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PROJECT LOCATION + INFORMATION 3

DEVELOPMENT OBJECTIVES

The owner proposes the construction of a new residential townhouse building with 8 dwelling units. The
existing building on the project parcel will be demolished. The site is not located in an urban village or

an urban center but it is located within a parking flexibility area, and as a result, parking requirements are
reduced by 50%. The project is therefore proposing to provide five parking stalls. Due to its location in a
desirable neighborhood and proximity to neighborhood commercial zoning and public transit, the project site
is prime for denser development.

NEIGHBORHOOD CUES

Though the predominant neighbrohood use is single family residential, this parcel is located on California
Ave SW, the main arterial and commercial vein of West Seattle. The site is 'Residential Commerical' zoned,
but this portion of California Ave SW specifically will benefit from the increased residential density of the
proposed eight townhouses. A vibrant commercial area is located several blocks North on California Ave SW
where there is a grocery store, a variety of restaurants, shops, and bars in addition to frequent connecting
bus lines throughout the area. Additionally, the parcel is located immediately South of a Rapid Ride transit
bus stop that allows easy access to downtown and the rest of the city.

VICINITY MAP

EXISTING SITE

The project site consists of one parcel (APN: 2461900875) located mid-block on the
east side of California Ave SW. Directly opposite the subject parcel is a single story
office building. East of the project site and across the alley, is a single family residence.
South of the project site is a single story office building. North of the project site is
C&P Coffee - a single story coffee shop. The area of the subject parcel is approximately
7,500 SF and measures roughly 50’ wide by 150’ deep. The site slopes down from the
East to West corners with an overall grade change in this direction of approximately 8
feet. One single family home currently occupies the site.

SITE LOCATION
5616 California Ave SW
Seattle, WA 98136

ZONING SUMMARY

ZONING AND OVERLAY DESIGNATION Zone: LR3 RC

The project parcel is zoned LR3 RC and is located in a parking flexibility area. The
structure may extend up to 30". The LR3 RC zoning designation continues north for
approximately one block to SW Findlay St and switches to NC2-30 from there. The MR
zone also continues south approximately 2 blocks to SW Raymond St and switches

to NC2-30 from there. The zoning designation switches to single family across the
alley, east of the subject site. The zoning also switches to single family one parcel to
the west. Generally, the zoning is LR3 RC and NC2-30 along California Ave SW, and
decreases to single family east and west of California Ave SW. Though the project
parcel is not within an Urban Village it is located one block north of Morgan Junction
and two blocks south of the West Seattle Junction.

PROJECT PROGRAM

Site Area: 7,500SF

Number of Residential Units: 8

Number of Parking Stalls: 5

Proposed Long Term Bike Parking: 8 Stalls
Allowable FAR = 1.3

Anticipated FAR = 9,750 SF

(100% of allowable FAR)
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COMMUNITY OUTREACH SUMMARY

COMMUNITY OUTREACH COMMENTS SUMMARY

Miscellaneous Comments

Coffee

Option

Option

One person asked about the building setbacks from the property lines in all options.

One person was concerned about the potential for spread of fire between units and expressed a preference for building
separations where possible.

One person suggested that the trash enclosures be grouped, if possible, to decrease the amount of space needed to
accommodate them.

A few people requested that impervious surfaces be kept to a minimum and that pathway redundancies be reduced.
One person was concerned that the project would make parking difficult in the neighborhood and requested that the
project provide parking for the residents of the building.

One person was concerned that the appearance of the building would negatively impact the character of the
neighborhood.

One person was concerned about construction noise.

Shop Adjacency Comments

One person expressed concern that noise from the coffeeshop could be a problem for some residents.

Concern for delineation of public and private space, especially for security, was expressed in Option 1 where the entry
pathway is adjacent the north property line.

A few people suggested that the north property line be treated with consistency.

One person was concerned by the potential interaction with the coffee shop in Option 1 and expressed that living spaces
would be best located to the south.

1 Specific Comments

One person supported Option 1 as it provides more open space between buildings that could be used by residents.

2 Specific Comments

One person asked if the north pathway could be eliminated and the building shifted to the north to provide more space at
the exceptional tree. This person expressed support for Option 2 if this could be achieved.

One person asked if the private yards along the north property line would be fenced. A preference for no fences was
shared.

