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ADDRESS
120 10TH AVE EAST
DPD# 3018712

PROJECT DESCRIPTION
This project involves the demolition of two existing buildings, and 
construction of a four story + partial basement, 49 unit apartment 
building with a roof deck. The project will be Built Green 4-Star.
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DOWNTOWN

VICINITY ANALYSIS 
Capitol Hill is one of the fastest growing neighborhoods of Seattle. 
It offers its community an outstanding variety of restaurants, 
shopping, living, and working hubs that make it an attractive 
destination for potential residents of all demographics.

The project site is located in the heart of the Capitol Hill Urban 
Center Village, directly across the street from the future Capitol 
Hill Light Rail Transit station and a block away from the Broadway 
Commercial District. Several parks are within walking distance, 
including Cal Anderson Park.
 

SITE

NEIGHBORHOOD BOUNDARY

CAPITOL HILL URBAN CENTER VILLAGE (UCV) 
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CAPITOL HILL LIGHT RAIL
.

October 2011   Page 8      Capitol Hill Light Rail Station Sites Urban Design Framework 
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ZONING
This area of Capitol Hill has a wide variety of zoning. The site 
is located at the edge of an LR3 zone with a 40 ft height limit 
for apartments. There is a transit station overlay height of 85 ft 
across the street to the west and a 25 ft height bonus for the NC-
Zone along Broadway. The LR3 zone continues to the east as the 
neighborhood transitions from mixed-use to low-rise residential. 
Being on the boundary of a dramatic height limit change makes 
the project site a unique location in the context of Capitol Hill.
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 viiCapitol Hill EcoDistrict

EXECUTIVE SUMMARY

Creating a Catalogue for Capitol Hill 
In this early phase of Capitol Hill's EcoDistrict, a site analysis of neighborhood resources and 
preliminary community outreach was conducted in order to inform initial recommendations for 
sustainability work on Capitol Hill. This report is the catalogue of that work to assist Capitol Hill to 
develop its EcoDistrict, with goals, metrics and strategies identifi ed around specifi c environmental 
‘performance areas’: Community, Transportation, Energy, Water, Habitat and Materials. 

Study Area 
The specifi c areas of focus for this Capitol Hill EcoDistrict Study include the:

1) Capitol Hill Urban Center Village and Pike/Pine Urban Center Village 

2) The Sound Transit–owned properties on and around the planned LINK light rail station

The existing city boundary designations for Urban Center Villages provide a useful district-wide 
boundary for compiling and comparing data about neighborhood demographics, land use, and 
utilities, and for establishing baselines and evaluating future progress; however, the area is not 
intended to prescribe a specifi c EcoDistrict boundary.  The EcoDistrict boundary will evolve as the 
EcoDistrict develops.

Ultimately, it is hoped that the Station Area development becomes a catalyst for the surrounding 
neighborhood, kick-starting its evolution into a mature, district-scale EcoDistrict and model for the 
region.

*

**

EcoDistrict Study Areas Map Diagram
This map shows where the Station Area Sites are along Broadway, as well as the 
EcoDistrict study area boundary defi ned by the Capitol Hill Urban Center Village 

and Pike/Pine Urban Center Village boundaries. The Urban Center Villages 
provide a useful district-wide boundary for compiling and comparing data 

about neighborhood demographics, land use, and utilities, and for establishing 
baselines and evaluating future progress; however, the area is not intended to 

prescribe a specifi c EcoDistrict boundary.  (Image Credit: GGLO)
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STREETCAR (EXTENSION POSSIBLE)

BICYCLE FRIENDLY ROUTE

MAJOR ARTERIAL

TRANSIT ROUTE

DESIGNATED BUS STOP

ZIPCAR LOCATIONS

MINOR ARTERIAL

PRONTO CYCLE SHARE LOCATIONS

CITY OWNED BIKE RACKS

PERMITTING / PERMITTED / 
UNDER CONSTRUCTIONCIRCULATION

The site has a Walk Score of 92 out of 100. The location allows easy 
access via walking or biking to restaurants, coffee shops, grocery 
stores, retail, and green spaces. The area along Broadway is 
relatively flat and features bicycle only lanes, making access even 
easier. There are several bus routes within a few blocks of the 
site connecting to most of the central area neighborhoods. The 
future Capitol Hill Light Rail station across the street will provide 
a direct link to University District, Downtown, Beacon Hill, and 
SeaTac Airport. It will also include commercial spaces, a public 
plaza, and the Capitol Hill Broadway Farmers Market. The First Hill 
Street Car will be opening in 2015 to provide even more public 
transit access from the site.
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TYPOLOGY / ADJACENCIES
The site is located on 10th Ave E between E John St and E Denny 
Way, across from the future Capitol Hill Light Rail station and one 
block from Broadway. The vicinity contains a variety of single-
family, multi-family, and mixed-use structures, with the site sitting 
in the transition area between the busy commercial corridor of 
Broadway and the quieter residential area to the east. There is a 
3-story, 30 unit multi-family structure to the immediate north, and 
a single-family structure to the immediate south. Cal Anderson 
Park is a half block to the south and the Light Rail station is across 
the street to the west. There has been extensive development in 
recent years throughout the neighborhood. 

