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PROJECT INFORMATION

ADDRESS: 1420 E. Howell Street, Seattle, WA

DPD PROJECT NUMBER: 3017142

PARCELS: 9421400020 & 9421400021 

PROJECT DESCRIPTION: Demolition existing (2) structures and construct 4-story apartment complex with off site parking.

ZONING: LR3

OVERLAY: Capitol Hill Urban Center Village

PARKING REQUIRED: None (Capitol Hill Urban Center Village)
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PROJECT OBJECTIVES

The proposed development will create an urban apartment building with 57 small residential units in the Capitol Hill Urban Center Village.  This development is not required to have 
parking, as it falls within Urban Center Village neighborhood.  There are several bus routes on 15th Ave., and the new light rail station is within walking distance.  
The ground level of preferred scheme consists of an entry lobby on15th Ave. and 12 residential units along E Howell St.  The second through fourth floors house 14 units 
per floor while the basement level has 3 units with private patio.
While the project will have ample green space on the south and north side at ground level; the roof deck will provide the main amenity area for tenants for entertaining, gathering, 
and relaxation.  
The preferred scheme will provide generous distance from the existing street trees on E Howell for their protection.  It also provide generous set back from the adjacent building north 
of the building site while aiming to create an open and inviting space at the corner of 15th Ave. and E Howell St. with voluntary 21’ setback.     

Lot Size:
FAR:

Allowable FAR:
Proposed FAR:

Parking Stalls:

10,163 SF
2.0
20,326 SF
19,528 SF

0

DEVELOPMENT STATISTIC SUMMARY

Roof:
4th Floor:
3rd Floor:
2nd Floor:

Ground Floor:
Basement:

Total 

FAR SF
372

4,678
4,678
4,678
4,597

999
20,107

Units
0

14
14
14
12
3

57
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Located in the Capitol Hill neighborhood, 
the site is situated on the southeast corner 
of 15th Ave. E and E Howell St.  It is a 
couple of blocks to the south of Group 
Health Hospital campus and within walking 
distance from Seattle Central Community 
College and Broadway retail Hub, which is 
the most vibrant commercial and pedestrian 
street in Seattle.  This neighborhood is 
composed of a mix of low-rise apartments, 
single family homes, and small business 
along 15th Ave E.  The site is zoned LR3 and 
the surrounding neighborhood is 
predominantly LR3, with MIO and NC zones 
to the north along 15th Ave.  15th Ave is 
classified as arterial and E Howell St. is a 
residential street with less pedestrian 
activities.  

This site is currently occupied by two 2 story 
apartments with parking lot in the back.  The 
existing parking is accessed from E Howell 
between the buildings.  The site slopes down 
approximately 2.5’ from the northeast to the 
southwest.  The project site sets 1’ to  6’ 
above the sidewalk on E Howell, which slopes 
down about 6’ from the east to the west.   

There are three existing street trees to be 
protected per SDOT, Douglas-fir, Western Red 
cedar, and Austrian Pine on E Howell st, on 
the south edge of property.    

The existing neighborhood along 15th Ave 
consists primarily of low-rise apartments 
and townhouses of varying age and 
architectural style.
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APPLICATION OF DESIGN GUIDELINES

Context and Site
CS1 Natural Systems and Site Features
Use natural systems and features of the site and its 
surroundings as a starting point for project design.

A.  ENERGY USE

A-1 Energy Choices
Proposed building is oriented with majority of 
façade in E-W orientation, providing each unit 
with daylight.  It also minimizes  the solar gain 
and maximizes northern exposure. Site orientation
and existing trees limit  flexibility in building orientation.

B. SUNLIGHT AND NATURAL VENTILATION 

B-1  Sun and Wind

B-2 Daylight and Shading
All units will have tall, operable windows to 
allow natural ventilation in addition to prescribed 
whole house fans. No cooling is proposed for the 
project units. South facing façade open south 
units to views, and 15’ setback of North
elevation from property line creates privacy and
welcomes northern lights into north facing units.

