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PROPOSAL

PROJECT INFORMATION
ADDRESS: 4747 CALIFORNIA AVE SW

DPD #: 3031135
ARCHITECT: LANDSCAPE ARCHITECT:

ANKROM MOISAN ARCHITECTS KAREN KIEST LANDSCAPE ARCHITECTS
1505 5TH AVE, STE 300 M WEST JOHN ST, STE 306

SEATTLE, WA 98101 SEATTLE, WA 98119

206.576.1600 206.323.6032

CONTACT: MICHAEL WILLIS CONTACT: KAREN KIEST
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DEVELOPER:

WESTSIDE LOCAL LLC

ONE UNION SQUARE

600 UNIVERSITY ST, STE 2018
SEATTLE, WA 98101
206.623.8880

CONTACT: NICK MILLER

DEVELOPMENT OBJECTIVES

The basic program includes:

* 6 STORIES OF APARTMENTS OVER 1STORY OF RETAIL
* +/- 73 RESIDENTIAL UNITS

* +/- 45 RESIDENTIAL PARKING STALLS

* +/-5000 SF COMMERCIAL AREA AT STREET LEVEL



PROPOSAL

1. MAINTAIN THE CHARACTER
AND STREETSCAPE CONTINUITY

The design team recognizes and appreciates the historic retail
building patterns along California Avenue. In order to create

an uninterrupted one story massing to match the height of the
existing buildings at street level, the residential portion of the
building has been setback an average of 10’. The proposed design
compliments the scale of the historic storefronts, while providing
amenity space and open terrace to overlook the street activity
below.

2. BECOME AN ANCHOR

The intersection of California and Edmunds is one of the gateways
to the commercial core of West Seattle. While the project site is
not directly on the corner it will be the first tall building on the
west side of the street. The intent is to create an attractive building
massing as viewed from the South and North approach along
California, and an engaging pedestrian presence at the street level.

3. CREATE A QUALITY RETAIL EXPERIENCE

Most of the new mixed-use multi-family projects in the neighbor-
hood are designed with the retail as an empty shell for a future
undetermined tenant. This project is unusual in that the primary
retail tenant, Jack Miller of Husky Deli, is the building owner and
involved in every detail of planning and design. Husky Deli has
been serving West Seattle since 1932. The building and retail has
been designed with the goal of serving the community well into
the next century.

4747 CALIFORNIA | PROJECT #3031135
DRB RECOMMENDATION



£0G RESPONSE SUMMARY

GUIDANCE THEME BOARD GUIDANCE DESIGN RESPONSE APPLICABLE DESIGN GUIDELINE
At the EDG meeting The Board expressed strong support for a one-story retail The design team has continued to develop the preferred massing option featuring | CS2-1 Streetscape Compatibility, CS2-C-2 Mid-Block Sites, CS3-A-1 Fitting
base to match the existing development in the neighborhood. a strong one-story base to match the existing street pattern. Old and New Together, CS3-A-3 Established Neighborhoods
The Board gave guidance to provide appropriate modulation to the upper level The upper level modulation has been redesigned to be more responsive to the CS2-1 Streetscape Compatibility, CS3-I-i Facade Articulation, CS3-A-1
1 MASSING massing. street level platting pattern. The current design features balconies that are re- Fitting Old and New Together, CS3-A-3 Established Neighborhoods

cessed 2’ and project pass the face of the building 4.

The Board approved of stepping back the massing along the west facade.

The current design maintains the voluntary setbacks shown in the preferred EDG
massing option.

CS2-C-2 Mid-Block Sites, CS2-D Height, Bulk and Scale

2 STREETSCAPE

The Board encouraged setting back the base level from the sidewalk 2’ along
California.

The revised design incorporates SDOT’s recommended sidewalk setback.
The design team has provided studies as requested by the Board.

CS2-B-2 Connection to the Street, PL1-I Human Activity, PL2-Il Open
Spaces Entries

The Board gave guidance to further develop the streetscape with pedestrian
amenities.

The streetscape design has been developed to include street furniture, landscap-
ing, and bicycle parking.

PL1- | Human Activity, PL2-1l Open Spaces and Entries

The landscape architect has studied the street tree pattern of the neighborhood

DC4-D Trees, Landscape and Hardscape Materials, PL2-1l Open Spaces

& ENTRY The Board requested a study of the street tree pattern. and provided the appropriate trees in their plan. and Entries
. L . . The depth of the residential entry has been reduced from 40’ to 27’ feet. The

The Board wants the de5|g_n team to s.tudy f[he seating in t_he residential space has been designed with pedestrian and resident safety in mind. Various PL1- I Human Activity, PL2-1l Open Spaces and Entries

Plaza and how it will work in conjunction with the pedestrian streetscape. . ) ) .
uses are accommodated and defined with subtle changes in hardscape, planting,
and furniture.

The Board requested study of the alley way to make it more welcoming The alley contains all of the mechanical, utility and egress functions of the PL1- | Human Activity, PL2-1l Open Spaces and Entries, CS2-B-2

and safe for pedestrian traffic. b.undln‘g, hpwever c9n5|derat|on has been given to the retail entry with spe- Connection to the Street
cialty lighting and signage.

3 ALLEY The Board wants the Design Team to study the alley elevation and its The alley has been studied; a plan and section are provided to show the CS2-B Adjacent Sites, Streets, and Open Spaces, CS2-D-5 Respect for

relationship to the adjacent building.

relationship between the proposed building and the existing building across
the alley.

Adjacent Sites

Incorporate more lighting into the alley way.

Lighting in the alley has been provided.

DC4-C Lighting

4 MATERIALITY &
FACADE
COMPOSITION

Design Team to study high quality materials for the storefront to match the
existing historic character of the site.

The street facing facade at street level is brick with rich detailing.

The upper portion of the building is a combination of High Density FCP and FCP
panels. All materials have been selected to support the overall design concept,
and compliment the neighborhood.

CS3-A-1Fitting Old and New Together, CS3-A-3 Established
Neighborhoods, CS3-I-i Facade Articulation, CS3-I-Il Architectural Cues,
DC4-A Building Materials

The Board wants the facade to read as one cohesive element, while creating
separation between the base and the upper levels through the careful
selection of exterior materials.

The lower retail and upper residential massing are tied together with similar
proportions and color palettes. A dark inset band at Level 2 emphasizes the
separation of the upper levels from the street levels as recommended by The Board.

DC2-B-1 Facade Composition, CS3-i-i Facade Articulation

5 AMENITY AREA

The Board supports the location of the exterior roof amenity and its relationship
to the interior amenity, and provided guidance to develop it as the main amenity
area for the site.

The design team has continued to develop the amenity at Level 7. The indoor and
outdoor amenity area has been designed to take advantage of southwestern views
and creating a strong interior/exterior relationship.

DC3-A-1 Interior/Exterior Fit, DC3-B Open Space Uses and Activities

The Board suggest studying moving the common amenity area at Level 2 to the
northeast corner.

The design team has replaced the amenity space on Level 2 with a unit facing
California Avenue, and focus has been placed on the amenity space on Level 7. The
project is still exceeding the required amenity area by over 1000 sf.

DC3- B Open Space Uses and Activities

6 SOUTH FACADE

The Board wants the Design Team to study putting a mural on the south facade.

The current mural will be replaced with artwork of a similar theme. A sample
image is provided.