COMMERCIAL

INSTITUTIONAL

MIXED-USE

MEDICAL

MULTI-FAMILY

SINGLE FAMILY

PERMITTING / PERMITTED / 
UNDER CONSTRUCTION
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EXISTING CONDITIONS
Two existing duplexes will be removed, as well 
as associated surface parking, fencing, and 
other site work. The existing driveway easement, 
approximately 4 ft by 80 ft on the southwest corner 
of the property, will remain and the driveway will 
be repaired as needed during construction. A 
partial curb cut will remain for driveway access 
for the neighbor to the south. The site is relatively 
flat with the southwest corner approximately 2 
ft lower than the northeast corner. There are 
overhead power lines along 10th Ave E which the 
building setbacks will accommodate.

LEGAL DESCRIPTION
The north 30 feet of lot 4 and the south 40 feet of 
lot 5, all in block 45, plat of John H. Nagle’s Second 
Addition to the city of Seattle, according to plat 
thereof, recorded in volume 5 of plats, page 67, 
records of King County, Washington. 

EUROPEAN WHITE BIRCHES (BETULA PENDULA) 
TO REMAIN

EUROPEAN WHITE BIRCH (BETULA PENDULA) 
- REMOVED (NON-EXCEPTIONAL)

SUGAR MAPLE (ACER SACCARUM)
TO REMAIN
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10TH AVE E

10TH AVE E

10TH AVE E

10TH AVE E

120

120

120

120

118

118

118

118

116

116

116

116

128

128

128

128

• REDUCES VISUAL SCALE OF BUILDING
• PROVIDES RELIEF TO STREET FRONTAGE
• CREATES A SCALE THAT IS SYMPATHETIC TO 

OTHER STRUCTURES ON THE BLOCK

• LR3 ZONING IN GROWTH AREA 
WITH GREEN BUILDING FAR CREDIT 
(SMC23.45.510.C) AND PARTIALLY BELOW 
GRADE STORY (SMC 23.45.514.F)

• PUSHES BULK OF UPPER STORY MASSING 
TOWARDS EXISTING MULTI-FAMILY 
STRUCTURE, RETAINING LIGHT AND AIR FOR 
SINGLE-FAMILY STRUCTURE

• CREATES VISUAL INTEREST IN MASSING

• LOBBY IS INSERTED IN SPACE CREATED BY 
MASSING SPLIT

• PLACING IT TOWARDS THE EXISTING MULTI-
FAMILY STRUCTURE GIVES RELIEF FROM 
PEDESTRIAN TRAFFIC TO SINGLE-FAMILY 
STRUCTURE

• DOUBLE HEIGHT VOLUME GIVES VISUAL 
PROMINENCE TO THE ENTRY

REDUCE WIDTH AND SET BACK 
UPPER STORIES

DEVELOPMENT POTENTIAL

OFFSET MASSING

ADD RECESSED LOBBY

STREET FACING FACADE RECESSED LOBBY DEVELOPMENT

ADDRESS GRAPHICS

LOBBY ACCENT WALL

LOBBY LIGHTING

RECESSED WINDOWS

BLACK VINYL WINDOWS

EDG - PREFERRED SCHEME DEVELOPMENT
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MASSING STRATEGY

CLEARLY IDENTIFIABLE
 LOBBY

MASSING TOWARDS 
MULTI-FAMILY

 NEIGHBOR

UPPER LEVEL
 SETBACK

FROM STREET

MASSING TOWARDS 
REAR OF LOT

STEPPED
MASSING

PLANTING AND PARAPET 
AT DECKS TO FURTHER 

ENHANCE PRIVACY
LARGE REAR 

SETBACK

WINDOW PALETTE TO BE 
DEVELOPED FOR NEIGHBOR PRIVACY

STRONG STREET 
PRESENCE

MODULATION 
BREAKS DOWN 

FACADE LENGTH
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MASSING
STEPS DOWN

UP 5% UP 5%
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WINDOW WELL

WINDOW 
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• PUSH BUILDING SERVICES AND HIGH TRAFFIC SPACES TOWARDS EXISTING MULTI-FAMILY STRUCTURE 
TO GIVE RELIEF TO SINGLE-FAMILY STRUCTURES

• STEP MASSING DOWN AT THE SOUTHWEST CORNER TO RETAIN LIGHT AND AIR FOR SINGLE-FAMILY 
STRUCTURE

• PUSH BULK OF MASS TOWARDS EXISTING MULTI-FAMILY AND REAR YARD
• LARGE REAR SETBACK PROVIDES BUFFER BETWEEN BULK OF MASS AND STRUCTURES TO THE EAST

LOBBY TOWARDS
 MULTI-FAMILY

 NEIGHBOR

BUILDING SERVICES
ADJACENT TO PARKING

LARGE REAR
 SETBACK

MODULATION 
TOWARDS

 SINGLE-FAMILY

PREFERRED SCHEME: SITE PLAN

EDG - PREFERRED SCHEME: ADJACENCY
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BOARD RECOMMENDATIONS
APRIL 22, 2015 MEETING

FEEDBACK/GUIDANCE
HEIGHT, BULK & SCALE1

MODULATION
GUIDELINES: CS2-A-2, CS3-A-2, PL3-A, DC2-A&B
• SUPPORTED LARGE, DRAMATIC SHIFTS IN MASSING & DYNAMIC FACADE COMPOSITION.
• SUPPORTED VERTICAL BREAKS IN MASSING ALONG NORTH & SOUTH FACADES.