B-3 Managing Solar Gain
Proposed  building  is  oriented  with  majority of  
facade in E-W orientation, providing each unit with
daylight.  It also minimizies the solar gain and 
maximizes northern exposure. Northern setback 
helps to minimize impact on neighboring 

D. PLANTS AND HABITAT

D-1 On-Site Features 
This proposal created schemes that 
preserves existing street trees on E Howell St. 
The preferred schemes has the greatest distance
from building to the existing trees. 

CS2 (Capitol Hill Supplement Guidance)
Urban Pattern and Form
Strengthen the most desirable forms, characteristics,
and patterns of the streets, block faces, and open
spaces in the surrounding area.

CS2-I STREETSCAPE COMPATIBILITY

I. The  preferred  scheme maintains  existing  sidewalk, 
retaining wall  and  existing trees on E Howell Street.
ii. The preferred scheme maintains existing
trees and provides new trees and plants 
to enhance visual interest year-round.
v. The frontage on major neighborhood street 
is the short edge of the site, therefore the
preferred scheme places the penthouse away 
from 15th Avenue and uses E Howell Street 
the long edge of the site as main façade.

CS2-II CORNER LOTS
i.  The building entry of preferred scheme is located 
at corner of site, with passage way off 15h Avenue.

CS2-II HEIGHT, BULK AND SCALE COMPATIBIL-
ITY

I.  The preferred scheme building mass is modulated
and setback from sidewalk to maximize view 
and visibility on 15th Avenue.  It also creates a 
larger open space for tenants along  E Howell Street.
iii. The preferred scheme is setback from the 
site corner and the longer length of the site, to allow 
for maximum sunshine on adjacent sidewalks.

Public Life
PL1  Connectivity
Complement and contribute to the network of 
open spaces around the site and the connections 
among them.

A.  NETWORKS OF OPEN SPACE

A-1 Enhancing Open Space
The preferred scheme opens up the south 
corner of the site; it creates an open and 
inviting space on-site, connecting the new 
residents into the existing neighborhood.

B. WALKWAYS AND CONNECTIONS

B-3  Pedestrian Amenities
Open space at the corner of 15th Avenue and
E Howell Street, with landscaping and hardscape,
creates an open, inviting and visible space to

C. OUTDOOR USES AND ACTIVITIES 

C-1  Selecting Activity Areas
Ground level plaza and roof deck are both 
located on the south end of the project 
to maximize daylight and sun exposure.

C-3  Year-Round Activity
Moveable seating, overhead weather protection,
and pedestrian lighting will be provided.

PL2  (Capitol Hill Supplement Guidance) 
Walkability
Create a safe and comfortable walking environment
that is easy to navigate and well-connected to  
existing pedestrian walkways and features.

PL2-I HUMAN SCALE

i.  The preferred scheme provides frontage on 
major neighborhood street/15th Avenue and 
E Howell Street with covered main entry.
ii.  The preferred scheme is designed to support 
and improve pedestrian experience in the
neighborhood with large open garden that is shaded, 
landscaped and located at the street intersection. 
Architectural details will be provided as the design 

PL2-II PEDESTRIAN OPEN SPACES AND EN-
TRANCES

The preferred scheme provides streetscape
connections via landscape, building entryway and 
siting. It emphasizes pedestrian connection by 
opening the corner of intersecting streets ~ creating
a new informal gathering space for the neighborhood.
There is no commercial uses on-site.

PL2-III PERSONAL SAFETY AND SECURITY

I & ii. The preferred scheme emphasizes 
pedestrian connection with appropriate site 
lighting on the building and in landscape.

PL4 ACTIVE TRANSPORTATION
Incorporate design features that facilitate active 
forms of transportation such as walking, bicycling, 
and use of transit.

A.  ENTRY LOCATIONS AND RELATIONSHIPS

A-1 Serving All Modes Of Travel
Separate sidewalk access from trash room. 

A-2 Connections to All Modes
All units are connected thru building core with

B. PLANNING AHEAD FOR BICYCLISTS 

B-1  Early Planning
The building is connected to public ROW.

B-2 Bike Facilities

C. PLANNING AHEAD FOR TRANSIT 

C-1  Transit Connections
Public transit is accessible via 15th Avenue ROW.

