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Address : 3829 California Avenue SW
DPD Project Number : 3013307
Developer: Sergey Savchuk
Applicant: Caron Architecture
Contact: Scott Jeffries, Caron Architecture
Zoning: Lowrise 3 (LR-3)

The project is a 3-story apartment building containing 29 residential units and 
associated under-building parking.  30 parking stalls have been provided, with 21 
below grade and 9 at grade stalls.  The existing 1-story apartments and garages on the 
site will be demolished.  The building height and scale and are contextual to the 
adjacent multifamily and commercial buildings on California Ave.
Project History:
 
The Early Design Guidance meeting was held on June 28, 2012. 
The Master Use Permit drawings were submitted on August 1, 2012.
 
Site Plan features:

 -Residential building consistent with neighborhood character and scale
-3 story height is consistent with recent multi-family developments in the area
-Main residential pedestrian entry at northeast corner of building enhances the 
relationship with the California Ave SW and SW Bradford St intersection
-Landscape plantings provided at the berm along California Avenue SW and at patio 
areas to the south and west sides of the building to hide the under-building parking
-A majority of the parking is provided below grade to minimize impact of surface 
parking
-Parking and trash pickup access from alley
-Existing street trees on California Ave SW will be maintained
 
Amenities:
 
-Large common roof deck area with green roof, landscaping, and p-patch planters
-Private patios at 1st floor units
-Bicycle storage provided in parking garage

DEVELOPMENT STATISTICS SUMMARY

FAR SF Units

       Roof    353

 3rd Floor 4,822 10

  2nd Floor 5,215 11

Ground Floor 4,912 8

Total 15,302 29

Lot Size 10,554 SF

FAR 1.5

Allowable FAR 15,831 SF

Proposed FAR 15,302 SF

Parking Stalls 30

  0
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RESPONSE TO EARLY DESIGN GUIDANCE

Address the awkward sequence of entry, including the 
accessible ramp, on California Ave SW created by the 
heightened berm, and “push the building down” as far 
as possible.

Access to the parking was re-evaluated and the building was lowered by approximately one foot. The drop is limited by the limited length of the 
vehicular ramp and overhead clearance requirements. In addition, the existing berm along California Ave SW is to be retained and added on-top of in 
order to reduce the impact of the partially buried story. The ADA pedestrian ramp has been relocated along the northerly property line to minimize its 
dominance, allowing for more landscaping and a more prominent pedestrian entry along the street front.   

DESIGN REVIEW GUIDELINE

A-1:  Responding to Site Characteristics
The siting of buildings should respond to specific site 
conditions and opportunities such as non-rectangular lots, 
location on prominent intersections, unusual topography, 
significant vegetation and views of other natural features.

The choreography of pedestrian movements needs 
more exploration and attention, as does the 
integration of the entry and ramp with the location of 
other elements of the structure. 

In addition to relocating the ADA ramp, the building was redesigned to place the pedestrian lobby in the northwest corner of the building, which is more 
on-axis with the pedestrian curb cut to California Ave SW, as well as the sidewalk alignment of SW Bradford Street, creating a prominent street entry 
corner to the street experience.   

A-2: Streetscape Compatibility
The citing of buildings should acknowledge and reinforce 
the existing desirable spatial characteristics of the right-of-
way.

The entry stairs, entry, lobby, and accessible ramp 
should be more integrally located and apportioned. 

The entry sequence is now directly in the prominent corner element. The ADA pedestrian ramp was relocated in the side setback and made much less a 
feature and works with existing grades.

A-3: Entrance Visible from the Street
Entries should be clearly identifiable and visible from the 
street.

Respect for adjacent properties needs to be revised in 
the following design elements: the location of 
windows on the north façade, the blank wall along the 
south property edge, the open stairwell and balcony 
overlooks that face the single family neighbors to the 
west. 

The site retaining wall along the south property line has been pulled back 18 inches to allow for a hanging planter with weeping vegetation, which will 
cover the concrete retaining wall. A green-screen has been added along the west exposure of the open stairway at the rear of the building to provide 
privacy for the adjacent single family neighbors. Windows along the north façade have been minimized and placed as high within the units as possible to 
provide maximum privacy for all residents and adjacent townhomes.  The 3rd floor unit at the southwest corner of the building has been eliminated, and 
the large windows at the 1st and 2nd floor units at the southwest corner have been reoriented to the south, away from the single family neighbors and 
towards the existing commercial building.

A-5: Respect for Adjacent Sites
Buildings should respect adjacent properties by being 
located on their sites to minimize disruption of the privacy 
and outdoor activities of residents in adjacent buildings.

Address the choice of size and configuration of open 
spaces provided for the ground floor units along the 
south property line.

