRESS: 1113 & 1119 E. JOHN ST.
DPD PROJECT NUMBER: 3014162
ZONING: LR-3 Lot Size 8,400 SF

FAR 2.0
Allowable FAR 16,800 SF
Proposed FAR 16,199.68 SF

Gross SF FAR SF Units
Roof 287.99 251.81

4th Floor 4,261.19 4,019.84 12
3rd Floor 4,261.19 4,019.84 12
2nd Floor 4,261.19 4,019.84 12

Ground Floor 4,131.03 3,888.35 11

Total 20,936.17 16,199.68 47

0

Basement Floor 3,733.58 0 0
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SITE CONTEXT & ANALYSIS
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SITE AERIAL

SITE TREE CANOPY COVERAGE

SITE

SUN PATH

PEDESTRIAN ACCESS

SITE

REGIONAL MAP

CAPITOL HILL URBAN CENTER VILLAGE

SITE

SITE CONDITIONS

The site slopes approximately 8ft down from east to west, and is currently occupied by
two single family residences. The site abuts a three story apartment building to west, a
two story single family to east, and a two story single family to south.

Vehicular traffic along E. John St. is moderate to heavy, and includes frequent traffic of
metro buses. As the site is only three blocks away from Broadway E., and Seattle Central
Community College, pedestrian traffic is quite heavy. The area is bustling at all hours,
given the proximity to Broadway E. and the businesses, activities, and amenities it offers.

VIEWS

VIEWS
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SITE CONTEXT & ANALYSIS
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VICINITY MAP

LEGEND
MIXED USE

COMMERCIAL/BUSINESS

EDUCATION

SINGLE FAMILY RESIDENCES

SURFACE PARKING

SITE

The site is located in the Capitol Hill Urban Center Village, two blocks east of Broadway
E. Along Broadway E., which boasts one of the most vibrant commercial and pedestrian
activities in Seattle, providing valuable amenities to residents in the neighborhood. The
zoning changes to Lowrise at the East of 10th Ave. E. The scale of buildings significantly
become more fine as you go further east, consisting of single family residences to small
scale apartments. Cal Anderson Park located one block southwest of the site will also
add open amenity space for the tenants. Seattle Central Community College is in near
vicinity, making the site attractive as student housing.

Vehicular traffic is quite heavy since the East John St/ East Olive Way corridor is the
principal east/west arterial that provides a link between Capitol Hill and downtown
Seattle. There are frequent transit readily available along E. John St. In addition, the new
light rail station is under construction two blocks west of the site. This will virtually
eliminate the need for a car.

The neighborhood is comprised of a mix of low and mid-rise apartments, single family
homes, and small businesses of all various vintages within LR zone area, while there are
abundance of businesses including restaurants and entertainment along Broadway E.

This location will provide an exciting opportunities for college students and/or
professionals to live close to a school, a park and various commercial amenities.

SITE ANALYSIS

MULTI FAMILY RESIDENCES
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SITE PHOTOS
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1. E. JOHN ST. LOOKING SOUTH

DESIGN CUES:
- Mixture of stucco and fiber cement/painted wood low-rise residential projects of different typology; SFR, duplex, townhouses, apartments, condos.
- No commercial on the block; nearest commercial use is on 12th Ave 1 block south of project site.
- Flat and gabled roof.
- No parking on site; street parking.

2. E. JOHN ST. LOOKING NORTH
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NEIGHBORHOOD CONTEXT

SITE

VIEWS OF EXISTING BUILDINGS ADJACENT TO SITE

1

2

1 2

NEIGHBOR USES & YARDS:
- Neighbor to the west is a condo building with a flat roof and simple, boxy style.  Front
setback is used as private yards with a 4-5 ft tall painted wood fence at the front lot line.
- Neighbor to the east is a single family unit with a craftsman style architecture.  Front
setback is used as a private yard with a 4 ft tall brick wall at the front lot line.
- Majority of neighborhood residential/multi-family uses provide small mostly private
front yard space, many with retaining walls and/or fences at the front lot line.