Exceptional Tree Specific Comments

A few people expressed concern regarding the setbacks for protection of the exceptional tree.
A few people expressed support for providing common amenity space at the exceptional tree.
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6

EXISTING SITE PLAN

1.} Tilia cordata, littleleaf linden : 20" Diameter, 24’ Tall, 24’ Drip Line .
Not exceptional. Street tree { 30" threshold. }
2.) Sorbus aucuparia, mountain-ash : 15" Diameter, 22’ Tall, 20’ Drip Line .
Mot exceptional. Street tree { 24" threshald. )
3.) llex aquifolium, English holly : 6" Diameter, 10’ Tall, 8 Drip Line .
Not exceptional. [ Considered invasive in Seattle )
4.} Acer palmatum, Japanese maple , : 11" Diameter, 18" Tall, 24’ Drip Line .
Not exceptional. { 25" threshold. }
5.) Prunus emarginata, bitter cherry : 16" Diameter, 40’ Tall, 40° Drip Line .
Not Exceptional except in grove.  Neighbor tree North.
6.} llex aguifolium, English holly : 6" Diameter, 10" Tall, 8’ Drip Line .
Not exceptional.  Neighbor tree North. ( Considered invasive in Seattle )
7.) Abies concolor, white fir, : 13" Diameter, 60 Tall, 24’ Drip Line.
Not exceptional. Neighbor tree South (24" Threshold. )
8.) Umbellularia californica, California bay : 44" Diameter, 60" Tall, 60" Drip Line.

This tree is exceptional Neighbor tree South (30" Threshold. )
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 ARBORIST REPORT

EXISTING SITE CONDITIONS

PROPOSED PROJECT SITE

One parcel bordered by California Ave SW to the west and adjacent
alley to the east.

Site area: 7,500 SF total

TOPOGRAPHY
Approx. 8'-0” slope down across site from east to west

ADJACENT BUILDINGS AND USES

Existing coffee shop to the North of site

Existing single-story office building to the South of site

Existing single-story single-family residence to the East of site.
Existing 2-storysingle-story office building to the South of the site

SOLAR ACCESS & VIEWS

The site has good solar access due to low rise surrounding buildings
and existing sloped topography, however the exceptional tree will block
a degree of solar access for units located toward the east end of the
site. Site will generally have views towards the Puget Sound to the
west.

TRAFFIC CIRCULATION

California Ave SW is a heavy pedestrian and vehicular street; proposed
site traffic will not be discharged onto this street.

There are no traffic signals in the immediate site, but there is a crosswalk
to the north at California Ave SW and SW Findlay St and stop signs for
E/W traffic on SW Findlay St to facilitate traffic patterns.

There is street parking along California Ave SW.

There is a bus stop located half a block to the north at SW Findlay St
and California Ave SW and immediately across the street on California.

STREETSCAPE

California Ave SW:
Sidewalk: Approx. 5'-0" wide
Planting Strip: Approx. 5'-6" wide
Street Trees: Yes
Parking: Yes

CONE ARCHITECTURE
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PROPOSED SITE PLAN 7

PROPOSED SITE

The site is located on the east side of California Ave SW and is
accessed by an existing pedestrian sidewalk that runs north/south
along California Ave. The site is bordered by C&P Coffee to the north
and an existing single-story office building to the South. There are two
existing street trees and one additional proposed street tree. There
is also an exceptional tree on the parcel to the south with a critical
root zone that crosses onto our site. This exceptional tree plays a
significant roll in determining the location of all units on this lot.