Design Concept
DC1  (Capitol Hill Supplement Guidance) 
Architectural Concept
Develop an architectural concept that will result in 
a unified and functional design that fits well on the 
site and within its surroundings.

A.  MASSING

A-1 Site Characteristics and Uses
The preferred scheme preserves existing site

A-2 Reducing Perceived Mass
Long façade is modulated with balconies.

B. ARCHITECTURAL AND FAÇADE COMPOSITION

B-1  Façade Composition
All façade treatment is similar to Street level façade. 
There is no ‘back’ façade in this proposal.

E. FORM AND FUNCTION

E-1  Legibility and Flexibility
Different glazing and treatment will be used for 
public area and units.

DC3  (Capitol Hill Supplement Guidance) 
Open Space Concept
Integrate open space design with the design of the 
building so that each complements the other.

DC3-I  RESIDENTIAL OPEN SPACE

i.  The preferred scheme provides new street trees 
along 15th Avenue
ii.  New landscaped open area is created at street 
intersection.
v.  Existing trees are preserved on E Howell street.
vi.  Softscape to reduce stormwater run-off will 
be provided as design develops.

DC3-II  LANDSCAPE DESIGN TO ACCESS SPE-
CIAL SITE CONDITIONS

The preferred scheme provides new street 
trees to match existing along 15th Avenue

DC4  (Capitol Hill Supplement Guidance) 
Exterior Elements and Finishes
Use appropriate and high quality elements and 
finishes for the building and its open spaces.

DC4-I  HEIGHT, BULK, AND SCALE

The building’s surrounding sites have 
no significant masonry and terra cotta usage on 
the façade treatment, as project develops we will 
use a mixture of materials to create a design that 
will blend well into the surroundings. 

DC4-II  EXTERIOR FINISH MATERIALS

i.  The preferred scheme will incorporate wood 
board and batten material.
iv.  The preferred scheme will incorporate and use 
material that will blend well into the surround-
ings.
v.  The preferred scheme will incorporate and use 
material that will blend well into the surroundings 
of similar quality.

SOUTHWEST PERSPECTIVE

SOUTHEAST PERSPECTIVE

properties.

pedestrians.

develops. 

multilevel access.

Bike storage is in the basement with direct
street access.

characters and street trees, composed its massing
by functional need and daylight advantage.

Proposed building is oriented with majority of 
façade in E-W orientation, providing each unit 
with daylight.  It also minimizes  the solar gain 
and maximizes northern exposure. Site orientation
and existing trees limit  flexibility in building orientation.
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APPLICATION OF DESIGN GUIDELINES

Context and Site
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Urban Pattern and Form
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PL2-I HUMAN SCALE

i.  The preferred scheme provides frontage on 
major neighborhood street/15th Avenue and 
E Howell Street with covered main entry.
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There is no commercial uses on-site.
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ii.  New landscaped open area is created at street 
intersection.
v.  Existing trees are preserved on E Howell street.
vi.  Softscape to reduce stormwater run-off will 
be provided as design develops.

DC3-II  LANDSCAPE DESIGN TO ACCESS SPE-
CIAL SITE CONDITIONS

The preferred scheme provides new street 
trees to match existing along 15th Avenue

DC4  (Capitol Hill Supplement Guidance) 
Exterior Elements and Finishes
Use appropriate and high quality elements and 
finishes for the building and its open spaces.

DC4-I  HEIGHT, BULK, AND SCALE

The building’s surrounding sites have 
no significant masonry and terra cotta usage on 
the façade treatment, as project develops we will 
use a mixture of materials to create a design that 
will blend well into the surroundings. 
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board and batten material.
iv.  The preferred scheme will incorporate and use 
material that will blend well into the surround-
ings.
v.  The preferred scheme will incorporate and use 
material that will blend well into the surroundings 
of similar quality.

SOUTHWEST PERSPECTIVE

SOUTHEAST PERSPECTIVE

properties.

pedestrians.

develops. 

multilevel access.

Bike storage is in the basement with direct
street access.

characters and street trees, composed its massing
by functional need and daylight advantage.