1A

RELATIONSHIP TO ADJACENT SITES
GUIDELINES: CS1-B-2, CS2-B, CS2-D
• SUPPORTED MASSING IN RELATIONSHIP TO NEIGHBORS.
• SUPPORTED DATUM RELATIONSHIP WITH SOUTH SINGLE FAMILY NEIGHBOR.
• SUPPORTED UPPER STORY SETBACKS THAT RELATE TO, AND RESPECT, ADJACENT BUILDINGS.

1B

RESPONSE

ARCHITECTURAL DETAILS & MATERIALS2
MATERIALS & DETAILS
GUIDELINES: DC2-C&D, DC4-A-1, DC4-I&II
• SUPPORTED QUIET SIMPLICITY & SINGULARITY OF MATERIALS.
• SUPPORTED PEDESTRIAN SCALE DETAILS, INCLUDING RECESSED BLACK VINYL WINDOWS TO CREATE 

SENSE OF DEPTH.
• REITERATED QUALITY DETAILS, INSTALLATION, AND FINISHES AS EXPRESSION OF CONCEPT.
• CONSIDER DETAILS THAT CREATE A STRONG MASSING EDGE.

2A

ACCENT & COLORS
GUIDELINES: CS3-A-2, PL3-A, DC2-C&D
• SUPPORTED SIMPLE MONOCHROMATIC COLOR PALETTE.
• CONSIDER USE OF BOLD ACCENT IN STRATEGIC & THOUGHTFUL LOCATIONS.

2B

SAFETY & SECURITY3
WINDOW WELLS
GUIDELINES: CS1-B-2, CS2-B-2, PL3-B-2
• CONSIDER WINDOW WELLS THAT MAXIMIZE SAFETY, BUT ARE MINDFUL OF INTERIOR EXPERIENCE AND 

THE RELATIONSHIP TO STREET & ADJACENT OPEN SPACES.
• CONSIDER USE OF LANDSCAPING AS A BUFFER TO WINDOW WELLS.

3A

AMENITY SPACES & BIKE STORAGE4
REAR YARD AREA
GUIDELINES: DC4-D, DC3-I, PL3-B-1, CS2-D-5
• SUPPORTED AT GRADE AMENITY, BUT OPEN TO REAR YARD BEING EITHER A LANDSCAPE BUFFER OR 

SMALL GATHERING AREA.
• CONSIDER DESIGN THAT IS RESPECTFUL TO ADJACENT NEIGHBORS BY LIMITING SIZE AND INCLUDING 

A LANDSCAPE BUFFER.

4A

ROOFTOP AMENITY SPACES
GUIDELINES: DC-3-C-2&3, DC3-1, CS2-D-5, DC4-C&D
• SUPPORTED VARIATION & DISPERSION OF ROOFTOP SPACES.
• CONSIDER RELATIONSHIP OF DECKS TO ADJACENT UNITS, INCLUDING PRIVACY, LIGHTING & NOISE.
• CONSIDER RELATIONSHIP OF DECKS TO ADJACENT PROPERTIES BY INCLUDING A LANDSCAPE BUFFER.

4B

BIKE STORAGE
GUIDELINES: PL4-B, PL3-A, PL3-B-4
• SUPPORTED BIKE ROOM LOCATION.
• CONSIDER A DESIGN THAT IS USER FRIENDLY AND CONVENIENT.

4C

HEIGHT, BULK & SCALE1
MODULATION
• MAINTAINED MASSING CONCEPT.
• ENHANCED RELATIONSHIP TO STREET.

1A

RELATIONSHIP TO ADJACENT SITES
• CONTINUED STEPPED MASSING TO STRENGTHEN RELATIONSHIP TO NEIGHBORING PROPERTIES.

1B

ARCHITECTURAL DETAILS & MATERIALS2
MATERIALS & DETAILS
• INCORPORATED INTEGRAL COLOR FIBER CEMENT PANELS.
• INCLUDED RECESSED WINDOW DETAILING.
• EXPLORED DETAILING OF PANEL JOINTS, FASTENERS AND CORNER TRANSITIONS.

2A

ACCENT & COLORS
• EXPLORED VARIATIONS OF COLOR PALETTE.  PREFERRED LIGHT GRAY PANEL THROUGHOUT.
• EXPLORED OPTIONS FOR ACCENT COLOR, MATERIAL AND LOCATION.  PREFERRED YELLOW ACCENT AT 

LIMITED LOCATIONS.

2B

SAFETY & SECURITY3
WINDOW WELLS
• MINIMIZED HEIGHT OF WINDOW WELLS TO MAXIMIZE INTERIOR DAYLIGHT & VISIBILITY.
• INCLUDED LANDSCAPE BUFFERS TO PROVIDE PRIVACY, BUT TRANSPARENCY.
• INCORPORATED LIMITED ACCENT LIGHTING TO FURTHER ENHANCE SECURITY.

3A

AMENITY SPACES & BIKE STORAGE4
REAR YARD AREA
• DEVELOPED REAR YARD AS A SMALL GATHERING AREA.
• PROVIDED FIXED SEATING TO LIMIT GROUP SIZES, AND MAXIMIZED LANDSCAPE BUFFER TO ADJACENT 

PROPERTIES.