NEW PROPOSED
STREET TREE

_%

ADJACENT ?38

COFFEE SHOP Q

PARKING ACCESS
THROUGH ALLEY
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NEIGHBORHOOD ANALYSIS

8

R - sl —ma oo — - s ®
- q < [F'a 9| pERS _H_D. ] AM_ — o 0.m DDD.M__HD__U _“__UQ_UDJHH___”_ ﬂn__ﬂu B JUDDEH_.DDD._ oot @ 0 g QUBEw [~ 15}
B A, o oF PN byl o I =0 afde =gw , @
00D 2D Go g mnn s o= EalIDPIR | 0P T Rneenpoa & < gt 0 = pEdideg PAFE]) BORS L on Bt
POt 1y TRDDEEGITERP £ Qeghbgann=ees e
an oo B ood E geotWgiTNp00 wp on SN
Deun 255 gy wav L ® : g0 o mia ofwy sIOdn
ReasP . opom B2 g |
0 gounon ap 10 = 055y |=0%0w ale oobo 858 w=g® = _w.DFmMM ooy, f 0 “Befy g
a 0l , P080Tee aggn Bao So mnoEs [o 3 S 55 ¢ =an . a 2 g\n
o o 00, J9%n = e geose pROsE e N e n_uﬂmn_ — — %Juo alsn 20O W90" yaes B -
o 0
podirsl w0 ormoganlgin mﬂm_m_u_um_w 1588 | M EEEE | oo Ool :ﬂ@aﬁn_.__mﬁﬂlﬂm_ D—M_ _H—”__mm_”__”__u_cm 0 O (0] & A0y ag RS ﬂE&ﬂuﬂﬂ
. oge & &
QT )| | i (= KL R Y ([ NS, e
[Hecqnagtonons [woPalecanbooges 000 sul & oboda oollonoogs nDnEBEESn_%—E_“_uunan_m_uumau B [ - - — o= o
=)
sag, OJAR{ADSDY Emmaln _mn._u_um__u __Wmmuumu @f, Pon unnnnn_aa_m: mnnuuna:nauuamn—uua_un_n oma e og=y O)<9g g Go Lo &, L
R . i Yo 3 g B e o 0 o)
oot _uuﬂ_um_bmnaamaa%u Qla0ds adpebopp po E%EE?EEE—?& " allggom m__n_l 0 e | Iuil Plae <! G
fod @ 4 :Em:_m_:ummm_?h_ﬂaamnu_uum_n_“_uunmuu Emﬁa_cg p?20go00) gageeniijye o DBE e
i\ caood
«D ﬂwﬂmmﬂmﬂﬂﬁmm @ ]
DAy =44 W s ng Oay, =
° g s o ,ME %
o N\ o0t =m0\ e \a \Des S Aemim
opf = oae S S @ 0olE 8 c it \ ‘oo
wipgf s g S A @ A—=\(| el =)
OO% 3 af © mmc%amm wafs
EIE] G 7 & lr (i)} - nanmgw =2 9 o _Fgl
=) o pod a 2 9
o r B (T b %=
W%l Of 7 © Pogmos snacmngm =tz |0 Q Gc%%om D
j=|
OrOUEEE)s Bl ¢ pand = o o P ) B o A 0@@ $8
=PI er] - um_uﬂmm%.ﬁ mmz g . %wv Bl o w2
on g s _ela
o, tendg @) 2IECN0E m okt = gw m_unn
D_H_D_H_ T uD o ooo
_w_“ o, =m (] eoy ol ol Bha - 0 | ER T ﬁ
L A IS
at oy ompe oo o8 | o opdeggonee o g e > al B8
o N,
> 8 Ducteadeolonn Ecmn_n_n_cnan_n_n b0oUbpodelondnd MO M i m_m___m____w_nu_.u M..u - ﬂﬂﬂcmmmmlwbuu
&
[=] [Eswn"
’ : . - - _UnE_u_u_uDan_n IeepuroagEpade § Quprou)oe contge o m ~ Wum_n_ n_udm__m__n_m_m_mmu_m__w_ aPppoeg@EaEap
g 00000 gnpBomtmo ot | °F rens=Uangenll g P=Padh 0 cogvge oopeomalinoanugl | 1 ol alisemm & = nﬂ_mm_u ] (VR
N q=prngal - ppoasecenmny O pog 1neseasn) & on5 engips,n | 0gpHoo m___wamqu 5. Vi ASOomcundiny | =[] [0 Lipieggen) | oo eR@ael
fi-;u = = a oy ..-_unnal ) ~. a e @ o = N n
o {don i T ¥ e Man_uan_n\nmmua olifetn<ped ¢DT § ca? oo | ebkbeoronade | ontit cwscess o ep Oap mun__aqﬂn_wﬂ%ﬁ & ovvBangat
Q
D Iygepdant pgFetonzn g Bd9nqERe00 59) I BR Qheretn | SoRiFE=a0g u_umﬁ,man_maa_m m_uc_un__nﬂ_m_cﬁu peoargeeRyB e 2,807 Orqo 9o
= Mﬂm m o e (L] ﬁ — N o o & ]
SRR A %H_ oy ih, e, n_w E%_uac_ucgnmu ab@ a_u_um_ oheploboonand’ nunmunwwu/n_n_m Ld Deflatat Ggge Qm_ug_ucm_m_ua mﬂ U m0d T g
T S0k 85 st D%N%,mﬂmamﬁ R Rl R e ] A [t
e, o 1= 5 o
ogoaliooe @ s © bl 805Us: M | 00 0 Sevesonll] Budwenashis alxet 008 sogy lf la 00 intl/ <000 quiilda tlga
DE0o 0 rooD| —— = - A
Hanll DE_H___ED:%M =100%8 jol o8 Y B S S SIRe e oo ososg o g | s9aPe(,Aengd sy agon JasPe e anmuggen