6
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NEIGHBORHOOD CONTEXT
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1. E. JOHN ST. LOOKING SW

4. CAL ANDERSON PARK

8. E. JOHN ST.& 12TH AVE. E. LOOKING NE

2. BROADWAY E. LOOKING NORTH 3. BROADWAY E. LOOKING SOUTH

5. NEW LIGHT RAIL STATION SITE 6. E. JOHN ST. LOOKING NE 7. NEW DEVELOPMENT 10TH AVE. E.

9. E. JOHN ST. LOOKING NE 10. E. JOHN ST. & 12TH AVE. E. LOOKING SE 11. E. JOHN ST. LOOKING SW

SITE
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STREETSCAPE & NEIGHBORHOOD PATTERN ANALYSIS
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STREETSCAPE AND NEIGHBORHOOD PATTERN ANALYSIS

Most common building types in the neighborhood - medium-sized
multi-family housing and small-scale single-family homes - are
studied for their characteristics, massing, proportion, facade
articulation, and fenestration.

The illustration on Page 8 shows the proposed building’s massing
broken down to the appropriate scale to its surroundings. This will
give the impression of small-scale structure, in keeping with the
existing street pattern. Residential-scale windows at units fit the
neighborhood’s character.

The provision of canopy over residential lobby entrance,
landscaping in front of the building, and the entrance sequences
recreate the entry atmosphere one would experience walking
through this residential neighborhood.

Contemporary fenestration style and patterns are noted in both
small and larger residential projects throughout the surrounding
neighborhood.

4. An example of single-family residences with entry articulation.

SITE

4

3

9

1. Multi-family residential with modern style and color pallete.

3.  An example of multi-family housing buildings in the
neighborhood studied for facade articulation and window modulation.

2.  Modern architectural style, color pallete, and window
pattern.

1

2
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EAST JOHN STREET/ EAST OLIVE WAY
The East John St/ East Olive Way corridor is the principal east/west arterial that
provides a link between Capitol Hill and downtown Seattle.

RESIDENTIAL NEIGHBORHOODS
Three cornerstones of the community’s goals are

1. increasing housing affordability for a broad spectrum of community
members

2. strengthening and enhancing the character of existing residential
neighborhoods

3. providing a greater range of housing types under the existing zoning.

EAST CORE DISTRICT
The East Core District is characterized by small, tightly knit lots that support finely
scaled houses, duplexes and small apartment buildings that are valued by Capitol Hill
residents. The community’s primary objective for the East Core District is to find
creative ways to preserve and increase detached, small-scale, multi family housing.

NEIGHBORHOOD PRIORITY DESIGN ISSUES
1. Preserving, enhancing and connecting Capitol Hill’s existing attributes.

Protect and augment the neighborhood’s architectural qualities, historic character,
pedestrian scale and natural features.

2. Integrating transit and open space with new commercial and residential
development

3. Maintaining the special character and pedestrian-orientation of the
neighborhood’s commercial corridor

4. Preserving existing housing structures and providing varied types of new
housing

5. Preserving mature street trees.

RESIDENTIAL AREAS
Capitol Hill’s residential design guidelines encourage:

1. respecting the character traits of single family structures in the design of
new higher-density in-fill structures where there is a prevalence of smaller scale,
single family structures

2. using decorative facade elements to break down the scale and provide
pedestrian interest

3. structure setbacks that create private/public landscape open space
4. consolidating access points and multiple curb cuts.

CAPITOL HILL PRIORITY DESIGN ISSUES AND CONTEXT

SITING & ZONING INFORMATION

10

ZONING FOR LR-3
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A-2 STREETSCAPE COMPATIBILITY
Capitol Hill Neighborhood Design Guidelines states the siting of buildings should acknowledge and
reinforce the existing desirable spatial characteristics of the right-of-way. The proposed project will replace
the sidewalk and planting along E. John street, while setting back 10ft from the front property line for the
majority of street facade. This setback will be in mix of landscape and hardscape, providing wider sidewalk
for pedestrians and a deeper semi-public space. The project proposes planting of new street trees. There is
no vehicular entrance to the project.

A-3 ENTRANCES VISIBLE FROM THE STREET
The citywide design guidelines states that entries should be clearly identifiable and visible from the street.
The entry to the proposed project will be facing the street, with floor-to-ceiling glazing allowing interaction
between the entry lobby and the street. It will be identified by a large canopy with signage and visually
identifiable by the entrance being recessed and well lit.

