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DRAWING TITLE

BODY TEXT - Lorem ipsum dolor sit amet, consectetur adipiscing elit. Sed 
dui sapien, adipiscing sed dignissim non, luctus nec libero. Nulla volutpat, 
nisl vel imperdiet rhoncus, nisl lacus porta risus, ac scelerisque urna orci 
sed neque. Suspendisse molestie, nisi nec dapibus fringilla, urna lacus 
fringilla felis, eget aliquet dui risus ut mauris. Cras fermentum metus non 
nisi gravida rutrum. Sed quis arcu sit amet ante porta mattis. Morbi non 
sem libero. Proin purus risus, mattis eget consectetur in, faucibus vitae 
velit. Pellentesque habitant morbi tristique senectus et netus et malesuada 
fames ac turpis egestas.
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SECTION TITLE
The proposed project at 7018 California Avenue is 5 townhouses replacing a single 
story duplex. The project would create a total of 5 units with 5 parking stalls 
accessible through an easement with the property to the south. The goal for this 
project is to create an attractive modern community that complements the rich 
character of the neighborhood. 

DPD Project #3014655, 6347680
King County Assessor Parcel Numbers: 386990-0135
Legal Description: Lot 28, King County Third Addition to the City of Seattle

PROPOSAL

The project site, located the Morgan Junction Urban Village, is one 7,  adjacent to 485
SF parcel zoned for low-rise residential development (LR- ). T2 o the north of the 
pa a single-story apartment complex 2rcel, lies (LR- ), and to the south, a planned 5 
unit rowhouse development (LR- ).  family residence (SF-7200) lies to the 2 A single
ea . D is a st, up the hill and across the alley irectly west, across California Avenue SW, 
set of 2 townhouse duplexes and small single story commercial buildings (LR-2 RC). 
California Avenue SW is the main arterial street with regular transit service and on-
street parking. 

The topography of the site is characterized by a steep slope rising 10 feet from the 
sidewalk to a flat graded bench where the existing structure is located, and then rises 
roughly 6 feet in the rear to meet the grade of the alley.  There are no significant trees 
or major shrubs on the property. Neighboring trees that encroach on the site will be 
protected. If the structure height is maximized there are territorial views to the west of 
Puget Sound and the Olympic Mountains.

The neighborhood is made up of a mix of single family residences, small to medium-
sized apartment buildings, town houses, and small commercial buildings. The site lies 
directly southeast of the Morgan Junction Residential Urban Village. The main 
arterial, California Avenue SW, connects the northern and southern portions of West 
Seattle and along it are numerous opportunities for dining, shopping, and 
entertainment. Multiple parks are within walking distance from the site including 
Lowman Beach Park to the west and Lincoln Park to the southwest. 

Please see the following page for a graphic contextual analysis.

ANALYSIS OF CONTEXT

PROPOSAL AND ANALYSIS OF CONTEXT
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DESIGN GUIDELINES

A-1 Responding to Site Characteristics 

The site has a significant slope rising up 10’ from California Avenue SW, flattening out to form a bench 
for building and then sloping again in the rear to meet the grade of the alley.  The project is set more 
prominently on the top of the slope, in line with the neighbors to the north and south. The project 
responds to the topography by stepping the townhouses up from west to east, allowing each unit to 
take advantage of views to the west of Puget Sound and the Olympic Mountains. The slope in the front 
remains as a planting berm to be filled with lush landscaping for pedestrians at the sidewalk level. The 
common amenity shared with the project to the south is terraced, landscaped, and accessible via a 
pathway which leads from the street to the parking lot.  Site conditions warrant that parking be provided 
through an access easement with the property to the south and not off of the alley.  See Design 
Guideline A-8 for more detail.   

A-2 Streetscape Compatibility

The project closely follows the established streetscape development pattern. Most neighboring 
buildings are at least three stories tall along the east side of California Ave SW and sit much higher up 
from the street due to the grade. The building is located 10 feet above the sidewalk up on top of the 
slope and set back at least 7 feet from the sidewalk, aligning with neighboring buildings on the east 
side of California Avenue.  Landscaping is provided in the front at the sidewalk level as a buffer 
between the street and the building.  

A-3 Entrances Visible from the Street

The entries to the residences are clearly denoted at the street level and at each unit. Addressing 
signage is marked on a feature concrete element at the sidewalk entry stair. Access to the townhouses 
from the street are via a common stair and walkway along the north side of the property, or via the 
walkway through the common amenity area to the south.  Each entry has a private porch that is raised 
up on a plinth or enclosed with a short wall to distinguish it from the common path.  Canopies and 
signage over each entry door provide a visual element to distinguish individual units.  The entries will 
have a special material that will provide warmth to residents and guests visiting the site. Currently, clear 
cedar is proposed in combination with a lively accent color on the entry door. 
 
A-5 Respect for Adjacent sites

Due to the shape and topography of the site, the townhomes are oriented north and south, stepping 
down the hill towards the street. The size of the untis are limited by setbacks and the desire to provide 
sufficient amenity space for the residents. A cedar fence and landscaping on top of a short retaining 
wall will be used to maintain privacy between the proposed project and the neighbors to the north. 
There is a planned project to the south which will share the pathway and common amenity space with 
the proposed project. The proposed common amenity space has been designed to complement and 
enhance the project to the south, bringing ample light, access and landscaping to residents of both 
projects. Low fences and landscaping will provide privacy between units in the common amenity space. 
The proposed project fits within all setbacks and no adjustments are requested.
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A-6 Transition Between Residence and Street

Landscaping, stairways and patios are used to soften the transition between the street and the 
proposed structure. Ample setback is provided, allowing for extensive landscaping and keeping the 
project in line with the neighbors to the north and south. The slope and landscape transition create a 
natural buffer and lead the eye up to the project.