- TOGCE T Ol oo T = - < T
oooooaUeE'E _Hﬁ_.mD_u _H__U_U_H__Um.._ﬁ_ _dﬁ_n__upm._nﬁﬁﬁ_cu m__m_m_n:u Sl - _u_unuﬂ_m_m__a:muﬂm_ nDDD_uG n__uuD apebo e, _”_n__u e _H_EU_GUD
BB meazen | Fepemiane s ° | ioghs ohgep(| fnasasy 20p0geaeTtg opogegqmyans | auwdmne py gl cpoepaenproe] cona e
o fo8 =HEn Ny = = = o 0o AL
Bdocbeovosod] £ tnyt o da | oda i setshers [Dores anve st i0oe e | nastobandytnf
Gasarugngve epredequiece | gemganoen_= | et sooesy G008 deqd | 10D o0/
g009sa00 00" Top0 9 sadey | omalogsensn [=us 0x0nbee el By o0 SO0 | OBPEte" e 0
Pl ctr] IR T Frirread 2 I ] ey A
opiUyPnal erdeloal alpneelyg EhTeTs A A=
s
__..DDQQDDQ_UUDDD D_u.mun_ﬂnﬂnguﬂm_.u._um WEDDDGD_“_DGW I~ sl
=]
O w =i =l =0 () IR o
[Im o) ]
T pl 1901 dafflf 2] Oiet i S
0 o 0 & o ) =]
Wbo@% ¢ m = lir=y = n_um_nﬁcu phao@ol _Wnn_ucca_un_c_um paleepte e -
o= 0%, N2 . ° 5 2
EATT: _M_MMM & O nMu n_um ﬂmﬁa__numg“ugcummﬂn 4 0, 90ng pasn CofPE 008, UPE | & neanammnnng SPgIgRIp SR o eD |
i) = =) b= a
o0s0 - auoqu_uw ey 00 BIN P05 | 380 “wbpup gan gooa008p8nep | s oodad cop £-a806900 , g [l aambu
anRodyEn g, 15195 \
o, e LU oY)y T R CrTTved] BT R (el FIaTy N _
- a o= L= |s Y =l S =) G a
G oRacendt 3% ol Gu_u_.ln.bm_aﬁ_u T Too N San] e du “vemgepy'y, [ 18" MWoate  © oo lotonbas 4o paelocgn gl fo Budeg by AV%DDDED__M_ - _u_w_uaw -
D) o oo S\ N - o €]
Trad) el a_um_nﬂm mm_m__mquwu.wﬁ, Seen dwosgie ) o |2 BYIP00008 3008 fipeapescopig | easepparansec] on goaa} = Jaeopreg 8 iz — S ofd
coodli & veaaodion § ™ | scatealUtdus [ipWhogfitg ., /N> IC%n Toda0 digs & shgunodetl = [oPanecitne B oo Bottnbol f ocoby o red B g u_H_UH_D_u._u_uu
~ / ]
ogegn il 09E Um) yeggo | penectoe gogoo.s [ § “spavppocas= | 2 g IR AR N Pt B0 0 4= 2 on P U @
et N i m%ﬁ 1 Ny e P I [UE 7 RG>
0 8 R08a "sa Jolbodo mallla &) Hadcbssn st 'S | ociasab N o flasomso20°] § oausonoind |5 astone oo 0] Doy o & Eopm e aegs B qaa.ausa
Si1e = 7
an O coyapeesgge | 0 0qapge oo oY= ] =5 /
Pora o remne D csonpmon | qeeneqoonnst T 2 acgege ghieecocseabe Ao EBT Bl Py o, P
o TE g - = = 8o o.° = e =l 7] o
ol | deollscdnde | <50 uwsontiootoe | Eobodedoatpopl.c Sonot Hon Gesoll® Brbn| =Tolitina & Enedaldten] ¢ Sopasedacnial 8 &y ¢ A5 08apsdtTe divee,, NG, k
é X Do P Cr . <
A2 it NGl PRI Wokaril o | gt S T PRTICNIE] Al == I
oo ™ 0o o L, [5] - “
g il s code mosmons ot D || B0l eS| 8 - - o T - oy oig
el B mpbot mgees | besseapee 2 B ogE = __““__.__ -5 - 0000 Ga 7 DEDD_mD_u___n_G Gﬂku v/ o ﬁ&uﬂo a5
GD.E _un_“_.um_ e _u_umu oha oo oo p @ Q__m __“ﬂ___”_u_u_”_ m m % DWDG_U m_ ;Hum_ Q@ Rv\ DB
o @hte 4
Epll” 2 §mem e o5 MEDD&/DDEGD = n_cu_nﬂ_n.ﬁﬁ_n_m___ﬂ % GDD_H__UM_D_H_ paly TR e mw T
oo o & N\ F ; - & 0,
.M oboonendtion g ¢ D/%_umm_u Mvm__ .n_uum_un_ﬂmu_u_ @ BhSE, DHEEHEG: ot 7
G o |
EFQD%E?BDEGF&DS { ._D D 03 l._u ﬁﬂ_ _u_um___..l._
8 o e SN OD .
mu Q @“ il = A Quﬂ. -
d s » o N =] _Un__uaﬂa
= @ D % v 0 g™ O
MM_ & Gn_m_n@ _.I._m“
R (R 4
@ @ o
Bl vl 3
’ 5
fa) o
ul < o
© = z =z
2] @ 2 9
2@ & WG
39 E e E oz
X 82 ¢33
[
e S T o 2 u %
<< w B ¥ 85 0o -0
= zZ 3 0w
2z 0 o £ £ 3G o
58 2 8 = o o = =
| | n
AT L
v I