4A

ROOFTOP AMENITY SPACES
• MAINTAINED VARIATION & DISPERSION OF ROOFTOP SPACES.
• THOUGHTFULLY LOCATED WINDOWS TO CONTROL RELATIONSHIP OF UNITS TO DECKS.
• INCORPORATED PLANTERS AT ADJACENT UNITS & DECK EDGES TO BUFFER NOISE AND ENHANCE 

PRIVACY.

4B

BIKE STORAGE
• MAINTAINED BIKE ROOM LOCATION.
• DEVELOPED RACK CONFIGURATION, TOOL STATION, AND FINISHES TO ENHANCE USER EXPERIENCE.

4C
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DEVELOPMENT & STUDIES: ARCHITECTURAL DETAILS & MATERIALS 2

ACCENT & COLORS: TWO TONE MASSES
• CONSIDERED USING LIGHT AND DARK GRAY PANELS TO FURTHER ARTICULATE 

MASSING.
• CONCLUSION: SINGLE COLOR PREFERRED TO SUBTLY ENHANCE DYNAMIC 

MASSING.

2B

MATERIALS & DETAILS: BLACK WINDOW INFILL
• CONSIDERED USING BLACK INFILL PANELS TO GROUP WINDOWS TOGETHER.
• CONCLUSION: LARGER WINDOW GROUPINGS WERE TOO VISUALLY HEAVY AND 

OUT OF PROPORTION WITH OVERALL FACADE COMPOSITION.

2A

MATERIALS & DETAILS: ACCENT MATERIALS & SIGNAGE
• CONSIDERED VARIOUS ACCENT MATERIALS/COLORS (INCLUDING CEDAR) AND 

SIGNAGE CONFIGURATIONS.
• CONCLUSION: BRIGHT ACCENT AND BOLD SIGNAGE PROVIDED A ‘POP’ 

CONTRAST THAT BALANCED THE OTHERWISE QUIET BUILDING.  THE ACCENT 
ELEMENT COLOR & SIGNAGE EMPHASIZES THE ENTRY.

2A

ACCENT & COLORS: EXTENT OF ACCENT COLOR
• CONSIDERED EXTENDING ACCENT COLOR INTO LOBBY TO MAKE MORE 

PROMINENT.
• CONCLUSION: THE COLOR EXTENT DID NOT PROPERLY EXPRESS THE MASSING, 

AND DETRACTED FROM THE SIGNAGE AND OVERALL COMPOSITION.

2B
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NOTE: STREET TREES NOT SHOWN FOR CLARITY
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VIEW FROM NORTHWEST

DESIGN RESPONSE
HEIGHT, BULK & SCALE:
MODULATION:
• DRAMATIC MASSING ESTABLISHES AND 

EMPHASIZES ENTRY.
RELATIONSHIP TO ADJACENT SITES:
• MASSING AND UPPER STORY SETBACKS 

RELATE TO, AND RESPECT, ADJACENT 
BUILDINGS.

ARCHITECTURAL DETAILS & 
MATERIALS
MATERIALS & DETAILS:
• INTEGRAL FIBER CEMENT PANELS IN SINGLE 

SOLID COLOR.
• PANELS CONTINUE INTO LOBBY TO 

FURTHER ESTABLISH MASSING CONCEPT. 
• RECESSED WINDOWS.
• PANEL & FASTENER DETAILING.
ACCENTS & COLORS:
• INTENTIONAL USE OF ACCENT COLOR 

& SIGNAGE TO EXPRESS MASSING & 
EMPHASIZE THE ENTRY.

SAFETY & SECURITY:
WINDOW WELLS
• LANDSCAPING CREATES BUFFER FOR 

PRIVACY AND SECURITY AT STREET FACING 
WINDOW WELLS.

AMENITY SPACES AND BIKE 
STORAGE
ROOFTOP AMENITY SPACES
• LOWER ROOF DECK IS SMALLER TO LIMIT 

GROUPS NEAR ADJACENT SFR.
BIKE STORAGE
• BIKE STORAGE ACCESS IS CONVENIENT 

FROM STREET, AND ADJACENT TO 
MULTIFAMILY NEIGHBOR.

2

3

4

1
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VIEW FROM SOUTHWEST

DESIGN RESPONSE
HEIGHT, BULK & SCALE:
MODULATION:
• MASSING CREATES DYNAMIC FACADE 

COMPOSITION.
RELATIONSHIP TO ADJACENT SITES:
• A STRONG DATUM RELATIONSHIP IS 

ESTABLISHED WITH THE SOUTH NEIGHBOR.

ARCHITECTURAL DETAILS & 
MATERIALS
MATERIALS & DETAILS:
• INTEGRAL FIBER CEMENT PANELS IN SINGLE 

SOLID COLOR.
• RECESSED WINDOWS.
• PANEL & FASTENER DETAILING.
ACCENTS & COLORS:
• BUILDING ACCENT COLOR IS MORE 

DISCREET AND INCORPORATED INTO 
VARIEGATED LANDSCAPING.

SAFETY & SECURITY:
WINDOW WELLS
• LANDSCAPING CREATES BUFFER FOR 

PRIVACY AND SECURITY AT STREET FACING 
WINDOW WELLS.

AMENITY SPACES AND BIKE 
STORAGE
ROOFTOP AMENITY SPACES
• VARIETY OF OUTDOOR SPACES FOR 

TENANTS.
• LARGEST DECK IS ABOVE NEIGHBOR TO 

LIMIT IMPACT
• PLANTERS AT ROOF DECK PROVIDE BUFFER 

TO SOUTH NEIGHBOR.