A-7 Residential Open Space

Using the slope and drainage requirements to the site’s advantage, bio-retention planters serve as 
terracing features, creating a common amenity space with room for landscaping and entertaining.  The 
amenity space is accessible from the street and is meant to be a quiet refuge from the busy street 
below.  The amenity space faces a planned project to the south and will require some screening with 
shrubs and short fences to denote public versus private amenity space.  Along with the bio-retention 
planters, trees will aid in creating a greenbelt that climbs up the hill between the projects.  Each unit will 
have a patio space and landscaped area which includes a tree.

A-8 Parking and Vehicle Access

Due to grading conditions of the site, parking access is not feasible from the alley.  Current access is 
proposed through an existing easement with the property to the south. The existing easement will be 
amended to meet current access easement standards.  Five parking spaces are proposed and will 
meet standard City of Seattle parking requirements.  The parking area will be a permeable paving 
system with gravel trenches between car-sized slabs of pavement to aid in drainage of the site.  If 
possible, the existing retaining rockery will be maintained to retain the alley.

B-1 Height, Bulk and Scale Compatibility

The project maintains a consistent massing with other projects along California Ave SW with three 
stories and levels that step with the topography.  Sloped roof lines are common with townhouse 
projects in the area.  The third level deck provides a unique modulation opportunity that provides visual 
interest from the street level, as well as great spaces to entertain and enjoy the view.  There will also be 
a low concrete feature wall and patio at the street level that serves as a space for addressing and 
further modulation.  The project fits within the height, setback and length requirements shared by the 
adjacent properties to the north, south and west. The project is similar in height to the single family 
house to the east and is located roughly 15’ below the house. Although the neighbor to the north is 
currently only one story tall, future development is highly likely to match the proposed project in terms 
of height, bulk and configuration.

C-4 Exterior Finish Materials

Wood lap siding and shingle siding with brick accents are prominent among residential projects along 
California Ave.  This project will use durable fiber-cement panels with galvanized metal flashing, clear 
Cedar wood siding and concrete. These materials are attractive, natural and durable, and will fit well 
within the existing neighborhood pallette.

DESIGN GUIDELINES
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D-3 Retaining Walls

Retaining walls will be used at the north and south property lines to 
maintain the existing slopes and protect all lots.  Walls will be kept as low 
as possible and stepped with the topography.  Landscaping including 
modest hedges and fencing will be used to top walls when necessary to 
enhance privacy.  Currently, no retaining walls are planned at the street 
facing facade.

D-6 Screening of Dumpsters, Utilities and Services Areas

Solid waste and recycling facilities, utilities and service areas will all be 
located in the rear of the project adjacent to the alley. Trash and recycle 
bins will have their own separate enclosure and will be pulled to the curb 
by residents on collection day. All enclosures are to be a minimum of 5’ 
tall.

E-1 Landscaping to Reinforce Design Continuity with Adjacent Sites

The project will protect and preserve all landscaping on neighboring 
properties, specifically the large trees close to the shared property lines. 
Please see the existing site conditions (survey) for locations of existing 
trees. All lighting will be shielded to protect adjacent sites from light 
pollution. The west slope of the project will be landscaped to provide 
continuity with the landscaping strip along the east side of California 
Avenue Southwest.

E-2 Landscaping to Enhance the Building and or Site

As previously described, lush landscaping will be a major feature of this 
project. A green factor goal of 0.6 has been established and is being met 
with trees, numerous shrubs and ground cover. Landscaping is used to 
enhance the common amenity space and bio-retention planters. 
Entertaining areas for residents are created around these planters with 
space for shrubs and greenery.  Please see the landscaping plan in this 
packet for detailed information.

DESIGN GUIDELINES
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LANDSCAPE GREEN FACTOR AND PLANT LIST
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NORTH ELEVATION
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FIBER CEMENT SIDING, COLOR TBD

CEDAR WOOD

VINYL WINDOWS

PAINTED DOOR
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ELEVATIONS - EAST & WEST
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CEDAR WOOD SIDING

FIBER CEMENT PANEL

METAL SIGNAGE METAL RAILING

FIBER CEMENT PANEL

CEDAR WOOD FENCEEXPOSED CONCRETE
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FIBER CEMENT SIDING, COLOR TBD

CEDAR SIDING

METAL RAILING

CONCRETE PLANTER

SOUTH ELEVATION
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ADJUSTMENTS AND DEPARTURES

There are no requested adjustments or departures 
from code requirements or design guidelines.

PROJECT SUMMARY

Lot Size - 7,485 SF
Zoning: Lowrise Residential (LR-2)
Townhouse FAR - 1.2 (Meeting standards of 
23.45.510.C)
Allowable FAR - 8,982 SF

            
LEVEL 1 TOTAL:  2,838  SF  
LEVEL 2  TOTAL:  2,894 SF 
LEVEL 3  TOTAL:  2,032 SF
TOTAL FAR:  7,764 SF

PROPOSED FAR MEETS OR EXCEEDS REQUIREMENTS OF 
SMC 23.45.510C

PROJECT SUMMARY
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