CALIFORNIA EIGHT TOWNHOUSES #3032491-EG

CONE ARCHITECTURE



NEIGHBORHOOD LANDMARKS

CALIFORNIA AVE COMMERCIAL

The .\::-.':uh: Public 1 .i].l!‘:'l.f}‘

HIGH POINT BRANCH

MORGAN JUNCTION PARK

FOCAL.GROCERY.STORE KO NEIGHBORING COFFEE SHOP R © “LOCAL RESTAURANTS
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IMMEDIATE NEIGHBORHOOD

NEIGHBORHOOD MAP KEY

SITE
LOWRISE MULTI-FAMILY
NEIGHBORHOOD COMMERCIAL

MORGAN JUNCTION RESIDENTIA
URBAN VILLAGE

PEDESTRIAN AXIS
BIKE AXIS

BUS STOPS
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APPLICABLE DEVELOPMENT STANDARDS 11

ADDRESSES: 5616 California Ave SW
PARCEL #: 2461900875
ZONING: LR3 RC

OVERLAYS: None

SITE AREA: 7,500 SF

23.45.504 PERMITTED USES
Permitted outright: Residential - Rowhouses, Townhomes, Detached Single Family; Commercial at ground floor

23.45.514 STRUCTURE HEIGHT

Zoning: LR3-RC
Allowed Maximum Base Height: 30’-0”
3’-0” additional allowed for shed roof: 33’-0”
4’-0” additional allowed for rooftop features (parapets, clerestories, etc.) 34’-0”
5’-0” addition allowed for gable roof: 35°-0”
10’ additional allowed for stair penthouses: 40’-0”

23.86.006 STRUCTURE HEIGHT MEASUREMENT

The height of a structure is the difference between the elevation of the highest point of the structure not excepted from
applicable height limits and the average grade level (“average grade level” means the average of the elevation of existing lot
grades at the midpoint, measured horizontally, of each exterior wall of the structure, or at the midpoint of each side of the
smallest rectangle that can be drawn to enclose the structure.)

23.45.510 FLOOR AREA RATIO
Maximum FAR:
Townhouses: 1.1 or 1.3

23.45.518 SETBACKS REQUIREMENTS

Front: 7’-0” AVG / 5’-0” MIN
Rear: 7’-0” AVG / 5’-0” MIN
Side: 5’-0” MIN (Facades < 40’)
7’-0” AVG / 5’-0” MIN (Facades > 40’)

23.45.524 LANDSCAPING AND SCREENING STANDARDS
°In LR zones, green factor score of .60 or greater, per Section 23.45.524, is required for any lot with development
containing more than one new dwelling units.
» Street trees are required when any development is proposed, except as provided in subsection 23.45.524.B.2 and
section 23.53.015.
» Existing street trees shall be retained unless the director of transportation approves their removal.
* The Director, in consultation with the director of transportation, will determine the number, type and placement of street
trees to be provided.

23.45.522 AMENITY AREA
Required: 25% of lot area (SF)
A minimum of 50% is required at ground level (SF)

23.54.015 REQUIRED PARKING
Mapped as Frequent Transit Service area. 1 parking stall per unit is required with 50% reduction.

23.54.040 SOLID WASTE & RECYCLABLE MATERIALS STORAGE AND ACCESS
Residential uses proposed to be located on separate platted lots shall provided one storage area (2x6 feet) or minimum 84sf
for up to 8 units

ZONING KEY

NEIGHBORHOOD COMMERCIAL

LOWRISE

SINGLE-FAMILY RESIDENTIAL

NC23D

Califi

LRI RC

i
S

Ealifnrni%ﬂue SW
& ;

NC2-30

LR1
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12 EXISTING MULTI-FAMILY CONTEXT
TOWNHOUSE PRECEDENTS
|
3
;,;@
2@
SW Dawson St SW Dawson 5t SW Dawson St SW Daws
F a 3
s 2 : _.
o H s -
g g g z 7
® FO | i
)
S Decade: 2010s 5224 FAUNTLERQOY SW Decade: 2010s 3901 SW FINDLAY ST Decade: 2010s 5935 FAUNTLEROY WAY SW
5 Roof Form: Flat Roof Form: Flat, roof decks Roof Form: Gable
@ 5 Fai Siding Material: Cedar, cement board Siding Material: Cedar, metal, cement board Siding Material: Cedar, metal, cement board
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= z z i Decade: 2010s 5230 CALIFORNIA AVE SW Decade: 2010s 5923 CALIFORNIA AVE SW Decade: 2000s 5924 CALIFORNIA AVE SW
2 2 & Roof Form: Flat, Roof Decks Roof Form: Gable Roof Form: Flat
o Siding Material: Wood shingle, lap siding Siding Material: Cedar, cement board Siding Material: Metal panel, cement board
® ® @_5_ Height: 40'-0" Height: 35'-0" Height: 35'-0"
& Style: Modern Style: Craftsman (Imitation) Style: Modern
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APARTMENT PRECEDENTS
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5020 CALIFORNIA AVE SW

@

Decade: 2010s Decade: 2010s
Roof Form: Flat, roof deck

Siding Material: Brick, metal, concrete
Height: 75'-0"

Style: Modern (Under Development)

Height: 35'-0"

5631 CALIFORNIA AVE SW

Decade: 1970s

Roof Form: Flat
Siding Material: Brick
Height: 35'-0"