Common open spaces have been located at the first floor level on the east, north, and west sides of the building, orienting them away from the adjacent 
residential building to the north and providing them with opportunities for direct sunlight. The common roof deck is also located in the middle of the 
roof to minimize conflict with the neighbors. Private patios are located on south west podium.

A-7: Residential Open Space
Buildings should respect adjacent properties by being 
located on their sites to minimize disruption of the privacy 
and outdoor activities of residents in adjacent buildings.

Provide a better design solution to the basement 
parking garage and its effect on the height of the 
entry/lobby level, sidewalk, and accessible pathway 
structure in front.  

The garage entry ramp has been redesigned to allow a one foot reduction in the height of the garage lid from the design presented at EDG, which 
allowed the first floor height to be reduced in relation to the sidewalk and reduced the length of the accessible pathway. A DEPARTURE IS REQUIRED TO 
MAKE THE RAMP STEEPER.

A-8: Parking and Vehicle Access
Siting should minimize the impact of automobile parking 
and driveways on the pedestrian environment, adjacent 
properties, and pedestrian safety.

Functions should be conveyed through various 
articulations of the façades. 

Composition, massing, and exterior materials and colors are indicated on the building elevations.  The massing reflects vertical elements at the main 
pedestrian entrance and elevator tower, and horizontal elements at the units.  This places an emphasis on the entry by differentiating it from the body 
and reduces the massing elements to a more pedestrian scale.

C-2: Architectural Concept and Consistency
Building design elements, details and massing should 
create a well-proportioned and unified building form and 
exhibit an overall architectural concept. Buildings should 
exhibit form and features identifying the functions within 
the building.  In general, the roofline or top of the 
structure should be clearly distinguished from its facade 
walls.

Continue to break down the mass of the structure and 
modulate the façades through a variety of techniques. 

The massing and composition have further been refined and broken by color and modulation, in addition to change of pattern and orientation of paneling to take into 
account the Board's comments and suggestions.

C-3: Human Scale
The design of new buildings should incorporate 
architectural features, elements, and details to achieve a 
good human scale.

Consideration should be taken with attachments, 
detailing and the interface of materials. Of special 
interest is the treatment of the accessibility ramp.   

Exterior materials are indicated on the building elevations.  The ADA pedestrian ramp has been relocated to be much less prominent and as such the 
emphasis on the ramp material is diminished. The accessible ramp consists of architecturally exposed cast in place concrete with painted architectural 
steel railings.  The pattern of the walking surfaces have been given texture to create interest and differentiate it from the surrounding hardscape.

C-4: Exterior Finish Materials
Building exteriors should be constructed of durable and 
maintainable materials that are attractive even when 
viewed up close.  Materiels that have texture, pattern, or 
lend themselves to a high quality of detailing are 
encouraged.

EDG COMMENT ARCHITECT’S RESPONSE
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RESPONSE TO EARLY DESIGN GUIDANCE

Address the wall along the south property line. The site retaining wall along the south property line has been pulled back 18 inches to allow for a hanging planter with weeping 
vegetation which will cover the concrete retaining wall.  The parking garage lid has been reduced in height by one foot  to minimize the 
height of the concrete retaining wall to a maximum height of  approximately 4'-3” at the southeast corner and a typical height of 2'-6”.

D-3: Retaining Walls
Retaining walls near a public sidewalk that extend higher 
than eye level should be avoided where possible.  Where 
higher retaining walls are unavoidable, they should be 
designed to reduce their impact on pedestrian comfort and 
to increase the visual interest along the streetscapes. 

Provide a better design solution to the basement parking garage and its 
effect on the height of the entry/lobby level, sidewalk, and accessible 
pathway structure in front.   

The garage entry ramp has been redesigned to allow a 1 foot reduction in the height of the garage lid from the design presented at EDG, 
to minimize the “lift” of the building.  The exterior parking at the alley is screened by wood privacy fences near the north and south 
property lines. 

D-5: Visual Impacts of Parking Structure
The visibility of all at-grade parking structures or accessory 
parking garages should be minimized.  The parking portion 
of a structure should be architecturally compatible with the 
rest of the structure and streetscape.  Open parking spaces 
and carports should be screened from the street and 
adjacent properties.

Special attention should be paid to creating a pleasant and inviting 
transition between the sidewalk and the residential entry.

Landscaping has been added between the front façade and the sidewalk, and the accessible pedestrian ramp has been shifted to the 
northeast corner of the site to soften the relationship between the building and the sidewalk. The building has been reduced in height by 
one foot, minimizing the elevation change between the sidewalk elevation and the first floor elevation.