A-5 RESPECT FOR ADJACENT SITES
The citywide design guidelines suggests that buildings to be sited to minimize disruption of the privacy of
residents in adjacent buildings. The proposed project sets back greater than what is required by code in all
directions, maximizing the distance from adjacent buildings. Use of trees and fences will also act as buffer
between the project and adjacent buildings. A green roof is designed to the span the west side of the roof
deck to create a privacy buffer for neighbors to the west.

A-6 TRANSITION BETWEEN RESIDENCE AND STREET
The proposed project will have primary entry to each residences off of common corridor, not from the
street. The front setback of the building will be richly landscaped, terraced and include street furniture to
create a buffer area from the street to the three street-level street-facing units.

A-7 RESIDENTIAL OPEN SPACE
The encourages creating usable, attractive and well-Capitol Hill Neighborhood Design Guidelines
integrated open space. The project proposes rich landscaping along the street front, encouraging
pedestrian activity. The project will have sizable rear yard facing south for maximum daylighting. This will
act as an amenity space on the ground floor, while the major amenity space for residences is provided at
the roof deck, with green roof on the east edge as a privacy buffer.

RESPONSE TO RECOMMENDATIONS

A. SITE PLANNING

12

CAPITOL HILL NEIGHBORHOOD DESIGN GUIDELINES

B-1 HEIGHT, BULK AND SCALE COMPATIBILITY
The states that projects should be compatible with the scaleCapitol Hill Neighborhood Design Guidelines
of development anticipated by the applicable Land Use Policies for the surrounding area, and should be sited
to provide a sensitive transition to nearby, less-intensive zones. The project does not abut a differently zoned
area, however, the neighbor to the east of the site is a single family residence. Also one of the primary
characteristics of the neighborhood is finely scaled single family homes and multi-family dwellings. The
project will have its massing broken down to the appropriate scale to its surroundings. This will give the
impression of small-scale buildings, in keeping with the existing street pattern.

B. HEIGHT, BULK AND SCALE COMPATIBILITY

C-1 ARCHITECTURAL CONTEXT
The citywide design guidelines states that new buildings should be compatible with or complement the
architectural character and siting pattern of neighboring buildings. One of the defining characteristics of
Capitol Hill neighborhood is its eclectic and diverse style of developments. Rather than trying to replicate
historic buildings in near vicinity, the project aims to compliment with a modern architectural style. The
project’s massing and height fits within the existing fabric through the use of modulation and material
detailing.

C-2 ARCHITECTURAL CONCEPT AND CONSISTENCE
The encourages new projects to embody well proportionedCapitol Hill Neighborhood Design Guidelines
and unified building form and exhibit an overall architectural concept. The proposed project has a clear
concept of a “de-constructed box” to allow for breaking the massing to be more appropriately scaled for the
neighborhood. The facades will be treated so they read as residential in style and scale through the use of
fenestration and the detailing of exterior finishes.

C-3 HUMAN SCALE
The states the design should incorporate architecturalCapitol Hill Neighborhood Design Guidelines
features, elements and details to achieve a good human scale. The project incorporates a large entry canopy
and sun shades that give human scale to the building. The entry to the building will be clearly delineated
with maximum glazing and signage that will be appropriate to the project.

C-4 EXTERIOR FINISH MATERIALS
The emphasizes the use of durable, maintainable, andCapitol Hill Neighborhood Design Guidelines
attractive finish materials. The project will incorporate mix of fiber cement board and panel systems, stained
wood siding, and color stained concrete work. The design includes pre-finished panels at the front stairwell
with an artistic graphic.  The color palette has been simplified to unify the design concept and so as not to
distract from the artistic graphic.

C. ARCHITECTURAL ELEMENTS AND MATERIALS
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D-1 PEDESTRIAN OPEN SPACES AND ENTRANCES
The emphasizes maintaining and enhancing pedestrianCapitol Hill Neighborhood Design Guidelines
scale, activity and comfort. The project sets back 10ft from its street-facing property line, giving generous
room for pedestrians and privacy to street facing units. The setback area will be landscaped and include
street furniture to enhance the pedestrian environment. The building entry will be facing the street with
clear delineation including a canopy, singage and lighting.

D-6 SCREENING OF DUMPSTERS, UTILITIES AND SERVICE AREAS
The suggests locating utility elements away from the streetCapitol Hill Neighborhood Design Guidelines
front. The project proposes to have trash and recycle storage located in the basement level and accessible
to the street via a ramp. Other mechanical elements will be located in the basement floor, not visible from
outside.