Style: Mid-Century Modern

Decade: 1970s
Roof Form: Flat

Height: 50'-0"
Style: Deco

Roof Form: Gable, hip
Siding Material: Stucco, brick, clay tile

Siding Material: Stucco

5024 CALIFORNIA AVE SW

Style: Modern (Under Development)

5656 CALIFORNIA AVE SW

COMMERCIAL PRECEDENTS

Decade: 1940s

Roof Form: Gable, hip
Siding Material: Stucco, brick, clay tile
Height: 20'-0"

Style: Craftsman

Decade: 1960s 5275 CALIFORNIA AVE SW

Roof Form: Flat

Siding Material: Stucco
Height: 20'-0"

Style: Mid-Century Modern

5612 CALIFORNIA AVE SW

Decade: 1910's 5902 CALIFORNIA AVE SW

Roof Form: Gable, hip

Siding Material: Brick, Storefront Glazing
Height: 25'-0"

Style: Traditional

CALIFORNIA EIGHT TOWNHOUSES #3032491-EG
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14 STREET VIEWS + ANALYSIS
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16 POTENTIAL DESIGN GUIDELINES

DESIGN GUIDELINE

DESCRIPTION

ARCHITECT RESPONSE

CS1 - Natural Systems and Site
Features
CS1-1. Land Form

CS1-D. Plants and Habitat

CS2 - Urban Patterns and Form

CS2-B. Adjacent Site, Streets

and Open Spaces

CS2-D. Height, Bulk, and Scale

PL2 / PL3 - Walkability & Street-

Level Interaction

PL2-B. Safety and Security

PL2-D. Design as Wayfinding

PL3-B. Residential Edges

DC2 - Architectural Concept

DC2-A. Massing

DC2-C. Secondary
Architectural Features

DC4 - Exterior Elements and
Finishes

DC4-A. Building Materials

Use natural systems and features of the site and its surroundings as
a starting point for project design.

1. Use the natural topography and/or other desirable land forms or features
to inform the project design.

1. Incorporate on-site natural habitats and landscape elements such as:
existing trees, native plant species or other vegetation into project design
and connect those features to existing networks of open spaces and
natural habitats whenever possible.

Strengthen the most desirable forms, characteristics, and patterns of
the streets, block faces, and open spaces in the surrounding area.

2. Connections 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.

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.

5. Respect for Adjacent Sites: Respect adjacent properties with design and
site planning to minimize disrupting the privacy and outdoor activities of
residents in adjacent buildings.

Create a safe and comfortable walking environment that is easy to
navigate and well-connected to existing pedestrian walkways and
features.

1. Eyes on the Street: Create a safe environment by providing lines of sight
and encouraging natural surveillance through strategic placement of doors,
windows, balconies and street-level uses.

1. Use design features as a means of wayfinding wherever possible, and
provide clear directional signage where needed.

2. Ground-level residential: Provide transition elements and spaces and
choose materials carefully to clearly identify the transition from public
sidewalk to private residence.

Develop an architectural concept that will result in a unified and
functional design that fits well on the site and within its
surroundings.

1. Site Characteristics and Uses: Arrange the mass of the building taking
into consideration the characteristics of the site and the proposed uses of
the building and its open space.

1. Visual Depth and Interest: Add depth to facades where appropriate by
incorporating balconies, canopies, awnings, decks, or other secondary
elements into the facade design.

Use appropriate and high quality elements and finishes for the
building and its open spaces.

1. Exterior Finish Materials: Building exteriors should be constructed of
durable and maintainable materials that are attractive even when viewed
up close.

The building will step with the slope of the
site.

The significant tree will be retained and will
serve as focal point for the project.

Street facing entries will create a strong
relationship to the street.

The building will respect the existing single
family zoning to the east and coffee shop to
the north.

The project will strive to respect the adjacent
coffee shop to the north and single family to
the south.

Windows and balconies will generally be
oriented towards the streets and towards the
views

Wayfinding features will be incorporated into
the design.

Project will provide street-level features to
identify entries and create smooth transition

Massing will respect street front, coffee shop
and existing tree.

Canopies/awnings will be used to break
down the scale of the facade at a pedestrian
level.

High quality and durable materials are
proposed, especially at the pedestrian level.