CS2-C-2 Mid- Block Sites, DC2-B-2 Blank Walls

4747 CALIFORNIA | PROJECT #3031135
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£0G RESPONSE - MASSING OVERVIEW

The Board supported the one-story base of the preferred massing
option. While recognizing this was contrary to the two-story base
recommended for large new development by the West Seattle
Junction Neighborhood Design Guidelines, the Board agreed the
one-story base was the most appropriate response to the strong
one-story datum line created by existing developoment north of the
site and was successful in respecting the scale and character of
the street due to the deep setback of the upper levels. The Board
also supported a one-story base as the form reflects the interior
function, where as a two-story base would not.

The base remains dominant and the upper levels are setback a
minimum of 10’ from the street lot line. The podium was raised by
three feet to better match the neighborhood context, and allow
for a potential retail mezzanine. Level two is recessed to provide
a definitive break in the upper and lower massing elements. The
Southwest corner has been carved away to transition the massing
to the lower zone across the alley, and create an outdoor amenity
terrace facing the sound and mountain views.

CS2-I-i Street Wall Scale

Reduce the scale of the street wall with well-organized commercial
and residential bays and entries, and reinforce this with placement
of street trees, drop lighting on buildings, benches and planters.

CS2-I-ii Punctuate Street Wall
Provide recessed entries and ground-related, small open spaces as
appropriate breaks in the street wall.

CS2-C-2 Mid-Block Sites

Look to the uses and scales of adjacent buildings for clues about
how to design a mid-block building. Continue a strong street-edge
and respond to datum lines of adjacent buildings at the first three
floors.

CS3-A-3 Established Neighborhoods

In existing neighborhoods with a well-defined architectural
character, site and design new structures to complement or be
compatible with the architectural style and siting patterns of
neighborhood buildings.

4747 CALIFORNIA | PROJECT #3031135
DRB RECOMMENDATION
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F0G RESPONSE - MASSING

BOARD GUIDANCE RESPONSE

The Board agreed that the massing of the upper levels should respect the established platting pattern The massing above level two has been shifted two feet to the south to create a stronger correlation

of the street and respond to the articulation of the base, and gave guidance to provide depth and between the upper and lower massing. This minor adjustment makes room for a skylight above the
breaks in the upper massing. This could potentially be accomplished by provided recessed balconies residential entry which was short on natural light. The balcony bays are inset 2’ and painted a dark color
of substantial depth. to provide the impression of receding further.

MAX STRUCTURE HEIGHT (PER SMC 23.47A.012)
7 396'-6"

’---------------------------~ ROOl:

¢ T T 11 ] 1 TN o £

LEVEL 7 $
383'-6"

LEVEL 6 $
373'-6"

LEVELS
- 363'-6" $

LEVEL 4 $
353'-6"

LEVEL3
236

~

il i : i D At LEVEL 2
| A : p2-0 P

LEVEL1.5
321'-873/128"

LEVEL 1
/ 320 P
g _ AVG. GRADE PLANE

311'-6"

MASSING AT EDG 4t 4 4 CURRENT MASSING

IMPROVED ALIGNMENT
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F0G RESPONSE - MASSING

BOARD GUIDANCE

The Board appreciated the stepped massing along the west facade
as an appropriate response to the zone transition and existing
development.

RESPONSE

The stepped massing along the west facade serves two functions.
The first, as recognized by the Board, is to respond to the zone
change by stepping down the height and scale from the 85’ zone
to the 65’ zone. The second function is to provide a significant
outdoor amenity area at Level 7 on the Southwest corner of the
building. This amenity terrace is positioned to take advantage of
the southern exposure and the mountain views to the west.

RELEVANT DESIGN GUIDELINES

CS2-C-2 Mid-Block Sites
Look to the uses and scales of adjacent buildings for clues about
how to design a mid-block building.

CS2-D-1 Existing Development and Zoning

Review the height, bulk, and scale of neighboring buildings as well
as the scale of development anticipated by zoning for the area to
determine an appropriate complement and/or transition.

CS2-D-2 Existing Site Features

For projects located at the edge of different zones, provide an
appropriate transition or complement to the adjacent zone(s).
Projects should create a step in perceived height, bulk and scale
between the anticipated development potential of the adjacent
zone and the proposed development.

4747 CALIFORNIA | PROJECT #3031135
DRB RECOMMENDATION
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t0G RESPONSE - STREET SCAPE & RESIDENTIAL ENTRY

Noting SDOT’s recommendation, the Board encouraged setting back
the base level from the sidewalk along California Ave SW to accom-
modate pedestrian and spillover retail activity but would like to see
study of setback options at the Recommendation Meeting.

The Design Team has studied two options for setting the base back
from the street-facing property line.

Option 1- A 3’ uniform setback provides additional space to the
sidewalk, but reduces the offset between the upper floors and
lower level and makes the terrace at Level 2 less significant. Overall
it would flatten out the massing along California Avenue. It is not
possible to move the upper floors toward the west, since there is

a required power line setback in the alley. In this option the entry
plaza was removed and the residential entry is aligned with the
retail entries to give it more prominence.

Option 2 Preferred - We have adopted SDOT’s 2’ setback recom-
mendation. The depth of entry plaza has been reduced from 40’ to
27’. While the 40’ entry plaza shown at EDG was too deep and hard
to program, eliminating it all together did not improve the residen-
tial entry sequence. In the proposed configuration, the plaza allows
for both retail overflow, and a residential “decompression” zone.
The reduced depth creates a balance where the space feels safe,
while providing distinct entrance for residents. Paving patterns help
designate separation of retail and residential program. A planter
identifies the end of the retail spillover area.

CS2-B-2 Connection to the Street
Identify opportunities for the project to make a strong connection
to the street and public realm.

PL1-I-i California Avenue Commercial Core

Proposed development is encouraged to set back from the front
property line to allow for more public space. Building facades
should give shape to the space of the street through arrangement
and scale of elements. Display windows should be large and open
at the street level to provide interest and encourage activity along
the sidewalk. At night, these windows should provide a secondary
source of lighting.

PL1-I-iii Recessed Entries

When a setback is not appropriate or feasible, consider maximiz-
ing street level open space with recessed entries and commercial
display windows that are open and inviting.

4747 CALIFORNIA | PROJECT #3031135
DRB RECOMMENDATION
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F0G RESPONSE - STREET SCAPE & RESIDENTIAL ENTRY

ARTWORK SHOWN AS EXAMPLE ONLY
TO BE COORDINATED WITH INTERIOR DESIGN CONCEPT

b

RETAIL TO RESIDENTIAL TRANSITION
SEATING IS REPLACED WITH PLANTER BEYOND THIS POINT

)

The Board questioned how the commercial seating and recessed .

residential entry work together and if adequate space is provided to - I
accommodate both uses. The Board asked the applicant to further e
study and demonstrate how the area will function at the Recom- . ] /
mendation meeting. . = = i f
= S .
== A AN
=i [

The entry plaza has been redesigned. In addition to reducing
the depth from 40’ to 27’ The design team has added a curved | " i Al
corner to help ease the flow from plaza to sidewalk. With this . = 1 s L
added change, there is more than enough room to accommodate ; — ——biF -
retail overflow seating and residential foot-traffic. Paving pattern ] ik 1 i
and overhead lighting help delineate program uses. A brick pilaster L — .
helps mark the transition to the more residential end of the entry i ’»
plaza. The addition of a planter prevents loitering in this area. In the — 0 k ]
front part of the entry plaza the curving of the building allows for oy v A f
a gradual transition to the sidewalk. As the plaza begins to widen, | ) \ |
space is made for additional retail seating. 4 s