D-7 PERSONAL SAFETY AND SECURITY
The citywide design guidelines  encourages projects to consider opportunities for enhancing personal
safety and security. The project will provide minimal blank wall on the facade, and maximum glazing to
encourage “eyes on the street”. The project will incorporate good lighting, and maintained landscaping to
avoid creating “hiding places” for potential criminal activities and provide controlled access into the site.

D. PEDESTRIAN ENVIRONMENT

E-1 LANDSCAPING TO REINFORCE DESIGN CONTINUITY WITH ADJACENT SITES
E. John street, and Capitol Hill neighborhood as a whole, boasts abundance of “greenery” on the street with
street trees and rich landscaping of each property. The project will reinforce this strong pattern by providing
street trees along E. John street and landscaping along the front setback.

E-2 LANDSCAPING TO ENHANCE THE BUILDING AND/OR SITE
The project proposes use of landscaping, including trees, plants, terracing, special pavement, planters, and
street furniture to create an inviting experience as pedestrians approach the project.

E. LANDSCAPING

RESPONSE TO RECOMMENDATIONS
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ELEVATION - NORTH
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ELEVATION OVERLAY
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SECTION 1
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PROJECT SITE
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LANDSCAPE PLAN & MATERIALS
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ROOF GARDEN PLAN & MATERIALS
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A: WALL-MOUTED LIGHT

B: WALL-MOUTED LIGHT

C: RECESSED SOFFIT LIGHT

D: WALL UP-DOWN/DOWN LIGHTE: LED ROPE

SITE LIGHTING PLAN

C

DE

F

B

B

B

B

BB

F

F

A

A

A

A

A

ROOF LIGHTING PLAN

F: LANDSCAPE UP LIGHT

F

F

F

F

F

F

F

F

F

C

D

A

A

D

B

B

B

B

B
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EXTERIOR VIEWS
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EXTERIOR VIEWS
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REAR YARD VIEW ROOF DECK VIEW

EAST LOOKING WEST WEST LOOKING EAST

(COLOR DISCREPANCIES BETWEEN PGS. 16 & 17 AND THIS SHEET ARE DUE TO LIGHT, SHADE, AND SHADOW EFFECT ON RENDERINGS)
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SHADOW STUDIES
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3PM

NOON

9AM

SUMMER SOLSTICE JUNE 21 EQUINOX MARCH 20, SEPTEMBER 21 WINTER SOLSTICE DECEMBER 21

LINE TYPE INDICATES SHADOW LINE IF STRUCTURE BUILT TO PROPERTY LINE
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PROPOSED ARTWORK INFORMATION

29

Troy Gua prolifically and consistently produces accessible and engaging pop-inflected conceptual work in a wide range of media, marrying commercial to
contemporary with a glossy design aesthetic and a keen wit. His subject matter deals with iconography, identity, cultural critique, and the universal need for
recognition. Samples of his work can be found at: http://troygua.com/statement/#sthash.12LxdkHY.dpuf

The artwork designed exclusively for this project is meant to evoke movement and interaction - specifically, the urban movement and high-density social interaction
typical of the building's historical location.

ARTIST INFORMATION

FRONT 1.72"SIDE1.61"SIDE

The substrate for the artwork installation will be ecosolvent print on diebond adhered to
fiber cement panels, which can be removed and replaced easily for maintenance
purposes. There will be flashing behind the panels that will not be clearly visible, as
corresponding colors to the artwork will be selected for the flashings. Fasteners will be
flush and concealed by the diebond panels. Color is expected to maintain for a
minimum of 20 years per warranty from manufacturer.  Ecosolvent print on oracal vinyl
with overlam (UV protection) mounted to diebond panel is the same product used as
exterior signage applications at local parks and used by SPU for outdoor signs.

[ If for any reason, Seattle DPD rejects the product, art installation, or otherwise deems
the design solution as unacceptable, the alternative design solution is to paint fiber
cement panels the same orange as the niches and other stair of the building.  This will
maintain the massing scheme as separated by vertical color blocks.

ARTWORK INFORMATION

PANEL JOINTS
CORRESPONDING
TO OVERALL PATTERN
OF THE BUILDING

COLOR PALLETE

ACCENT COLOR USED
AT BUILDING NICHES