Proposed building is oriented with majority of 
façade in E-W orientation, providing each unit 
with daylight.  It also minimizes  the solar gain 
and maximizes northern exposure. Site orientation
and existing trees limit  flexibility in building orientation.
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ARCHITECTURAL RESPONSE TO GUIDELINES

STREET LEVEL

E Howell St.
The proposed project will retain existing rockery located within 15’ from existing street trees along E 
Howell St per arborist recommendation for tree protection.  Subsequently the proposed building is 
substantially and voluntary setback (21’) from the south property line, creating a large open space along E 
Howell St.  This front yard will be set approximately 1’-6’ above the sidewalk and will be landscaped with 
native plants that will becomes a semi-private zone between the ground-level residents and pedestrian.  
The main building entry will be  facing E Howell St., while it is accessed from both 15th and E Howell st.  
The combination of voluntary setback and building programing increase street visibility and create a large 
open and inviting green space at the intersection of 15th and E Howell st.  As the design develops we will 
incorporate use of textured or color paving and seating area into the landscape design to create an 
interesting and welcoming experience for both the residents and pedestrian.

15th Ave.
The project proposes planting of new street tress and new sidewalk along 15th Ave. per SDOT standard. 
(the existing sidewalk in front of property, does not have street trees and it is adjacent to roadway.)   The 
ground floor takes advantage of the visibility and vibrancy on 15th Ave., by placing the entry lobby and 
mail room on this area.  With the extensive use of glazing, the building will be transparent to the street 
and serve as a semi-private zone separating the residents from the busy street.  

E HOWELL STREET ELEVATION

E HOWELL STREET LANDSCAPE

E HOWELL ST.

1
5

T
H

 A
V

E
.
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EXISTING STREET TREES TO REMAIN
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CANOPY OVER ENTRY
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A
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LANDSCAPE BERM

BUILDING SECTION AA 
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unit

unit
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BOH

unit

unit

stair penthouse

E HOWELL ST.
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NEW LANDSCAPE BERM

ENTRY

EARLY DESIGN GUIDANCE MEETING PACKET
1420 E. HOWELL STREET       DPD PROJECT #3017142
07.30.2014 6:30 PM

14



15TH AVE. LANDSCAPE

15TH AVE.ELEVATION

AMENITY AREA - REAR YARD AMENITY AREA - REAR YARD

AMENITY AREA - ROOF DECK AMENITY AREA - ROOF DECK
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TRANSPARENT STREET 
FACADE 

15TH AVE.

ENTRY LOBBY MAIL ROOM

404.00

405.00

403.50

402.00

403.80

NEW PLANTING STRIP
AND STREET TREES

NEW STREET TREES
AND PLANTING STRIP

RELOCATED
NEW SIDEWALK

E
 H

O
W

E
LL ST.

PRIVATE AMENITY
AREA - PATIO

REAR YARD

SECTION

A A

EXISTING STREET 
TREE TO REMAIN

ARCHITECTURAL RESPONSE TO GUIDELINES

NEW STREET TREES

AMENITY SPACE

The project have a large rear yard with patio on the north side.  It is tagged away from the main streets to create a private 
oasis for the residents.  It will have amble of northern light and serves as buffer between the proposed project and 
adjacent properties.  The main amenity space for the entire residents will be provided at the roof deck, while the designed 
front and rear yards will served as secondary green spaces.

ARCHITECTURAL LANGUAGE

The immediate site context is composed of building diverse in color, texture and style,  We propose a building facade that 
is simple, elegant, and contemporary in massing and color which will blend in nicely with the existing buildings, at the 
same time revitalizes this  corner.
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SITE SURVEY

Tree #2 - exceptional

22” Douglas Fir

(pseudotsuga menziesii)

All trees have been measured at DSH.  Tree #2, #3 and #4 are listed as 

exceptional as determined by Holly Iosso, ISA Certified Arborist in her Tree 

Assessment report dated April 1, 2014.

Tree Survey

Tree #3 - exceptional

20” Wester  Red Cedarn
(thuja plicata)

Tree #4 - exceptional

24” Austrian Pine

(pinus nigra)

Tree #5 - not exceptional

24” Lawton Cypress

(Chamaecyparis lawsoniana)

to be removed

Structural roots need to be retained 

within 15 feet of  tree #2 and #3.