PL1-1-i California Avenue Commercial Core
Proposed development is encouraged to set back from the front
property line to allow for more public space. Building facades

should give shape to the space of the street through arrangement | e 5 : = \ . - A
and scale of elements. Display windows should be large and open ] ! LI o ks | 4 /

at the street level to provide interest and encourage activity along e gl - [ —_— — N { " / |
the sidewalk. At night, these windows should provide a secondary | T il i % J — : . " " * ,..'_1
source of lighting. : =alil J ¥

i ¥,
PL1-I-iii Recessed Entries ' Il . Y — tm— = il "“ % ?
When a setback is not appropriate or feasible, consider maximiz- | 2 = -~ F TN
ing street level open space with recessed entries and commercial i — — 5\ 55
display windows that are open and inviting. I I ' - ) i |
i —
4 A
i —_
- rl-_ R —
PAVING SIMILAR TO SIDEWALK INDICATES RETAIL SPILLOVER AREA SPECIAL PAVING INDICATES RESIDENTIAL ENTRY FRENCH DRAIN

ENTRY PAVING ALIGNS WITH CANOPY ABOVE

14 4747 CALIFORNIA | PROJECT #3031135
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LOBBY FEATURE WALL VISIBLE FROM STREET

CONTINUOUS CANOPY CREATES
CONNECTION FROM STREET TO LOBBY

mmmmMW1mmmm

[imy;

SKYLIGHT LETS LIGHT INTO LOBBY

i
3

.-_
T -

=]

e

i e e 3 T

F0G RESPONSE - STREET SCAPE & RESIDENTIAL ENTRY

AL
tﬁ|!!!5531

The Board gave guidance to further develop the streetscape with
pedestrian amenities including street furniture, landscaping and
bicycle facilities. Studies of the streetscape should be provided at
the Recommendation meeting.

The Board also requested study of the street tree pattern and
questioned whether an additional street tree should be provided
across from the residential entry to maintain the established rhythm.

The design team studied the streetscape amenities and now is
using a plank paver underneath the lobby canopy to establish the
residential entry and create a finer-grain of interest. The linear
pattern of the pavers picks up on the rhythm of the canopy roof.
The art wall defines the space opposite the retail windows, while
below the windows rounded temporary seating creates a playful
character complimenting the curve of the retail windows. Within
the ROW, the project frontage will match the established patterns
of California Avenue, with treewells and standard sidewalk. The
project is providing one new tree (Hungarian Oak) in addition to
the existing Bradford Pears.

PL2-11-i Street Amenities

Streetscape amenities mark the entry and serve as wayfinding
devices in announcing to visitors their arrival in the commercial
district. Consider incorporating the following treatments to accom-
plish this goal:

a. pedestrian scale sidewalk lighting

c. planters

d. seating

DC4-D-1 Choice of Plant Materials
Reinforce the overall architectural and open space design concepts
through the selection of landscape materials.

DC4-D-2 Hardscape Materials

Use exterior courtyards, plazas, and other hard surfaced areas as an
opportunity to add color, texture, and/or pattern and enliven public
areas through the use of distinctive and durable paving materials.
Use permeable materials wherever possible.

DC4-D-3 Long Range Planning

Select plants that upon maturity will be of appropriate size, scale,
and shape to contribute to the site as intended.

4747 CALIFORNIA | PROJECT #3031135
DRB RECOMMENDATION
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ALLEY

BOARD GUIDANCE

The Board noted the amount of pedestrian traffic in the alley and
precedent for alley entires and gave guidance to develop a welcom-
ing pedestrian entry from the alley

= i

The Board requested further study of the alley elevation and
relationship with the adjacent structure. At the recommendation
meeting the Board would like to review a detailed section drawing
though the alley.

i

"

The Board provided guidance to design the alley facade with safety
in mind and incorporate lighting.

RESPONSE

The alley is the main service, utility and emergency egress access
for this building, it is also a primary pedestrian entry. The design
team has integrated the technical requirements while providing an
improved retail entry.

Riitiii/4

="

Careful consideration was given to the parking entry location to
make sure it was not directly aligned with the neighboring parking .
entry. An alley plan and section have been provided, see opposite VIEW OF NW CORNER VIEW OF SW CORNER
page.

Lighting and signage have been added to create a safe and wel-
coming environment. The design team is working with SPU to get
waste storage off the alley.

10-0"

RELEVANT DESIGN GUIDELINES

PL2-11-ii Pedestrian-Enhanced Storefronts
Pedestrian Enhancements should especially be considered in the
street frontage where a building sets back from the sidewalk.

11 -5

CS2-D-5. Respect for Adjacent Sites
Respect adjacent properties with design and site planning to mini-
mize disrupting the privacy of residents in adjacent buildings.

TRANSFORMER EXHALUST
REQUIRES 10’ CLEARANCE FROM ALL OPENINGS

DC4-C-1 Functions

Use lighting both to increase site safety in all locations used by
pedestrians and to highlight architectural or landscape details and
features such as entries, signs, canopies, plantings, and art.

10-0

20-0

DC4-C-2 Avoiding Glare

Design project lighting based upon the uses on and off site, taking
care to provide illumination to serve building needs while avoiding
off-site night glare and light pollution.

PARKING PARKING EGRESS WASTE GAS RETAIL PULLING GARAGE EGRESS
EXIT ENTRANCE STAGING & METER ENTRACE VALULT EXHAUST
STORAGE ACCESS

4747 CALIFORNIA | PROJECT #3031135
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ALLEY - RELATIONSHIP WITH NEIGHBOR
L l (| PROPERTY LINE

. Lz =
_____ 7 RESIDENTIALLOBBY 7~ 7 T —

{ PARONG

L

i
|
|

|

2 STORY BUILDING

l EXIT
g PARKING |
l ENTRY!
.

RETAIL 1

N 20'-0" 1935 SF
ALLEY =} ]
KITCHEN

. |
. |

{PARK\NG: |

PODIUM l e Y
! | - iﬂﬂw\a"eg
N N S -
TOWER l : ; =
l ! =] =] 2054 5F ! @
| g g pp—— 1 —
l_ =

CALIFORNI
A AVE SW

T _ T T L

OUTLINE OF APARTMENTS ABOVE

T

|
|
I
!
l
[
!
l
[
I
l
[
I
l
I
|
l

| _:__l
I
_i_l—
BN

{ APARING

ALLEY PLAN

EXISTING
PARKING
LOT

RESIDENTIAL BUILDING ACROSS ALLEY

The proposed building design is sensitive to the neighborhing
building acrross the alley to the west. Parking entrances have been
off-set. Waste is stored on-site until staged for pick up.
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SOUTH FAGADE

The Board expressed concern with the blank wall condition at the
south facade and requested an artful architectural treatment such as
a mural.

The existing mural was painted in 1989 as part of a group of murals
throughout West Seattle. The owners would like to replace it with a
mural with a similar streetscape theme.

CS2-C-2 Mid-Block Sites: Look to the uses and scales of adjacent
buildings for clues about how to design a mid-block building.
Continue a strong street-edge and respond to datum lines of
adjacent buildings at the first three floors.

DC2-B-2 Blank Walls: Avoid large blank walls along visible facades
wherever possible. Where expanses of blank walls, retaining walls,
or garage facades are unavoidable, include uses or design treat-
ments at the street level that have human scale and are designed
for pedestrians.
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AMENITY AREA - LEVEL ?

Opposite Page: The Board supported the location of the roof deck
amenity area at the southwest corner of Level 7. The Board also
supported the relationship of the roof deck to the interior amenity
area and provided guidance to develop it as the main amenity
area for the site, continue to emphasize the interior to exterior
connection and maximize views.

This page: The Board questioned whether the corner common
amenity at Level 2 would be more appropriately located at the
northeast corner and requested further study be provided at the
Recommendation Meeting.