CONE ARCHITECTURE
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EXISTING SITE CONDITIONS 17
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OPTIONS OVERVIEW 19

OPTION ONE

ARpr.

to mimic the front-facing units. This allows a cohesive massing and glazing strategy throughout the site. Like Option _ .
Two, Option One is separated into two buildings. This option includes four units at the west building and four units at : v 2
the east building. This division minimizes the length of uninterrupted facade in both buildings. Pedestrian access to
the rear units is provided at both the north and south of the site but it forced to jog around the critical root zone at the
exceptional tree along the south property line. Thus, units 1-6 are all surrounded by paths and are lacking access to
ground-level private amenity. Units 7-8 receive private ground level-amenity while all other units will have access to
a centrally located common amenity space within the building separation. All units are provided with roof top deck,
however, some penthouses are oriented north-south which could block views towards the Puget Sound for rear units. B3

Option One provides two street-facing units along California Ave SW and the successive unit footprints are stamped R ] _ i | ‘

Z
H
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> THT THE T

TH3 THd THE

CALIFORNIA AVE SW
o

e

L _we we i wir ww

OPTION TWO - CODE COMPLIANT ¢

Option Two is fronted by the same unit type as option one at the street face, and is divided into two separate buildings Laa | T R
- six units in the west building and two units in the east building. The units at the west building are offset in order 1L
to provide relief and to avoid long, flat facades. Balconies are located at the street-facing units in order to provide W v 7
modulation/visual interest at the street. This option provides pedestrian access to the rear units from the south side of i
the site which locates private ground-level amenity adjacent to the coffee shop to the north and allows wider setbacks
between the proposed units and the coffee shop. The pedestrian path is not continuous to the rear of the site in this
option as it must jog to avoid the inner root zone of the significant tree located on the parcel to the south. This also
means that townhouses 7 and 8 are left without access to private ground level amenity as they are surrounded on all
sides by pedestrian paths. Units 7 and 8 are instead, located in close proximity to a common amenity space under . L) A A
the significant tree to the south. All units are provided with roof top decks and all penthouses are oriented east-west, B = BT T T
allowing uninterrupted views towards the Puget Sound. e _ ; e : ]
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OPTION THREE - PREFERRED TE%

o T _mar 1R T _atar I T - BT xg W e L
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Option Three, the applicant's preferred option, creates a strong street wall with three street-facing units along California
Ave SW. The units have been separated into 3 separate clusters in order to provide relief and minimize the amount (8 ESEEEBNE FEHE
of uninterrupted unit walls. Balconies located on the second and third floors of all street facing units aid in both L » <] v v
maintaining eyes on the street and providing modulation/visual interest at the street. In an effort to provide a buffer !
between the coffee shop to the north of the site and the proposed units, a 7 foot setback at the north has been provided
at townhouses 1-5. Pedestrian access to the rear units is provided at the north end of the site in order to activate
the space between the coffee shop and the proposed townhomes with through traffic. The north pedestrian path is
continuous to the rear of the site allowing for easy wayfinding and clear access to trash facilities and parking located
at the rear of the site. This option also allows all units access to a sizable ground level private amenity space located " | A A
at the rear of each unit in addition to private roof top decks amenity space. All units are provided with roof top decks '.
for views towards the Puget Sound. - | e W b i
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20 OPTION 1
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OPTION ONE: PROPOSED TREE PROTECTION PLAN
8 UNITS AREA OF REDUCED TREE = : o 1_”‘,’:’53“““5 i

5 MEDIUM PARKING STALLS PROVIDED

OPPORTUNITIES:

+ Cohesive massing/glazing strategy throughout site
» Sizable, centrally located common amenity

* No tunnel units

* Least intrusive to significant tree

* Activates space between coffee shop and units

CONSTRAINTS:

*  Only two street-facing units

* Requires two departures

* Units 2-6 do not have access to private amenity
+ Complicated wayfinding due to jogging path

+ Smallest setback from coffee shop

PROTECTION AREA = 10.4%
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TION 1 21

PARCEL INFORMATION

Lot Area

Unit Count

Proposed FAR
Ground Level Amenity

7,500 SF

8 Townhomes
9689.39 SF
1424.69 SF
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22 OPTION 1

NORTHWEST CORNER STREET PERSPECTIVE

TWO (2) DEPARTURE REQUESTS REQUIRED

DEPARTURE #1: AVERAGE SIDE SETBACK

REQUIRED:
NORTH: 7'-0" AVERAGE
SOUTH: 7'-0" AVERAGE
ACTUAL:
NORTH: 5'-0" AVERAGE (REQUIRES DEPARTURE)

SOUTH:

5'-0" AVERAGE (REQUIRES DEPARTURE)

DEPARTURE #2: STRUCTURE WIDTH & FACADE LENGTH

STRUCTURE WIDTH

ALLOWED:
ACTUAL:

120'-0"
40!_01!

FACADE LENGTH

ALLOWED:

ACTUAL:
NORTH:
SOUTH:

97!_6"

106'-0" -- 8.6% INCREASE (REQUIRES DEPARTURE)
66'_0"

DEPARTURE RATIONALE:

* This departure has been requested in an attempt to distance the proposed
units from the exceptional tree. If an exceptional tree did not disrupt
the site, there would be more opportunity to stagger units and elongate
footprints in order to maintain a larger average setback, however, because
we have been forced to avoid much of the site, there is little room for the
units to separate buildings and modulate at the side setbacks.
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OPTION 2 - CODE COMPLIANT

150-07
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OPTION TWO: ]DD%
PROPOSED TREE PROTECTION PLAN --L,
8 UNITS !