Existing rockery retainment is 

recommended by the arborist.

 

Tree #1 

16.25” Hawthorn - not exceptional

(crataegus monogyna)
Area need to be 

protected for Tree #4

Easement for encroachment of public 

sidewalk into project site due to new 

street trees and planting strip 

required by SDOT. 

New street tree and 

planting strip

A

B

C

Lot Size:
FAR:

Allowable FAR:
Amenity (20%):

Parking Stalls:

10,163SF
2.0
20,326 SF
  2,033 SF

         0

Proposed

4th Floor:
3rd Floor:
2nd Floor:

Ground Floor:
Basement:

Total 

FAR SF
4,993
4,993
4,993
4,993

250
20,222

Units
14
14
14
13

0
55

Ground Floor

Total 

Amenity SF
3,545

3,545

Project Info.

Lot Size:
FAR:

Allowable FAR:
Amenity (20%):

Parking Stalls:

10,163 SF
2.0
20,326 SF
  2,033 SF

         0

Proposed

4th Floor:
3rd Floor:
2nd Floor:

Ground Floor:
Basement:

Total 

FAR SF
4,320
4,320
4,320
4,320

320
17,600

Units
14
14
14
12

0
54

Ground Floor

Total 

Amenity SF
4,186

4,186

Project Info.

Lot Size:
FAR:

Allowable FAR:
Amenity (20%):

Parking Stalls:

10,163 SF
2.0
20,326 SF
  2,033 SF

         0

Proposed

Ground Floor
Roof Deck

Total 

Amenity SF
4,242

995

5,237

Project Info.

Roof:
4th Floor:
3rd Floor:
2nd Floor:

Ground Floor:
Basement:

Total 

FAR SF
372

4,678
4,678
4,678
4,597

999
20,107

Units
0

14
14
14
12

3
57

OPTION COMPARISON

MULTI-FAMILY UNIT

ELEVATOR CIRCULATION

CORRIDORS

STAIRWELL CIRCULATION

BACK OF HOUSE

CODE COMPLIANT

CODE COMPLIANT

PREFERRED

CODE COMPLIANT
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07.30.2014 6:30 PM
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Concept:

Building shape allows maximum southern 
light into courtyard and provides semi 
private open space for residents.

Pros:
- South facing open plaza
- Building entry on 15th Ave.

Cons:
- Close proximity to the existing street 
trees may lead to trees’ removal
-  Not sympathetic to residential 
neighbors
- Unemphasized streets intersection 
- Increase in exterior walls and decrease 
energy efficiency

OPTION A - TYPICAL FLOOR PLAN
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SOUTH ELEVATION

Concept:

Internal courtyard provides maximum 
privacy to residents and allow southern 
and northen light into units.  

Pros:
- Private open space
- Building entry on 15th Ave.
-Engagement to 15th Ave.

Cons:
- Close proximity to the existing street tree 
may lead to trees’ removal
- Long and narrow open space
- Unemphasized streets intersection 
- Increase in exterior walls and decrease 
energy efficiency
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Concept:

Bar shape allows to minimize lot coverage 
and maximize landscape.  More distance 
to the existing street trees for their 
preservation.  

Pros:
- Entry at streets intersection
- Opportunity to provide open space to 
connect to the community
- Minimize exterior walls for energy 
efficiency
- Minimize corridor for more units
- Roof deck amenity area

Cons:
- No private courtyard
- Does not maximize FAR
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CONCEPTUAL LANDSCAPE PLAN PAST WORK BY ARCHITECT

12TH AVE. APARTMENT 
 
CAPITOL HILL NEIGHBORHOOD SEATTLE, WA 2012
37 UNIT APARTMENT WITH LIVEWORK UNITS

306 QA 

QUEEN ANNE NEIGHBORHOOD SEATTLE, WA 2014
50 UNITS AND 3 LIVE-WORK UNITS

LCW APARTMENT 

LAKE CITY WAY  NEIGHBORHOOD SEATTLE, WA 2012
24 UNIT APARTMENT WITH A LIVEWORK UNIT
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