Opposite Page: The indoor and outdoor amenity spaces at Level
7 have continued to evolve with emphasis placed on taking
advantage of southwestern views, and creating a strong interior/
exterior connection. The outdoor amenity area will feature
planting, furniture and two outdoor cooking areas.

This Page: At EDG the amenity space at Level 2 was located at
the southeast corner. Since EDG, this amenity space has been
replaced with a unit facing California Avenue, and focus has been
placed on the amenity at Level 7. The project is still exceeding the
required amenity area by over 1000 sf.

DC3-A-1 Interior/Exterior Fit

Develop an open space concept in conjunction with the
architectural concept to ensure that interior and exterior spaces
relate well to each other and support the functions of the
development.

DC3-B-1Meeting User Needs

Plan the size, uses, activities, and features of each open space
to meet the needs of expected users, ensuring each space has a
purpose and function.

DC3-B-2 Matching Uses to Conditions

Respond to changing environmental conditions such as seasonal
and daily light and weather shifts through open space design and/
or programming of open space activities.

DC3-B-4 Multifamily Open Space
Design common and private open spaces in multifamily projects

for use by all residents to encourage physical activity and social
interaction.
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MATERIALITY AND FAGADE COMPOSITION




.

CE CREAM

DESIGN FEATURES
OF INTEREST:

HIGH CONTRAST
WOOD ELEMENTS
HALF TIMBER
HORIZONTAL BANDING
CHEERFUL
VEGETATION
COMMUNAL SEATING
UNIQUE CHANDELIER

[ TRANSPARENT STOREFRONT 38
CENTRAL SERVICE COUNTERS -_.

DESIGN FEATURES
OF INTEREST:

HIGH CONTRAST
HORIZONTAL BANDING
WOOD ELEMENTS
LARGE GLAZING
CLEAN LINES
BALCONIES

MATERIALITY AND FAGADE COMPOSITION
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MATERIALITY & FAGADE COMPOSITION

The Board gave guidance to use high quality, durable materials
which respond to the existing historic character of the commercial
core.

Materials should emphasize the separation of the base and upper
levels, but the overall articulation of the two massing volumes
should read as a cohesive facade.

The proposed material palette is based on the concept inspiration
from the current home of the Husky Deli store. The design team
has borrowed elements from the playful, Pan-European themed
interiors and translated them into a contemporary expression. The
intent is to provide a high quality elegant building that is clearly
modern, yet fits the context of the neighborhood and honors the
spirit of its most important tenant.

The high contrast color selection and diagonal open joints in the
high-density fiber cement panels (Swiss Pearl or equivalent) are
a subtle nod to the half-timbered style. Wood elements inspired
by the store interiors are introduced at the balcony soffits and
residential entry canopy.

The street-level features highly-detailed brick work, and operable
storefront to engage customers and pedestrians. The high
contrast palette is extended to the base of the building to read as
a cohesive facade, while dark fiber cement panels help reinforce
the major massing moves, recessed bays, and recess at Level 2.
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MATERIALITY AND FAGADE COMPOSITION

(D BricK (2) cMU WITH SKIM COAT (3) swissPEARL (@) HARDIE PANEL A WHITE B GRAY C  DARK GRAY

(8) “wooD” cANOPY (@) ALUMINUM STOREFRONT VINYL WINDOW “WOOD” PARTITIONS
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MATERIALITY & FAGADE COMPOSITION

The facade facing Californig Avenue is designed for maximum 2y ’ . | RESIDENTIAL UNIT
street engagement at multiple levels: |

+ Street-facing balconies enliven California Ave and provide the Y /)
perfect perch for watching the annual Hi-Yu Parade. A I

* The recess at Level 2 provides a generous terrace with room i
for planting at the street edge and ample room for seating.

* High quality materials are used at every level of the California
Avenue facade.

e N -
* Under-canopy lighting and blade signs draw pedestrians down : ﬁ- L, e i
the street. e~ - s f : .

CE
. . T ; : ) S H 5 RESIDENTIAL UNIT
* The design team carefully studied the sill height of the gt r. e 1) g ] |
: s
K
Y

storefront windows at the retail level. Neighborhood examples |
of floor-to-ceiling glass at the street level have not been e
successful. A counter height sill allows Husky Deli customers - 5 4
to occupy the edge of the store as they do currently, while a ¢ E
brick curb wall provides a comfortable backdrop for sidewalk :"

seating.

* Double-hung windows in the storefront allow the store to
transform during the warmer months, and provide an active
indoor/outdoor connection.

* The introduction of a walk-up ice-cream counter will help
activate the street, and allow Husky Deli to continue ice-cream
sales well into the evening after the main store has closed. This
will be especially popular on long summer evenings.

» Seasonal furniture will accommodate customers and allow
flexibility in seating groups.

.\_
L
T Ty

SN -

Current Husky Deli Storefront

RETAIL LAYOUT SHOWN AS EXAMPLE ONLY
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MATERIALITY AND FAGADE COMPOSITION
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A variety of brick pilaster colors
and styles can be found through-
out the neighborhood.
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SIGNAGE

B: ORIGINAL HUSKY DELI SIGN!

A: BLADE SIGNS

C: BACK LIT CUT METAL SIGN D: PAINTED GLASS SIGN

TTYTTEETE T
Bl

T 11110 ¢,
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- . GRAEEEE
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SIGNAGE

TRAMSFORMER EXHAUST .

'Il.':_l"-ﬂ"

| #
B = 10'-3"

-
PARKING PARKING EGRESS WASTE GAS RETAIL PULLING GARAGE EGRESS
EXIT ENTRANCE STAGING & METER ENTRACE VAULT EXHAUST
STORAGE ACCESS
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LIGHTING

A PENNANT LIGHT
FINAL SELECTION TO BE COORDINATED WITH INTERIOR DESIGN

B: RECESSED CAN LIGHT
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C: GOOSE NECK WALL LAMP

Proposed Lighting Strategy
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VENTING STRATEGY PLAN @
The design team has made a special effort to reduce or eliminate

visible venting from the primary facades. The diagram below shows
the venting scheme for the typical residential floors.
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ELEVATIONS - EAST [CALIFORNIA AVENUE)
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FLEVATIONS - WEST (ALLEY)
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CONTEXT ANALYSIS

WEST SEATTLE NEIGHBORHOOD MAP

The project site is located in NC3P-85 Zone within the West Seattle B
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ZONING SUMMARY

SMC 23.47A.004 Permitted Uses

* Mix-use, Residential, Live-work, Office, Commercial

SMC 23.47A.005 Street Level Uses

In all NC and C zones residential uses may occupy in the aggregate
no more than 20% of the street level street facing facade in the
following locations:

* |n a pedestrian designated zone, facing a designated principal
pedestrian street

*  Within a zone that has a height limit of 85 feet or higher.

*  Along designated principal pedestrian streets, one or more of
following uses are required along 80 percent of street-level,
street-facing fagade in accordance with standards provided in
subsection 23.47A.008.C.

SMC 23.47A.008 Blank Facades

*  Blank Segments max. 20’ in length between 2ft and 8ft above
sidewalk.

*  Total of all blank facades shall not exceed 40% of the width of
the facade along the street

SMC 23.47A.008 Transparency

*  60% of the street facade between 2’ and 8 above the sidewalk
shall be transparent. For purposes of calculating 60 percent
of a structure's street-facing facade, the width of a driveway
at street level, not to exceed 22 feet, may be subtracted from
the width of the street-facing facade if the access cannot be
provided from an alley or from a street that is not a designated
principal pedestrian street.

SMC 23.47A.008 Depth Provisions:

Non-residential uses shall extend an average depth of at least 30
feet and a minimum depth of 15 feet from the street-level street-
facing facade.