D-12: Residential Entries and Transitions
For residential projects in commercial zones, the space 
between the residential entry and the sidewalk should 
provide security and privacy for residents and a visually 
interesting street front for pedestrians.  Residential 
buildings should enhance the character of the streetscape 
with small gardens, stoops and other elements that work 
to create a transition between the public sidewalk and 
private entry.

A major attempt should be made to soften the project along its 
southern property line. The project should present a pleasant face to 
the single family residences across the alley. Serious efforts should be 
made to integrate the open space areas of the front with the 
pedestrian path, entry, and ADA ramp. 

The site retaining wall along the south property line has been pulled back 18 inches to allow for a hanging planter with weeping 
vegetation which will cover the concrete retaining wall.  The relocation of the ramp allows for a large, inviting landscape area to present 
the building to the street and to minimize the impact of the under-building parking.  Landscaping on the podium will provide both visual 
interest and privacy protection to and from the single family neighbors to the west.

E-3: Landscape Design to Address Special Site 
Conditions
The landscape design should take advantage of special on-
site conditions such as high-bank front yards, steep slopes, 
view corridors, or existing significant trees and off-site 
conditions such as greenbelts, ravines, natural areas, and 
boulevards. 

Address relocating the entry and lobby.  In addition to relocating the ADA pedestrian ramp, the building was redesigned to place the pedestrian lobby in the northeast corner of 
the building, which is more on-axis with the pedestrian curb cut  to California Ave SW, as well as the sidewalk alignment of SW Bradford 
Street, allowing for a more cohesive pedestrian choreography and felicitous interplay to the street experience. The building overhang 
above allows for weather protection and downward directed lighting above the main entry.

D-1: Pedestrian Open Spaces and Entrances
Convenient and attractive access to the building’s entry 
should be provided.  To ensure comfort and security, paths 
and entry areas should be sufficiently lighted and entry 
areas should be protected from the weather.  
Opportunities for creating lively, pedestrian-oriented open 
space should be considered.

Address the blank wall running along the south property line. The site retaining wall along the south property line has been pulled back 18 inches to allow for a hanging planter with weeping 
vegetation which will cover the concrete retaining wall. The parking garage lid has been reduced in height by 1 foot to minimize the 
height of the concrete retaining wall to a maximum height of approximately 4'-3” at the southeast corner and a typical height of 2'-6”.

D-2: Blank Walls
Buildings should avoid large blank walls facing the street, 
especially near sidewalks.  Where blank walls are 
unavoidable they should receive design treatment to 
increase pedestrian comfort and interest.

DESIGN REVIEW GUIDELINE EDG COMMENT ARCHITECT’S RESPONSE
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DEPARTURES

CODE SECTION REQUIREMENT PROVIDED COMPLIES DEPARTURE REQUEST

 

 Driveway slope for all uses. No portion of a driveway, 
whether located on a lot or on a right-of- way, shall 
exceed a slope of 15 percent, except as provided in this 
subsection 23.54.030.D.3....The Director may permit a 
driveway slope of more than 15 percent if it is found 
that:
a.  The topography or other special characteristic of the 
lot makes a 15 percent maximum driveway slope 
infeasible;
b.  The additional amount of slope permitted is the least 
amount necessary to accommodate the conditions of 
the lot; and
c.  The driveway is still useable as access to the lot.

23.54.030.D.3 20% maximum 
driveway slope

N Allow a 20% maximum driveway slope 
with 10% crest and sag

The steeper ramp slope allows the first floor elevation to be set lower to 
make the project massing smaller and help to address the entry sequence 
from California Avenue.  The board noted this under Design Guidelines A-1, 
Responding to Site Characteristics and A-8, Parking and Vehicle Access.  

RATIONALE

23.45.527 The maximum combined length of all portions of 
facades within 15 feet of a lot line that is neither a rear 
lot line nor a street or alley lot line shall not exceed 65 
percent of the length of that lot line

75% length to lot 
depth ratio

Allow a 75% facade to lot line ratio 
within 15 feet of the property line at 
the south facade

Lot depth: 117'
76/117=65% Allowed
88/117=75% Proposed

This departure addresses A-5, Respect for Adjacent Sites.  The building if 
considered as an average (length to lot depth ratio) would be compliant, as 
the north facade length has a 54.7% ratio (10% below allowable). The 
south facade length is compliant at the third floor and roof, only the first 
and second floors would be subject to the departure. Reducing the length 
of the north facade and increasing the length of the south facade, which is 
adjacent to an  existing commercial building, allows more units to have 
south-facing windows, which reduces the size and quantity of windows on 
the north facade facing the adjacent multifamily building and pulls the 
majority of the face further away from the SF zone and adjacent existing 
multi-family building.  