2

3

4

1

NOTE: STREET TREES NOT SHOWN FOR CLARITY
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COMPOSITE SITE PLAN
SCALE: 1/16” = 1’-0”
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WEST ELEVATION
SCALE:  3/32” = 1’-0”

RECESSED VINYL 
WINDOW, BLACK

INTEGRAL COLOR 
FIBER CEMENT PANELS, 
‘NATURAL’

PL PL

PAINTED FIBER CEMENT 
PANELS, BLACK PANTHER

POWDER COATED 
ALUMINUM RAILINGS + 
GATE, BLACK 

LOBBY LIGHTING

RECESSED CORNER WINDOW

PAINTED FIBER CEMENT 
PANEL, BLACK

WINDOW WELL

INTEGRAL COLOR FIBER 
CEMENT PANELS

BLACK VINYL WINDOWS

PAINTED FIBER CEMENT 
PANELS, BLACK

POWDER COATED 
SECURITY GATE BEYOND

DOUBLE HEIGHT LOBBY 
WITH ACCENT LIGHTING

POWDER COATED RAILING 
WITH PLANTING MESH
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NORTH ELEVATION
SCALE:  3/32” = 1’-0”

PLPL

RECESSED VINYL 
WINDOW, BLACK

INTEGRAL COLOR 
FIBER CEMENT PANELS, 
‘NATURAL’

PAINTED FIBER CEMENT 
PANELS, BLACK PANTHER

POWDER COATED 
ALUMINUM RAILINGS + 
GATE, BLACK 

ACCENT COLOR, 
SUNSHINE

LOBBY LIGHTING

INTEGRAL COLOR FIBER 
CEMENT PANELS

BLACK VINYL WINDOW 
WITH RECESSED CORNER

VENT HOOD TO 
MATCH PANEL

REAR YARD WINDOW WELL BIKE ROOM POWDER COATED 
SECURITY GATE

EXIT

DOUBLE HEIGHT LOBBY 
WITH ACCENT LIGHTING

ENTRY BENCH + PLANTER

ENTRY SIGNAGE
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EAST ELEVATION
SCALE:  3/32” = 1’-0”
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WINDOW, BLACK

INTEGRAL COLOR 
FIBER CEMENT PANELS, 
‘NATURAL’
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PL PL
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CEMENT PANELS

PAINTED FIBER CEMENT 
PANEL, BLACK

DOWNSPOUT TO 
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RECESSED BLACK VINYL 
WINDOWS

REAR YARD
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SOUTH ELEVATION
SCALE:  3/32” = 1’-0”
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BUILDING SERVICE

RESIDENTIAL

COMMON

CIRCULATION

SCALE:
p 206-329-1802 e info@s-hw.com w s-hw.com
1101 E. Pike Street  #200 |    Seattle  WA  98122

ARCHITECTURE & DESIGN

©          S+HWorks, LLC
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LEVEL 4 
ROOF DECK 

PLANTING BUFFER 
1,087 SF

TRASH ACCESS 
AT LEVEL 1

BIKE ACCESS 
AT LEVEL 1

CONCRETE 
SIDEWALK

6’ SECURITY GATE

COMPOSITE DECKING COMPOSITE DECKING

BUILDING ENTRY

EXIT AT 
BASEMENT

COMMON PATIO
388 SF 

LEVEL 3 
ROOF DECK 

WINDOW 
WELL

LANDSCAPE PLAN
SCALE: N.T.S
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(left to right)

1. Herniaria Glabra ‘Green Carpet’
2. Acer Truncatum ‘ Pacific Sunset’
3. Miscanthus Sinesis ‘ Little Kitten”
4. Prunus Laurocerasus ‘Mt Vernon Laurel’
5. Equisetum Hyemale ‘Horsetail’

6. Hydrangea Quercifolia ‘Oakleaf’
7. Liriodendron Tulipifera ‘Tulip Tree’
8. Hakonechloa Macra ‘Golden Variegated’
9. Blechnum Spicant ‘ Deer Fern’
10. Forsythia x Courtasol ‘Gold Tide’

11. Pleioblastus ‘Dwarf Whitestripe Bamboo’
12. Carex Testacea ‘Orange Sedge’
13. Equisetum Hyemale ‘Horsetail’
14. Polystichum Munitum ‘Western Sword’
15. Sasa Vetchii ‘Kuma Bamboo’

LANDSCAPE ELEMENTS
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STREET TREE REQUIRED
PLANT STREET TREE PER COS PLAN 100A

CONTRACTOR TO CONTACT SDOT AT
684-TREE

 AT LEAST TWO WORKING DAYS BEFORE
PLANTING FOR INSPECTION AND PERMIT

SIGN-OFF

PACIFIC SUNSET MAPES REQUIRE A 18"
DEEP X 6' LONG ROOT-BARRIER

CENTERED ON EACH TREE AND AGAINST
THE SIDEWALK ONLY PER BILL AMES

Bench

B
ench

B
ench

B
en

ch

ROOF DECK LEVEL 3

ROOF DECK LEVEL 4TROUGH PLANTER
TYP.