SMC 23.47A.008 Street Level Height:

Height provisions for new structures or new additions to existing
structures. Non-residential uses at street level shall have a floor-to-
floor height of at least 13 feet.
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SMC 23.47A.008 Overhead weather protection:

* Continuous overhead weather protection required along at least
60 percent of the street frontage of a structure on a principal
pedestrian street

* Covered area shall have a min. width of 6 feet

* Overhead weather protection must be provided over sidewalk
or walking area within 10 feet immediately adjacent to sidewalk.
When provided adjacent to sidewalk, covered walking area must
be at same grade or within 18 inches of sidewalk grade and meet
Washington state requirements for barrier-free access.

* Lower edge of overhead weather protection shall be min. 8 feet
and max. of 12 feet above the sidewalk for projections extending
a maximum of 6 feet. For projections extending more than 6 feet
from the structure, the lower edge of the weather protection shall
be a min. of 10 feet and a max. of 15 feet above the sidewalk.

* Adequate lighting for pedestrians shall be provided. Lighting
may be located on facade of the building or on overhead weather
protection.

SMC 23.47A.012 Structure Height
Height Limit: 85’
Additional Building Height Information:

° 85-0” + 4’-0” for parapets, open railing, planters, skylights,
clerestories

e 85-0” + 7’-0” for solar collectors with unlimited coverage
* 85 +16’ for stair and elevator penthouses
* 85-0” +15-0” for solar collectors and mechanical equipment

* Provided roof features do not exceed 20% of roof area, or 25%
with stair/penthouses and mechanical equipment

SMC 23.47A.013 Floor Area Ratio

* 45 Single use max FAR

* 6 Combined use max FAR

* The following gross area is not counted toward maximum FAR:
- All underground stories or portions of stories;

- All portions of a story that extend no more than 4 feet
above existing or finished grade, whichever is lower, excluding access;

SMC 23.47.014 Setback Requirements
* Front: No
* Rear:No
* Sides: No

* Powerline Setbacks: None

* Setback requirement for loading adjacent to an alley. Where
access to a loading berth is from the alley, and truck loading is
parallel to the alley, a setback of 12’ is required for the loading
berth, measured from the centerline of the alley. This setback
must be maintained up to a height of 12 feet.

SMC 23.47.016 Landscaping Standards

Green Factor Score of .5 or greater is required

SMC 23.47.024 Amenity Area

* Amenity space equivalent to 5% of the res. gross area shall be
provided, no more than 50% of which shall be enclosed. See
section for additional requirements

* All residents shall have access to at least one common or private
amenity area

* Amenity areas shall not be enclosed

*  Common amenity areas shall have a min. horizontal dimension
of 10 feet and min. 250 sf.

* Private balconies and decks shall have a min. 60 sf and no
horizontal dimension less than 6’.

* Rooftop areas excluded near communication utilities, parking
and driveways excluded

SMC 23.54.015 Required parking

Parking not required if lot is within an Urban Village.

SMC 23.54.035 Loading Berth Requirements

Each loading berth shall be not less than ten (10) feet in width and
shall provide not less than fourteen (14) feet vertical clearance.

° 35’ can be reduced to 25’ if the director can determine that the
vehicles will not extend the property line because of site design.

SMC 23.54.015 Bicycle Parking:

Residential: One space per four units

SMC 23.54.040 Waste & Recyclable Materials

Residential: > 100 units = 575 sf + 4 sf for each additional unit above
50

*  For 51-100 units = 375 SF +4SF for each additional unit above 50

*  For development with more than 100 dwelling units, the required
minimum area for storage space may be reduced by 15 percent,
if the area provided as storage space has a minimum horizontal
dimension of 20 feet.

For developments with nine dwelling units or more, the minimum
horizontal dimension of required storage space is 12 feet;

If located outdoors, the storage space shall be screened from
public view and designed to minimize light and glare impacts.

For larger than 2 cubic yard containers and all compacted refuse;
direct access shall be provided from the street, min. 10’ access
route, 21" overhead clearance if accessed through the structure



ZONING SUMMARY

MAXIMUM ZONING ENVELOPE

15" ADDITIONAL HEIGHT ALLOWED FOR
VARIOUS ELEMENTS

TOTAL COVERAGE MAY NOT EXCEED
25% OF ROOF AREA

SMC. 2347A.012

85" MAX HEIGHT
FROM AVERAGE GRADE PLANE
MEASURED PER

SMC 123.86.006
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SITE ANALYSIS

TRANSPORTATION & STREET
CHARACTERISTICS
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SUN PATH SITE VIEWS

SW ALASKA ST SW ALASKA ST

SW EDMUNDS ST

/| |I.IIIIIG)

CALIFORNIA AVE SW
CALIFORNIA AVE SW

SW EDMUNDS ST

PUGET SOUND

. 21 JUNE 2018: SUNRISE 5:12 AM. SUNSET 9:11PM

. 22 DECEMBER 2018: SUNRISE 7:55 AM, SUNSET 4:21PM

IICD

SITE ANALYSIS

SITE VIEWS & SUN PATH

Site analysis has helped shape the three massing options
presented in this book. Solar orientation, and view corridors
have been carefully considered and balanced when planning for
building amenity locations, and outdoor terraces.

The preferred concept takes advantage of mountain & sound
views, while also making strong visual connections to California
Ave. Amenity spaces and terraces are well positioned to receive
as much solar exposure as possible.
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SURROUNDING USES
NEIGHBORHOOD GATEWAYS
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SURROUNDING USES

SURROUNDING USES
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4.0 CONTEXT ANALYSIS

EASY STREET RECORDS JUNCTION PLAZA PARK HUSKY DELI BAKERY NOUVEAU TALARICO'S PIZZERIA NORTHWEST ART & FRAME

i

JUNCTION 47 APARTMENTS FARMERS MARKET W. SEATTLE GOLF COURSE

SUMMER FEST
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4.0 CONTEXT ANALYSIS
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4.0 CONTEXT ANALYSIS
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4.0 CONTEXT ANALYSIS
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SW EDMUNDS ST

4.0 CONTEXT ANALYSIS

CALIFORNIA AVENUE FACING WEST
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0.0 SITE RESEARCH & OBSERVATIONS

The sidewalks in the junction are narrow. To compensate many
retail entries are setback from the sidewalk. This helps with
pedestrian flow, and provides great window display space for
the shops.

FLEURT COELECTIVE |

HOIE CF

INSIDE WLLD
w gt e
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0.0 SITE RESEARCH & OBSERVATIONS

BACK ALLEY ENTRIES

The West Seattle Junction has a unique tradition of alley
entrances. They are often considered the second front door, with
as many as 50% of customers entering the retail and restaurants
from the alley. Despite this fact, the alley is still used for deliveries
and waste pick up. While the entries are marked with signage,
they are simple entrances, and the alley facade design is primarily
utilitarian with minimal transparency.
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A _
[ W NS Sat - R ’
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6.0 EXISTING SITE CONDITIONS
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EXISTING BUILDINGS
\/O«'\Q’

EXISTING BUILDINGS TO BE DEMOLISHED

CALIFORNIA AVE SW

TRUE

6.0 EXISTING SITE CONDITIONS

PARCEL NO. 1495300085

LOTS 17, 18 AND 19, BLOCK 1, CENTRAL PARK
ADDITION TO WEST SEATTLE, ACCORDING TO THE
PLAT THEREOF RECORDED IN VOLUME 14 OF
PLATS, PAGE 5, IN KING COUNTY, WASHINGTON;

SITUATE IN THE CITY OF SEATTLE, COUNTY OF
KING, STATE OF WASHINGTON.