5 MEDIUM PARKING STALLS PROVIDED

OPPORTUNITIES:

* No departures required

* Generous common amenity

* Modulation at north and south facades

Large setback between units and coffee shop

Uninterrupted views from all roof decks towards sound

CONSTRAINTS:
¢ Units 3-5 are "tunnel units"

* Units 7-8 do not have access to private ground level amenity

+ Complicated wayfinding due to jogging path
* Only two units at street face
« Somewhat intrusive to significant tree

|
\

AREA OF REDUCED TREE
PROTECTION AREA = 16.4%

LINE OF OUTER ROOT ZONE,
24’ RADIUS

LINE OF INNER ROOT ZONE,
12’ RADIUS

EXISTING EXCEPTIONAL BAY LAUREL
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!

AREA OF DISTURBANCE [
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OPTION 2 - CODE COMPLIANT 25

PARCEL INFORMATION
Lot Area

Unit Count

Proposed FAR

Ground Level Amenity

7500 SF

8 Townhomes
9687.52 SF
1312.83
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26 OPTION 2 - CODE COMPLIANT

NO DEPARTURE REQUESTS NEEDED
Proposed Option Two is code compliant and therefore does not need
any departure requests.

NORTHWEST CORNER STREET PERSPECTIVE
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OPTION 3 - PREFERRED

CALIFORNIA AVE SW
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8 UNITS - ’ =
5 MEDIUM PARKING STALLS PROVIDED PROPOSED TREE PROTECTION PLAN / / '
- -

OPPORTUNITIES:

» Strongest street edge option

* Modulation/Visual interest at the street

* Private ground level amenity spaces for all units
* No departures required

» Building separations offer relief from uninterrupted facade

» All bike parking centrally located
+ Simple wayfinding
» Activated space between coffee shop and units

CONSTRAINTS:

* Interrupted views for rear units towards Puget Sound
e Units 2 and 7 are "tunnel units"

* Most intrusive to significant tree
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OPTION 3 - PREFERRED 29

PARCEL INFORMATION
Lot Area

Unit Count

Proposed FAR

Ground Level Amenity

7500 SF

8 Townhomes

9743.75 SF
1331.23 SF
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CONE ARCHITECTURE

FIRST FLOOR PLAN THIRD FLOOR PLAN

CALIFORNIA EIGHT TOWNHOUSES #3032491-EG



30 OPTION 3 - PREFERRED

NO DEPARTURE REQUESTS NEEDED
Proposed Option Three is code compliant and therefore does not need
any departure requests.

NORTHWEST CORNER STREET PERSPECTIVE

CONE ARCHITECTURE CALIFORNIA EIGHT TOWNHOUSES #3032491-EG



31

OPTION 3 - PREFERRED

CONE ARCHITECTURE

CALIFORNIA EIGHT TOWNHOUSES #3032491-EG



32 SOLAR STUDIES - OPTION 1

MARCH / SEPTEMBER 21, 9 AM MARCH / SEPTEMBER 21, 12 PM MARCH / SEPTEMBER 21,5 PM

JUNE 21, 9 AM JUNE 21, 12 PM JUNE 21, 5 PM DECEMBER 21, 9 AM DECEMBER 21, 12 PM DECEMBER 21,5 PM

CONE ARCHITECTURE CALIFORNIA EIGHT TOWNHOUSES #3032491-EG



SOLAR STUDIES - OPTION 2 33

MARCH / SEPTEMBER 21, 9 AM MARCH / SEPTEMBER 21, 12 PM MARCH / SEPTEMBER 21, 5 PM

JUNE 21, 9 AM JUNE 21, 12 PM JUNE 21, 5 PM DECEMBER 21, 9 AM DECEMBER 21, 12 PM DECEMBER 21,5 PM

CALIFORNIA EIGHT TOWNHOUSES #3032491-EG CONE ARCHITECTURE



34 SOLAR STUDIES - OPTION 3

= L mmm

"""Dlj =

MARCH / SEPTEMBER 21, 9 AM MARCH / SEPTEMBER 21, 12 PM MARCH / SEPTEMBER 21,5 PM

JUNE 21, 9 AM JUNE 21, 12 PM JUNE 21, 5 PM DECEMBER 21, 9 AM DECEMBER 21, 12 PM DECEMBER 21,5 PM

CONE ARCHITECTURE CALIFORNIA EIGHT TOWNHOUSES #3032491-EG



PRFERRED OPTION CHARACTER RENDERINGS 35

TWO-TONE WOD CLADDING ORGANIZED IBY
BUILDING MASSING AT PROMINENT FACADES

il i1

CALIFORNIA AVE SW STREET PERSPECTIVE - CONCEPT RENDERING

y|

HARDIE PANELING AT LESS PROMINENT
BUILDING FACADES, PAINTED TO MATCH WOOD

DARK-TONE WOOD MATERIAL

CALIFORNIA EIGHT TOWNHOUSES #3032491-EG CONE ARCHITECTURE