LANDSCAPE PLAN
SCALE: 1

8" = 1'-0"

GRAPHIC SCALE
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TYPICAL SHRUB PLANTING DETAIL2

3

TYPICAL BAMBOO BARRIER AND PLANTING DETAIL1










PLANT SCHEDULE PLANT SCHEDULE 

BEHLEN COUNTRY RE 78 GALLON
•Corrosion resistant, heavy zinc coating
assures long life
•Rigid sidewalls have both ribs and corrugations
for maximum strength and heavy galvanized
bottoms
•32.25" Dia. x 23.5" Tall
•Heavy, reinforced steel tube rolled into the
top lip for added strength and durability

TROUGH PLANTERS

BEHLEN COUNTRY RE 98 GALLON
•Corrosion resistant, heavy zinc coating
assures long life
•Rigid sidewalls have both ribs and
corrugations for maximum strength and heavy
galvanized bottoms
•54.25" long x 20.75" wide x 23.5" tall
•Heavy, reinforced steel tube rolled into the
top lip for added strength and durability

BEHLEN COUNTRY RE 123 GALLON
•Corrosion resistant, heavy zinc coating
assures long life
•Rigid sidewalls have both ribs and
corrugations for maximum strength and heavy
galvanized bottoms
•66.25" long x 20.75 wide" x 23.5" tall
•Heavy, reinforced steel tube rolled into the
top lip for added strength and durability

ROOF TOP PLANTER OPTION: HAVE PLANTERS LOCALLY FABRICATED

TROUGH
PLANTER

QUANTITIES

Planting Area 4

Planting Area 3

Planting Area 7

Planting Area 7

Planting Area 9

Roof Deck Level
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Roof Deck Level 4
Planting Area 13

2' x 2' Gray
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PLANTING FOR INSPECTION AND PERMIT

SIGN-OFF
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PACIFIC SUNSET MAPES REQUIRE A 18"
DEEP X 6' LONG ROOT-BARRIER

CENTERED ON EACH TREE AND AGAINST
THE SIDEWALK ONLY PER BILL AMES
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PLANT SCHEDULE PLANT SCHEDULE 

BEHLEN COUNTRY RE 78 GALLON
•Corrosion resistant, heavy zinc coating
assures long life
•Rigid sidewalls have both ribs and corrugations
for maximum strength and heavy galvanized
bottoms
•32.25" Dia. x 23.5" Tall
•Heavy, reinforced steel tube rolled into the
top lip for added strength and durability

TROUGH PLANTERS

BEHLEN COUNTRY RE 98 GALLON
•Corrosion resistant, heavy zinc coating
assures long life
•Rigid sidewalls have both ribs and
corrugations for maximum strength and heavy
galvanized bottoms
•54.25" long x 20.75" wide x 23.5" tall
•Heavy, reinforced steel tube rolled into the
top lip for added strength and durability

BEHLEN COUNTRY RE 123 GALLON
•Corrosion resistant, heavy zinc coating
assures long life
•Rigid sidewalls have both ribs and
corrugations for maximum strength and heavy
galvanized bottoms
•66.25" long x 20.75 wide" x 23.5" tall
•Heavy, reinforced steel tube rolled into the
top lip for added strength and durability

ROOF TOP PLANTER OPTION: HAVE PLANTERS LOCALLY FABRICATED

TROUGH
PLANTER

QUANTITIES

STREET TREE REQUIRED
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PLANT SCHEDULE PLANT SCHEDULE 

BEHLEN COUNTRY RE 78 GALLON
•Corrosion resistant, heavy zinc coating
assures long life
•Rigid sidewalls have both ribs and corrugations
for maximum strength and heavy galvanized
bottoms
•32.25" Dia. x 23.5" Tall
•Heavy, reinforced steel tube rolled into the
top lip for added strength and durability

TROUGH PLANTERS

BEHLEN COUNTRY RE 98 GALLON
•Corrosion resistant, heavy zinc coating
assures long life
•Rigid sidewalls have both ribs and
corrugations for maximum strength and heavy
galvanized bottoms
•54.25" long x 20.75" wide x 23.5" tall
•Heavy, reinforced steel tube rolled into the
top lip for added strength and durability

BEHLEN COUNTRY RE 123 GALLON
•Corrosion resistant, heavy zinc coating
assures long life
•Rigid sidewalls have both ribs and
corrugations for maximum strength and heavy
galvanized bottoms
•66.25" long x 20.75 wide" x 23.5" tall
•Heavy, reinforced steel tube rolled into the
top lip for added strength and durability

ROOF TOP PLANTER OPTION: HAVE PLANTERS LOCALLY FABRICATED
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PLANTER

QUANTITIES

LANDSCAPE PLAN CALCULATIONS
SCALE: N.T.S
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ROOF DECKS/ REAR YARD

DESIGN RESPONSE
HEIGHT, BULK & SCALE:
MODULATION:
• VERTICAL BREAKS ALONG NORTH & 

SOUTH FACADE BREAK DOWN LONG 
ELEVATIONS.

RELATIONSHIP TO ADJACENT SITES:
• MASSING AND UPPER STORY SETBACKS 

RELATE TO, AND RESPECT, ADJACENT 
BUILDINGS.

• VARIETY OF AMENITY SPACE MEANS NO 
UPPER LEVEL ROOF DECK, REDUCING 
THE QUANTITY AND IMPACT OF 
PENTHOUSES.

SAFETY & SECURITY:
WINDOW WELLS
• LANDSCAPING CREATES BUFFER FOR 

PRIVACY AND VISUAL INTEREST FOR 
SIDE YARD WINDOW WELLS.