PARCEL NO. 1495300100

LOT 20 IN BLOCK 1 OF CENTRAL PARK ADDITION
TO WEST SEATTLE, AS PER PLAT RECORDED IN
VOLUME 14 OF PLATS, PAGE 5, RECORDS OF KING
COUNTY AUDITOR,;

SITUATE IN THE CITY OF SEATTLE, COUNTY OF
KING, STATE OF WASHINGTON.
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BY JACK MILLER

It’s been more than three months since the news broke about our plan to build a new building so that we can move Husky Deli four doors
south in the West Seattle Junction. Since then, I’'ve been truly honored to hear so many positive reactions. It’s also been a good chance
to hear the questions people have about the project. | hope this little article will provide some answers and perspective for anyone who is
interested.

Our goal, of course, is to keep Husky Deli going in the Junction and to give the next generations of our family a chance to shape it in their
own image and make it a success.

Many people know that Husky has been around since 1932, when my grandfather, Herman Miller, bought a tiny grocery store called
Edgewood Farms that operated in what is now the card section of Northwest Art & Frame. Right away, he put in an ice-cream machine in
the front window, and then a soda fountain. Fresh-sliced meats and cheeses soon followed, and by the end of World War Il, my dad, John,
and my uncles had turned it into a full-fledged deli.

My dad moved Husky two doors north to our present location in 1969, three years after | started working here. In 1975, when he had a
heart attack, | left college to fill in, and I've been here ever since. Just like society, Husky has evolved, and now we focus on ready-made
convenience foods while still keeping the traditional deli, ice cream and specialty items. My kids have lived through all this and are grown
up now, Kate (and husband Tom), John, and Tony - run a lot of the business day to day. Just like me, they love Husky, they love the Junc-
tion, and they’re the future.

But the future isn’t the exact footprint where we are now. Anyone who comes into Husky knows that we still look a lot like 1969 and that
the structure needs some basic work, from the cramped restrooms to the up-and-down flooring to everything in between. My brother,
Joe, who owns the building, has no plan to develop it anytime soon, and with the new Seattle minimum wage and other increasing costs,
and being a small business we will be unable to shut down our business for an extended period of time to remodel. At the same time, we
all agree that we need the ability to serve the ever-growing West Seattle population by updating and streamlining the Husky.

To make that happen, we are looking to move four doors south to where Sleepers furniture store and Bikram Yoga (which some of you
remember was Junction Feed & Seed) are located. Those two buildings have a lot of the same big challenges that the current Husky
building has. The buildings are in bad shape from top to bottom, and they are not landmark historical buildings worth saving.

So our plan is to start anew. The only way we see for us to put together enough capital for my children to create the Husky of the future
and to stay in the Junction is to tear down these two buildings and construct a taller one on that combined site, with apartments on the
top to help pay for the new Husky down below.

On first thought, this plan might not sound like something that would reflect the Junction’s low-scale character. We all have seen other
tall buildings recently go in and start to create the feeling of a narrow corridor. That’s not what | want to create, and | don’t think it’s what
most people want in the Junction. We think it’s important to keep, as much as possible, the feeling of our small-town, downtown West
Seattle. So we want to create something different that really focuses on the Husky’s shop space instead of the upper levels.

The apartments above the store are set back to minimize the visual impact along California Avenue, and retain the historical retail store-
front height. The project will contain a commercial kitchen and ice cream plant so we can continue to prepare our own food and make ice
cream on site. (And yes, we will make sure that the beautiful Eric Grohe mural on the south side of the yoga building gets either repro-
duced or replaced with and updated mural on our new structure.)

We have been talking with the Junction Neighborhood Organization (JuNO) about our plan, and they want us to put together a building
that sets a good example for future new buildings on that side of the Junction. That makes perfect sense to me. We are planning some-
thing with good neighborhood qualities and hopefully anything built after us will follow suit.

My biggest concern is that Husky will continue on in our family and serve the overall family of West Seattle - that we can maintain the
traditions started by my grandfather 86 years ago, that we can update everything but still keep it cool, and that my kids can have the
chance to feel like it’s theirs, too, so that they will put their heart and soul into it.

LETTER FROM THE OWNER

The Junction is all about heart and soul. It’s about actively local ownership, where you can meet the people who own and run the stores,
where there’s an active business association that puts on really good activities, and easy transit (even light rail, which will come sooner
than we think). It’s also about the common feeling that it’s our main neighborhood business district - the hub of our small town in the big
city.

Throughout West Seattle, a lot of older folks who have lived here forever have sold their homes for huge amounts of money to younger
families who moved in from all over the country. They were not originally West Seattle kids, but they really want to embrace West Seattle,
and the character of the Junction, and want to be a part of it.

All of that sort of seeped into me as | grew up. My dad wanted us at Husky all the time. Even if we were running around in the backroom,
he wanted us close-by. We helped make ice cream in the middle of the night. He had us running back and forth with ice-cream scoopers
getting people cones because he wanted us active in it all.

We are blessed in the fact that we have been here long enough that we are a big part of the community.
When we move a few doors down the street, it might be a new building, but it’s going to be the same people. It's become a huge comfort
zone for me, being in West Seattle with all these people that we know. | know my kids agree, and | trust that West Seattle will feel the

Same way.

Thanks for reading this. If you have any questions or comments about our project, | would love to hear from you. Drop in the store and
say hi anytime.
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COMMUNITY ENGAGEMENT

The West Seattle Blog has become the de facto community forum for the neighborhood. Whether it’s checking in on breaking news, or WS4LIFE - JUNE 3, 2018 (8:21 AM)
finding out about the latest restaurant opening, the blog is the place West Seattle goes for trusted local reporting and discussion. On
June 2nd Jack Miller of Husky Deli, published his essay on the Blog. From the nearly 100 comments, we have complied and responded to

a range of them here touching on the most common themes. We all wish the Miller family the best with their new venture. Please consider adding parking for the new

apartment units as there is less and less for all the customers who shop at The Junction. Jack can set the

< REPLY

example for future projects by adding parking, which none of the new apartments seem to have done. It
seems irresponsible to not add parking spaces even if you think that less people have cars now than before,
E - JUNE 2, 2018 (10:52 PM) REPLY
t < the city is trying to reduce the amount of cars on the streets with higher tag prices but it is not working and
While | have not liked many of the new builds in & around the junction- | am 100% behind this project & am it will not work. People love to drive their cars and they need spaces to park. So do our customers, who will

looking forward to replacing those 2 ugly buildings  said my goodbyes to Feed & Seed & Wigwam decades be competing with new tenants for the limited spaces that are available.Thanks from all the other business

ago) & seeing a new space for Husky Deli. Thanks To Jack & the entire Miller family for your continued owners, workers, and residents in The Junction!
commitment to West Seattle & the Junction. To the poster who commented that Jack is doing what's best
for his family- yes & hopefully it will mean many many more years of Husky Deli - but | whole heartedly

believe it's also best for the junction- this from a 70 year old lifelong West Seattleite,
TH - JUNE 3, 2013 (7:18 AM] C REPLY

| just reviewed the conceptual “massing” document. Of the three concepts, only the first two provide on-
TH - JUNE 2. 2018 (11:05 PM) C REPLY site parking stalls. The third (preferred) concept provides none. | doubt this is an oversight. Off-site parking
from existing developments is already a problem in surrounding residential areas. Sadly, this will do nothing
As much as we dislike change, Husky Deli is a business, not a charitable organization. People are allowed to to lessen that impact.
sell or rebuild/develop their private property. Other people will apparently have an opportunity for input

on design aspects (unlike most, if not all single-family new houses), and a setback for upper floors is a nice
concession to street-level aesthetics. IN RESPONSE TO WSALIFE & TH:

The quantity of parking is similar in all three options. There will be at least 45 on-site parking stalls for each of the three concepts.

