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Zoning Diagram
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Statement of Development Objectives

Development Objectives

6 story Mixed Use development with 87 Residential units
4,300 s.f. Commercial/Retail space at Street front
102 Parking Stalls

Design Guidelines

A-2.  Streetscape Compatibility:
 Mixed use and commercial space will improve the pedestrian experience along California  
 Ave. by providing neighborhood oriented stores  and businesses.  The commercial space  
 and its storefront is proportioned and scaled, with multiple entries, to conform with other  
 storefronts in the area.

A-4  Human Activity.
 Display windows at street level provide interest, and encourage activity.

B-1.   Height, bulk, and scale compatibility.
 Proposed building mass is greater at the north side, adjacent to existing redeveloped site.   
 Building bulk is eroded at south end, adjacent to smaller older structures.

C-1   Architectural Context
 Facade is articulated as a contemporary interpretation of the proportion, scale, transoms,  
 canopies, and other features of typical West Seattle neighborhood development

D-1   Pedestrian Environment
 16’ sidewalk will allow for enhanced planter areas at existing mature street trees to be   
 retained.  Site furniture and seating will also be added, to enhance the 
 pedestrian environment.

VIEW WEST FROM SITE: The building will be scaled to
take advantage of the spectacular Western Views.

CALIFORNIA AVENUE SW: Looking North: The proposed 
project intends to maintain the street trees and wide sidewalk 
while extending the existing architectural scale along 
California Avenue. 

CALIFORNIA AVENUE SW: Looking South: Commercial 
storefronts along California Avenue aim to maintain and 
activate a vibrant street front. 

1 2
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Photos

California Avenue SW - East Elevation

California Avenue SW - West Elevation

SITE

SW Dawson St.
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Photos

Alley - East Elevation

Alley - West Elevation

SITE
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Urban Design Diagram
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Tree Survey
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Site Analysis - Section AA
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OVER 40’ SETBACK INCREASES 1’ PER 5’
ZONING ENVELOPE LIMIT

(BUILDING BULK LIMITED BY F.A.R: 4.75)
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Zoning Bulk Diagram

NC2-30

SF-5000

NC2-65

NC2-65

SF-5000

SITE

NC2-30

SF-5000

CALIFORNIA AVENUE SW
DAWSON STREET
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Alternative C2 - Plans
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Alternative C2 - Shadow Studies

June 21st at 1:30 pm December 21st at 1:30 pm
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Alternative C2
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Alternative C2

Alternative C2: 

- Maintains the street scale on California Avenue. 
- Central courtyard is oriented to to the south, opening to the views and         
  southern exposure. 
- Double height studio units above commercial addresses the street 
  scale and activity.
- Greater variety of unit types, view opportunities.

Approximately 87 units

- 30% Studios
- 50% Townhomes/1 Bedroom units
- 20% 2 Bedroom units

Approximate average unit size: 680 SF

View 4 - Building Massing 

View 5 - Building Massing 
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Alternative C2 – Landscape Plan
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Alternative D - Plans
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Alternative D - Shadow Studies

June 21st at 1:30 pm December 21st at 1:30 pm
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Alternative D
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View 2 - Building Massing (June 21st at 1:30pm)
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Alternative D

Alternative D: 

- Courtyard at northeast corner to allow light into Broxton, and nrighboring    
  Single Family residences.  

- Narrow presence at East property line to ease transition to Single Family 
  zone eliminating “wall effect” at alley.
- Orientation allows for generous sun, light and air for both the proposed    
  building and its neighbors.

Approximately 85 Units. 

- 30% Studios 
- 50% Townhomes / 1 Bedroom Units 
- 20% 2 Bedroom Units 

Approximate average Unit Size: 680 sf

View 4 - Building Massing 

View 5 - Building Massing 
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Alternative D – Landscape Plan
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Alternative E - Plans
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Alternative E - Shadow Studies

June 21st at 1:30 pm December 21st at 1:30 pm
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Alternative E
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Alternative E

Alternative E: 

- Courtyard oriented to alley to increase light and air into Single Family zone.  