AMENITY SPACES
REAR YARD AREA
• REAR YARD TREATED AS SMALL 

GATHERING OASIS AT GRADE.
• DENSE PLANTING TO PROVIDE BUFFER 

TO NEIGHBORS.
ROOFTOP AMENITY SPACES
• WEST ROOF DECK INTENTIONALLY 

SMALLER TO LIMIT IMPACT ON 
NEIGHBORS.

• UPPER/CENTER ROOF DECK DESIGNED 
FOR LARGER GROUPS.

• PLANTERS AT BOTH ROOF DECKS WILL 
LIMIT NOISE TO NEIGHBORS.

3

4

1

10TH AVE EAST
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REAR YARD PLAN
N *NOT TO SCALE

YARD 388 SQFT
LANDSCAPE 1087 SQFT
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N *NOT TO SCALE
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PLANTING BUFFER FOR 
SOUTH NEIGHBOR’S 

PRIVACY

PLANTERS PROVIDE 
PRIVACY BUFFER FOR 
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MINIMAL RESIDENTIAL 
WINDOWS FACING PATIO

CANOPY ABOVE

VARIETY OF GATHERING 
SPACES

COMPOSITE DECKING PERMEABLE PAVERS BUILT-IN SEATING
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STREET LEVEL EXPERIENCE

SIDEWALK
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 E

BASEMENT

LEVEL 1

ENTRY 
BEYOND

STREET FRONT LANDSCAPING
• TEXTURED GRASS AND CLIMBING VINES ALONG ENTRY STAIR & RAMP.
• HORSETAIL INCLUDED AT ENTRY PLANTER WITH BENCH.
• LARGE BED OF DENSE PLANTING PROVIDES PRIVACY AT WELLS.
• DENSE GROUND COVER AT PLANTING STRIP TO BALANCE STREET TREE.

NORTHWEST ENTRY

DESIGN RESPONSE
DETAILS & MATERIALS:
ACCENTS & COLORS
• INTENTIONAL LOCATION OF ACCENT COLOR FOR MOST IMPACT AND  

BALANCE.
• DYNAMIC INTERIOR LIGHTING FEATURE.
• VARIETY OF LANDSCAPE TEXTURES ADD FURTHER INTEREST TO ENTRY.

SAFETY & SECURITY:
WINDOW WELLS
• MINIMAL WINDOW WELL WALL ALLOWS FOR MAXIMUM VISIBILITY & 

DAYLIGHT.
• LANDSCAPING CREATES BUFFER FOR PRIVACY AND SECURITY.
• PLANTING STRIP PROVIDES 6’-6” EFFECTIVE SEPARATION FROM SIDEWALK.

32

33

WINDOW WELL SECTION

N
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BIKE STORAGE
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EXTENT OF
BIKES 

PRIMARY PEDESTRIAN ENTRY

BIKE CIRCULATION PATH
PARTIAL STREET LEVEL PLAN

N *NOT TO SCALE

DESIGN RESPONSE
AMENITY SPACES & BIKE STORAGE
BIKE STORAGE ACCESS
• CONVENIENT LOCATION - ACCESSED FROM STREET THROUGH SIDE YARD.
• SIDE YARD GATE PROVIDES ADDITIONAL SECURITY.
• EASILY ACCESS FROM INTERIOR.  

STORAGE ROOM FEATURES
• SIMPLE & EASY TO USE STACKED RACK.
• BUILT-IN TOOL STATION FOR QUICK REPAIRS.
• RESILIENT FLOORING AND WAINSCOTING CARRIES ACCENT COLOR INTO BUILDING AND 

MAKES ROOM EASIER TO MAINTAIN.

34

VIEW OF BIKE ACCESS & STORAGE ROOM STACKED RACK WALL MOUNTED TOOL STATION
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PANEL DETAILS

ENLARGED PERSPECTIVE OF PANEL

INTEGRAL COLOR 
FIBER CEMENT 
PANELS ‘NATURAL’

STAINLESS STEEL 
FASTENERS

1/2” VERTICAL 
REVEAL

METAL PARAPET 
COPING TO MATCH 
PANELS

DESIGN RESPONSE
ARCHITECTURAL DETAILS & MATERIALS
MATERIALS & DETAILS:
• INTEGRAL FIBER CEMENT PANELS IN SINGLE SOLID COLOR.
• RIGOROUS PANEL SIZES, ALIGNING WITH OPENINGS FOR 

CONSISTENT DATUMS.
• FASTENERS EQUALLY SPACED.