- JUNE 2, 2018 (10:40 PM) C REPLY

5o excited for Jack and the entire Husky family. Updating and thinking of the future is a responsible
decision. I'm a West Seattle lifer, not a transplant, and | love the changes that have come to our

community. Congratulations.
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COMMUNITY ENGAGEMENT

5 - JUNE 3, 2018 (9:10 AM) C REPLY
I - JUNE 3, 2018 (9:09 AM) C REPLY -

While, yes, Husky is a business and Mr. Miller needs to do what is necessary to help his family-| feel like he
fully understands what is and what was wrong about the 7 stories. Alarge setback on the top floors would
definitely help make the street not feel like narrow and shady valley. | hope the apartments won't go too. |
understand we're not a small big city anymore, we are becoming a proper big city; and with that comes

inevitable change. But I'm so glad that one of the new developers (Mr. Miller) understands. Frankly, those

The Junction has totally gained it appeal since the dead zone it was in the 80s with its scarce dining
choices, closed storefronts, and general feel of decline. The build-up of housing (which led to restaurants
new businesses & services), in the last decade has had enormous affects, putting THE JUNCTION on the
map.l consider the complaints about dark canyon corridors caused by new buildings without real merit
as California Ave runs north and south and this is Seattle renown for grey diffuse skies and shadowless
days.l do not view West Seattle's established architecture as anything to brag about. There arevirtually

no visually iconic commercial buildings here. Sure, there are the old brick structures and storefronts

(where Sleepers and Bikram have been housed) were never the most attractive of buildings, and it's

possible the replacement buildings will be more handsome.

with period detail, but you must take a micro view to discover the few gems (and beware that many of

our old buildings are unreinforced masonry that have not been seismicly upgraded like Los Angeles and
San Francisco require). While conceding not one of the new commercial buildings is destined to become IN RESPONSE TO ROSE TINT, RICO MALONEY, JORDAN, S:

iconic either, at least they have re-vitalized West Seattle Junction.| We are excited for this project as welll Our team includes a number of life-long West Seattle residents, and we are dedicated to continu-
ing the vibrancy of California Avenue.

-JUNE 4, 2015 {9:54 AM) C REPLY

A true cornerstone business for decades, Husky has needed a facelift for a long time. | admire the planto
have a seamless move, and keeping it in the family feels great. Looking forward, frankly, to additional
upgrades in the California Ave. business district. Most of the structures are outdated and don't constitute

the best use of the land. Thisis a bold move we will watch with great interest.

AN - JUNE 3, 2018 {8:50 PM]  REPLY

| grabbed dinner , some ice cream and a gallon of milk at Husky Deli last night. The place was packed and
the layout really doesn't work for them anymore. To hear they're going to build a new location is awesome
news. | for one like the retail on the street and apartments above, especially in the junction where people
can get everything they need within a couple of blocks. | actually trust a life long WS family to do.it right

and as they suggest, set the bar for those that follow. Best of luck in the new space, | can hardly wait.
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COMMUNITY ENGAGEMENT

E - JUNE 2, 2018 (11:40 PM]} & REPLY

I'm a transplant from a whilst back, but have known Jack and his family for 2 decades now. His wish to
retain the good whilst accommodating the inevitable future for his family and our community should stand
as a beacon for the future. | don't like buildings that block sunlight, but it's going to happen due to past
decrees from past City leaders. To retain Husky Deli as a part of the future is a huge win, and | wish the
next generation the best of luck in moving ahead with the new foundation Jack is building for them. The
chapter after this next will be their’s to tell. | hope it is one of community contributions and so many good

memaories that Jack has provided so many of us. For all of that, | thank thee Jack.

- JUNE 2, 2018 (10:09 PM) C REPLY

| appreciate the open letter, John is doing first and foremost doing what is best for his family, | dislike 7
stories and the shadow it creates, but huskies will do what they need to do to make it profitable. Bottom
line the junction and west seattle has lost the small community vibe, it is a concrete jungle with ugly
architecture and developers who care nothing about the community and would never want rugs crap in
their neighborhood politicians who create hostile business environment and could care less about the
middle class homeowner. Very sad for those of us who have called this community home for generations,
never believe that change equates progress, it certainly hasn't been the case for west seattle and mr miller

is cashing in on the current situation, its best for him and his family

-JUNE 3, 2018 (2:40 AM) C REPLY

1 understand all his reasons to make the proposed change. | just hate the 7 stories that are planned. Like
many others who live here, | love the low buildings and historic look of many, and the “small town” feel of

the Junction. Let’s not completely lose it. | would welcome a 4-story building, but that’s not likely to happen

in this world. Sad.
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5 - JUNE 3. 2018 {2:04 PM) C REPLY

Joan, | feel the same way.

| wish instead of a mix of single and 7 story buildings it was more of a standard 3-5 stories for each
building.

The number of units would be the same and it wouldn't have that towering feel that so many people are

worried about.

IN RESPONSE TO WSEATTLITE, ABCGIRL, JOAN & HEARTLESS:

While the proposed building is 7 stories, the design team has gone to great lengths to retain the “small community vibe”. In the preferred
option the upper residential portion of the building is set toward the alley away from California Street to minimize shadows, and
emphasize the continuous one-story height at street level. West Seattle is changing, but you may find comfort in the fact that the owners,
development team, and designer are all longtime West Seattle residents, and care deeply about making a contribution, that honors our
neighborhood history, and can take us into the next generation.



COMMUNITY ENGAGEMENT

- JUNE 3, 2018 (8:03 PM} C REPLY

| understand that it's not going to be possible to keep the old one story layout. | also hope that the new
plan might include a few parking spots so a disabled person can park and buy a cone.However | wish that
the replacement building has more than a setback to create character. Large blank panels of synthetics are
going to be as grim and boring here as they are everywhere else. Is it possible to put some ornamentation
on the building; a frieze of ice cream cones in all the flavors or some decorative lighting would help a lot

without a lot of cost.

CID - JUNME 3. 2018 (7:48 AM]) & REFLY

| appreciate the vision to keep the “feel” of the Junction in tact while doing a needed update. The materials
used (hopefully brick) will keep some of the character. Hate to lose the mural. Glad there has been efforts

(like on Starbucks and Post Office) to preserve the others.

IN RESPONSE TO NICK NUSSBAUM & CID:

The Early Design Guidance meeting is for massing only which is why the images of the building appear stark. The design team will work
closely in the next phase of the project to pick exterior materials that continue the current feel and patterns of the Junction.
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/.0 PRIORITY DESIGN GUIDELINES

CS2 URBAN PATTERN + FORM
CS2.B.2 CONNECTION TO THE STREET

Identify opportunities for the project to make a strong
connection to the street and carefully consider how the building

will interact with the public realm.

CS2.1.1l. STREETSCAPE COMPATIBILITY
(WS)

Provide recessed entires and ground-related small open spaces
as appropriate breaks in the street wall.

PROJECT DESIGN RESPONSE

This project is dedicated to a successful street-scape experience.

With the residential entry recessed 30’+ there is an opportunity
to extend the storefront into the property, providing 35% more
retail frontage. The entry court will create a break in the street-
wall and provide an area for customer seating. In addition to
the connection at the street-level, the setback above level one
provides a terrace for residents to overlook and enjoy the street
activity below.