LENGTH TO LOT DEPTH RATIO
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VICINITY LEGEND
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Located in the Genesee area of West Seattle, the site is located on the west side  of California Avenue in a commercial 
corridor and is zoned LR-3 RC.  The neighborhood is composed of single and multi-family residencies, retail, office, 
mixed use and restaurant uses.  A church is located approximately two blocks to the southwest.  Most of the adjacent 
structures are low to mid-rise and were built in the last half of the 20th century.  Many of the surrounding single family 
homes date from 1930’s to 1940’s.

The surrounding neighborhood is predominantly zoned SF-5000, with NC1-3 and LR3-RC zones to the north and south 
along California Ave SW.  Arterials in the immediate vicinity are SW Charlestown Street and California Ave SW.
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LR3 Low Rise 3
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1 - STREET ELEVATION: CALIFORNIA AVE SW LOOKING WEST

SITE

Thanks Google

3 - STREET ELEVATION: CALIFORNIA AVE SW LOOKING EAST

Common Design Themes :
- Mixture of gable and flat roofs
- Variety of siding choices
- Low rise
- Elevated above street level

Thanks Google

Thanks Google

2 - INTERSECTION OF SW BRADFORD ST & CALIFORNIA AVE SW
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1. CALIFORNIA AVE SW LOOKING SOUTH

2SITE
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2. LOOKING WEST FROM CALIFORNIA AVE SW
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DRAWING TITLE

BODY TEXT - Lorem ipsum dolor sit amet, consectetur adipiscing elit. Sed 
dui sapien, adipiscing sed dignissim non, luctus nec libero. Nulla volutpat, 
nisl vel imperdiet rhoncus, nisl lacus porta risus, ac scelerisque urna orci 
sed neque. Suspendisse molestie, nisi nec dapibus fringilla, urna lacus 
fringilla felis, eget aliquet dui risus ut mauris. Cras fermentum metus non 
nisi gravida rutrum. Sed quis arcu sit amet ante porta mattis. Morbi non 
sem libero. Proin purus risus, mattis eget consectetur in, faucibus vitae 
velit. Pellentesque habitant morbi tristique senectus et netus et malesuada 
fames ac turpis egestas.

SECTION TITLE

This site is currently built-out with two single story apartment buildings.  It has very little slope and is approximately 24 
inches above the California Ave SW right-of-way.  All views are territorial looking over the neighborhood, with the 
exception of a potential view of the Olympic Mountains or a water view from the proposed roof top amenity area.  
Given the low height of adjacent buildings, the proposed apartment will not block views. 
RC zoning allows for potential commercial use, but this section of California is predominately residential in nature and 
the client selected not to provide any commercial  use.

The urban tree canopy is fairly sporadic in the area, but this section fo California Avenue has large street trees on west 
side of California Ave SW.  The majority of the tree canopy is located in the single family areas.  .
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SITE PLAN
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CALIFORNIA AVENUE ELEVATION LOOKING NORTHWEST
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CALIFORNIA AVENUE ELEVATION LOOKING SOUTHWEST

A portion of the roof is intended to be used by all residents as an amenity space.  
Landscape and hardscape are proposed to create a comfortable and attractive roof  
space.  Planter boxes designed for edible plants encourage urban gardening.  
Tenants will be able to enjoy views of Elliot Bay, as well as the downtown skyline.  
The roof will be served by both staircases and the elevator.  

The podium level courtyard is intended to serve as a private amenity area for the 
two adjacent units.  Planters will provide separation and a green screen will provide 
privacy from the open stair to the units looking over the courtyard.
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ALLEY ELEVATION LOOKING NORTHEAST
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ALLEY ELEVATION LOOKING SOUTHEAST

A portion of the roof is intended to be used by all residents as an amenity space.  
Landscape and hardscape are proposed to create a comfortable and attractive roof  
space.  Planter boxes designed for edible plants encourage urban gardening.  
Tenants will be able to enjoy views of Elliot Bay, as well as the downtown skyline.  
The roof will be served by both staircases and the elevator.  

The podium level courtyard is intended to serve as a private amenity area for the 
two adjacent units.  Planters will provide separation and a green screen will provide 
privacy from the open stair to the units looking over the courtyard.
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ROOF DECK LOOKING SOUTHEAST 

A portion of the roof is intended to be used by all residents as an amenity space.  
Landscape and hardscape are proposed to create a comfortable and attractive roof  
space.  Planter boxes designed for edible plants encourage urban gardening.  
Tenants will be able to enjoy views of Elliot Bay, as well as the downtown skyline.  
The roof will be served by both staircases and the elevator.  

The podium level courtyard is intended to serve as a private amenity area for the 
two adjacent units.  Planters will provide separation and a green screen will provide 
privacy from the open stair to the units looking over the courtyard.
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