- Narrow presence at East property eliminates “wall affect” at alley.

Approximately 88 Units. 

- 30% Studios 
- 50% Townhomes / 1 Bedroom Units 
- 20% 2 Bedroom Units 

Approximate average Unit Size: 675 sf

View 4 - Building Massing 

View 5 - Building Massing 
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Alternative E – Landscape Plan
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Opportunities and Constraints
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Opportunities: 

- Scale of adjacent properties maintained along California Ave SW.

- Courtyard opens to South.

- Greater mix of unit types and renter profi les.

Constraints: 

- Privacy and daylight issues at courtyard, sides, properties to north
  and south.
- Large bulk adjacent to Alley, property to north.

Alternative C2

Note: No departures are forseen at this time for any of the alternatives.

Alternative D Alternative E

Opportunities: 

- Completely reallocated mass away from alley.

- Building mass displaced from single family zone.

- Courtyard oriented to alley and single family zone.

- Extensive modulation at alley...no “blank walls”.

- Loading zone restricted to California Ave. SW...no loading 
  from alley

Constraints: 

- Increased bulk at California Avenue SW.

Opportunities: 

- Completely reallocated mass away from alley.

- Building mass displaced from single family zone.

- Courtyard oriented to alley and single family zone.

- Extensive modulation at alley...no “blank walls”.

- Loading zone restricted to California Ave. SW...no loading 
  from alley.

Constraints: 

- Light and air constricted at property to North.
- Less effi cient plan.



Spring Hill 5020 California Avenue SW - Early Design Guidance #2
for Bluestar Management

February 28, 2008   07002

Alternative C2   Alternative D Alternative E Notes
A-2 Streetscape Compatibility Complies Complies Complies Multiple, recessed entries break up street façade.

A-4 Human Activity Complies Complies Complies Setbacks from PL at streetfront, display windows,
enhanced planting in sidewalk create transition from 
street to building.

A-10 Corner Lots N/A N/A N/A

B-1 Height Bulk and Scale 
Compatibility

Complies Complies Complies 2 story base, 5 story middle, 1 story top complies with 
city's diagram.  Break-up of scale of massing 
complies with city's diagram.

C-1 Architectural Context Complies Complies Complies 2 story retail and loft base has characteristics  similar 
to traditional retail storefronts in the district.

C-3 Human Scale Complies Complies Complies Canopies at retail level will be  articulated to provide 
scale, and proportions compatible with traditional 
development in the junction area.  Signage will be 
pedestrian oriented.

D-1 Pedestrian Open Spaces and 
Entrances

Complies Complies Complies Increased planting areas, retained street trees to 
provide enhanced street landscaping.  Movement 
through site to alley and SF zone not desirable.

D-5 Visual Impacts of Parking 
Structures

N/A N/A N/A Parking structure will not be visible from the street.
Parking access shall be from the alley.

Spring Hill Project
West Seattle Junction Design Guidelines Compliance Matrix
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Contruction Mitigation Measures

Construction Time Lines and Phasing: 
•  1.5 months – Demolition and Excavation
•  6.0 months – Foundations and Concrete frame
•  4.0 months – Wood Frame and Roof
•  4.0 months – Finishes and Sitework
Construction Duration: +/- 16 months

Construction Hours: 
•  Per City of Seattle Standards

Construction Noise: 
•  When not performing work activities, work-force vehicles will be instructed to be shut down, including all 
   non-essential equipment.
•  To the extent possible, construction components will be prefabricated off-site to mitigate on-site assembly noise.

Storm Water and Sediment Control: 
•  TESC plans will include collection of on-site water, pumped from a settling basin or fi lter system as directed by the   
   Civil Engineer and DPD-approved TESC plans.
•  Site Fencing will be installed and maintained at all critical site locations.

Construction Traffi c/Street and Sidewalk Closures: 
•  Street use permits will be requested when sidewalk or street access may, in any way, compromise public safety.
•  All efforts will be made to mitigate vehicular or pedestrian traffi c route confl icts, and as a last resort, request temporary 
   closure of sidewalks or parking lanes.