CS2 URBAN PATTERN + FORM

CS2.C.2 RELATIONSHIP TO THE BLOCK
Mid-Block sites: Look to the uses and scales of adjacent
buildings for clues about how to design a mid-block building.
Continue strong street-edge where it is already present, and
respond to datum lines created by adjacent buildings at the first
three floors.

PROJECT DESIGN RESPONSE

The West side of California ave is remarkably consistent.

The parapet height is +20’. When talking with neighborhood
stakeholders, we have received feedback that maintaining the
small town scale and character of the street should be the
top design priority. Our preferred massing concept, continues
the strong street-edge and matches the parapet height of the
existing buildings on the street.

(WS) GUIDELINES SPECIFIC TO THE WEST SEATTLE JUNCTION NEIGHBORHOOD DESIGN SUPPLEMENT

4747 CALIFORNIA | PROJECT #3031135
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CS2 URBAN PATTERN + FORM
CS2.11Lii HEIGHT BULK AND SCALE (WS)

The massing prescribed by the Neighborhood Commercial
development standards does not result in a mixed-use
development that is compatible with the existing context.

The arrangement of architectural elements, materials and colors
should aid in mitigating height bulk and scale, particularly at the
upper levels.

PROJECT DESIGN RESPONSES

The West Seattle Supplemental Design Guidelines call for a strong
two-story building base. While we acknowledge that this massing
approach is suitable to many areas in West Seattle, it is not at all
appropriate for this site. The design team strongly recommends

a 1-story base to create continuity with the neighbors. The upper
levels of the proposed concept are modulated, and balconies are
provided to convey a residential scale and feel. Instead of setting
back the top level, level two is inset to create a break from the
retail below. A connection between the upper and lower levels is
made though consistent materials and detailing.

CS3 ARCHITECTURAL CONTEXT +
CHARACTER

CS3.AJFITTING OLD AND NEW TOGETHER
Create compatibility between new projects and existing
architectural context through building articulation, scale and
proportion, roof forms, detailing, fenestration, and or the use of
complimentary materials.

CS3.A.3 ESTABLISHED NEIGHBORHOODS

In existing neighborhoods with a well defined architectural
character, site and design new structures to complement or be
compatible with the architectural style and siting patterns of
neighborhood buildings.

PROJECT DESIGN RESPONSES

The design team has studied nearby structures and has included
many neighborhood design feature in the preferred massing
concept including:

Recessed entries

Consistent parapet height

Alley entrance

Continuous canopy coverage

Planters

Large windows at the retail frontage



PL1.Liii HUMAN ACTIVITY (WS)

When a setback is not appropriate or feasible, consider
maximizing street level open spaces with recessed entires and
commercial display windows that are open and inviting.

PROJECT DESIGN RESPONSE

All entries at the street level will be recessed, with an additional
entry court provided for the main residential entrance.

PL3.C RETAIL EDGES

1. Porous Edge: Engage passersby with opportunities to interact
visually with the building interior using glazing and transparency.
Create multiple entires where possible and make a physical and
visual connection between people on the sidewalk and activities
in the building.

2. Visibility: Maximize visibility into the building interior and
merchandise displays. Consider fully operational glazed
wall-sized door that can be completely opened to the street,
increased height in lobbies and or special lighting for displays.

PROJECT DESIGN RESPONSES

The preferred options provides three retail bays to honor the
rhythm of the existing storefront pattern. A high degree of
transparency is provided. The street level retail will be highly
active with multiple opportunities for pedestrian/retail interaction.

\ \ ‘
| |

SOUND & MOUNTAIN VIEWS ‘

‘VIEWS TO CALIFORNIA

B e e
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AMENITY ROOM LOCATIONS

DC1.A ARRANGEMENT OF INTERIOR USES

2. Gathering Places: Maximize the use of any interior or exterior

gathering spaces by considering the following:

e Location at the crossroads of high levels of pedestrian
traffic

e  Proximity to nearby or project-related shops and services

e Amenities that compliment the building design and offer
safety and security

4. Views and Connections: Locate interior uses and activities to

take advantage of views and physical connections to exterior

spaces and uses, particularly activities along sidewalks, parks or

other public spaces.

PROJECT DESIGN RESPONSES

The residential amenity spaces have been organized to take
advantage of views to California Ave. to the East and the
mountains and sound to the South and West.

Each amenity space has an associated outdoor terrace.

/.0 PRIORITY DESIGN GUIDELINES

DC2.1.I ARCHITECTURAL CONCEPT AND
CONSISTENCY

New multi-story developments are encouraged to consider
methods to integrate a building’s upper and lower levels. New
mixed-use buildings are encouraged to building the commercial
level as well as one to two levels above out to the front and side
property lines to create a more substantial base.

PROJECT DESIGN RESPONSES

Architectural consistency is important for this site, but is at odds
with the above guideline to provide a multi-level “substantial
base”. The preferred concept provides architectural consistency
with a highly active and clearly defined one-story base. The
upper and lower portions of the building are integrated through
residential activity at Level 2, consistent materials and common

details.
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6.0 ARCHITECTURAL CONCEPTS
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CONCEPT 1- CALIFORNIA AVE. ELEVATION
RESIDENTIAL ENTRY TOWER PROVIDES INTEGRATION,
BUT DOES NOT FIT THE SCALE AND CHARACTER OF
THE STREET.

CONCEPT 2 - CALIFORNIA AVE. ELEVATION
MASSING CONFORMS TO WEST SEATTLE DESIGN
GUIDELINES, BUT DOES NOT HONOR THE SCALE
AND CHARACTER OF THE SITE.

CONCEPT 3 - CALIFORNIA AVE. ELEVATION

BASE OF THE BUILDING IS CONSISTENT WITH
STREET SCALE, RESIDENTIAL ENTRY IS RECESSED.
UPPER RESIDENTIAL IS SETBACK AND MODULATED.
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CONCEPT 1: COURTYARD
85,000 GSF

54 STUDIOS

35 1-BEDROOMS

89 APARTMENTS

45 RESIDENTIAL PARKING STALLS

OPPORTUNITIES

* SOUTH-FACING COURTYARD
+ INCREASED SIDEWALK AREA
* HIGHEST UNIT COUNT

CONSTRAINTS

* NARROW COURTYARD

* RESIDENTIAL LOOMS OVER SIDEWALK
« LIMITS NATURAL LIGHT INTO RETAIL

NO DEPARTURES

CONCEPT 2: 2-STORY BASE

85,000 GSF

60 STUDIOS

231-BEDROOMS

83 APARTMENTS

45 RESIDENTIAL PARKING STALLS

OPPORTUNITIES
« FOLLOWS DESIGN GUIDELINES

CONSTRAINTS
« BASE OUT OF SCALE WITH CONTEXT

« DOES NOT FIT ARCHITECTURAL CHARACTER OF
ALASKA JUNCTION NEIGHBORHOOD

« DEEPUNITS ON LEVEL 2, LIMITING NATURAL LIGHT
¢ FORMDOESN'T FOLLOW FUNCTION / PROGRAM

NO DEPARTURES

6.0 ARCHITECTURAL CONCEPTS

-

=

CONCEPT 3: THE SETBACK (PREFERRED)
85,000 GSF

21STUDIOS

53 1-BEDROOMS

74 APARTMENTS

54 RESIDENTIAL PARKING STALLS

OPPORTUNITIES

« 1-STORY RETAIL CONTINUITY

* LARGE AMENITY TERRACE OVERLOOKING CALIFORNIA AVE
« RESIDENTIAL MASSING SETBACK FROM STREET

« TAKES ADVANTAGE OF VIEWS

+ PROGRAM DRIVES THE FORM

CONSTRAINTS
« LOWER UNIT COUNT

NO DEPARTURES
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