2

SCALE:
p 206-329-1802 e info@s-hw.com w s-hw.com
1101 E. Pike Street  #200 |    Seattle  WA  98122

ARCHITECTURE & DESIGN

©          S+HWorks, LLC
SHW#:

3" = 1'-0"

PANEL JOINT: IN-PLANE

PT FURRING STRIP, 
PAINTED BLACK

STAINLESS STEEL 
FASTENER

1/2” REVEAL

SCALE:
p 206-329-1802 e info@s-hw.com w s-hw.com
1101 E. Pike Street  #200 |    Seattle  WA  98122

ARCHITECTURE & DESIGN

©          S+HWorks, LLC
SHW#:

3" = 1'-0"

PANEL JOINT: CORNER

FRONT FACADE
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D

E 
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D

E

EXTERIOR RIGID 
INSULATION

3/4” AIR SPACE
FIBER CEMENT 

PANEL

PT FURRING STRIP, 
PAINTED BLACK

STAINLESS STEEL 
FASTENER

1/2” REVEAL

PHOTO OF SIMILAR MATERIAL 

1/2” 
HORIZONTAL 
REVEAL

REVEALS 
ALIGNED 
WITH 
WINDOW 
OPENINGS
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WINDOW DETAILS

ENLARGED PERSPECTIVE

BLACK VINYL 
WINDOW

RECESSED 
CORNER

1/2” VERTICAL 
REVEAL

1/2” 
HORIZONTAL 
REVEAL 
ALIGNED 
WITH 
WINDOWS

STAINLESS STEEL 
FASTENERS

5” RECESSED 
JAMB

RECESSED 
JAMB 
CORNER

TYPICAL 
CLADDING 
PROFILE

SCALE:
p 206-329-1802 e info@s-hw.com w s-hw.com
1101 E. Pike Street  #200 |    Seattle  WA  98122

ARCHITECTURE & DESIGN

©          S+HWorks, LLC
SHW#:

3" = 1'-0"

WINDOW JAMB: 
RECESSED IN-PLANE

EXTERIOR RIGID 
INSULATION

3/4” AIR SPACE STAINLESS STEEL 
FASTENER

FIBER CEMENT 
PANEL

SCALE:
p 206-329-1802 e info@s-hw.com w s-hw.com
1101 E. Pike Street  #200 |    Seattle  WA  98122

ARCHITECTURE & DESIGN

©          S+HWorks, LLC
SHW#:

3" = 1'-0"

WINDOW JAMB: 
RECESSED CORNER

NO EXTERIOR RIGID 
INSULATION
3/4” AIR SPACE

FIBER CEMENT 
PANEL, PAINTED 
BLACK

PT FURRING STRIP, 
PAINTED BLACK

1/2” REVEAL

5”
 R

EC
ES

S

SHALLOW NAILER

SILL BELOW

FIBER CEMENT 
PANEL TRIM, 

PAINTED BLACK

DESIGN RESPONSE
ARCHITECTURAL DETAILS & MATERIALS
MATERIALS & DETAILS:
• WALL ASSEMBLY ALLOWS FOR DEEPLY RECESSED WINDOW 

JAMBS - 5” EFFECTIVE DEPTH.
• ‘PUNCHED’ OPENINGS CREATE SUBTLE DEPTH ON FACADE.
• CORNER WINDOWS HAVE RECESSED JAMBS TO CREATE 

ARTICULATION ON BUILDING CORNERS.

2

RECESSED 
CORNER 

JAMB

TYPICAL 
JAMB

BUILDING CORNERWINDOW DETAIL

FIBER CEMENT 
PANEL RETURN
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SUN PATH / SHADOW STUDY
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ARCHITECTURE & DESIGN

LLC CAPITOL HILL TOD LLC

SMC Code Definition

SMC 23.45.504

SMC 23.45.518.A

SMC 23.45.510.B,E

SMC 23.45.514.A, 
F, & J

SMC 23.45.522.A.4

ZONING:             LR3
OVERLAYS:  CAPITOL HILL URBAN CENTER VILLAGE / FREQUENT TRANSIT

SMC 23.45.524.A

SMC 23.45.527.A,B

SMC 23.45.534

SMC 23.54.015
(Table E)

SMC 23.54.040

PERMITTED USES
Residential Use permitted outright.

FLOOR AREA RATIO
- Base 1.5 FAR inside Growth Areas.
* 2.0 FAR allowed with Built Green 4 Star certification.

DENSITY LIMITS
- No limit per exception 3 (Built Green bonus).

HEIGHT
- Base height limit of 40’ above average grade.
- Additional 4’ of height for partially below grade story (4’ max above grade).
- Parapets, railings etc. may extend 4’ above the allowed height limit.
- Stair penthouses may extend 10’ above the allowed height limit. 
- Elevator penthouses may extend 16’ above the allowed height limit. 

SETBACKS
Front: 5’ minimum.
Rear: 10’ minimum with alley, 15’ minimum no alley.
Side: 5’ if building is 40’ or less in length, or 7’ average 5’ min. 

AMENITY AREA
- 25% of total lot area shall be provided as amenity area.
- 50% of total amenity area shall be provided at the ground level as common amenity 
area.
- Common Amenity: minimum 250 sf, 10’ min. dimension. 

LANDSCAPING
- 0.60 Green Factor Required.

STRUCTURE WIDTH/FACADE LENGTH
- Width of principal structures shall not exceed 150’.
- Length of principal structures shall not exceed 65% of lot depth.

LIGHTING AND GLARE
- Exterior lighting shall be shielded and directed away from adjacent properties.

REQUIRED PARKING
- No vehicular parking required (Urban Center Village + Frequent Transit).
- Bicycle Parking: 1 space per 4 units or 0.75 space per SEDU.

SOLID WASTE & RECYCLING
- Residential (26-50 units): 375sf.
- 12’ minimum horizontal dimension.

SMC 23.45.512.A

ZONING ANALYSIS

44’-0” MAX. 
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THE PROPOSAL REQUIRES
NO DEPARTURES



S+HWorks
ARCHITECTURE & DESIGN

LLC 


