
S i n g l e  F a m  R e s i d e n c e
5 9 5 7  C a l i f o r n i a  
A v e n u e  S o u t h w e s t
S e a t t l e ,  W A  9 8 1 3 6

M i x e d  U s e  
L i b e r t y  C l o t h i n g
5 9 5 3  C a l i f o r n i a  
A v e n u e  S o u t h w e s t
S e a t t l e ,  W A  9 8 1 3 6

M u l t i  F a m i l y
5 9 4 1  C a l i f o r n i a  
A v e n u e  S o u t h w e s t
S e a t t l e ,  W A  9 8 1 3 6

M u l t i  F a m  
M i c r o  A p a r t m e n t s
5 9 4 9  C a l i f o r n i a  
A v e n u e  S o u t h w e s t
S e a t t l e ,  W A  9 8 1 3 6

M u l t i  F a m i l y
5 9 3 7  C a l i f o r n i a  
A v e n u e  S o u t h w e s t
S e a t t l e ,  W A  9 8 1 3 6

M u l t i  F a m i l y
5 9 1 7  C a l i f o r n i a  A v e n u e  
S o u t h w e s t
S e a t t l e ,  W A  9 8 1 3 6

M u l t i  F a m i l y
5 9 1 1  C a l i f o r n i a  
A v e n u e  S o u t h w e s t
S e a t t l e ,  W A  9 8 1 3 6

M u l t i  F a m i l y  
5 9 0 7  C a l i f o r n i a  
A v e n u e  S o u t h w e s t
S e a t t l e ,  W A  9 8 1 3 6

C o m m e r c i a l
J u n e a u  S t .  M a r k e t
5 9 0 5  C a l i f o r n i a  
A v e n u e  S o u t h w e s t
S e a t t l e ,  W A  9 8 1 3 6

C A L I F O R N I A  A V E .
A C R O S S  

F R O M  S I T E

C
al

if
o

rn
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 A
ve
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W

SW Raymond St

SW Juneau St

B

B

B Elevation California Ave. East
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DESIGN GUIDELINES



• Existing Site Features: Use changes in topography, site shape, and 
vegetation or structures to help make a successful fi t with adjacent 
properties; for example siting the greatest mass of the building on 
the lower part of the site or using an existing stand of trees to buffer 
building height from a smaller neighboring building. A: The neighborhood is constituted of townhomes and 

apartments to the north and smaller lots/buildings to the south. 
The project will acknowledge the current architectural context, by 
addressing in its triangulated roof design.

CS2:

D. HEIGHT, BULK, AND SCALE

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 where it is already present, and respond to datum lines created by 
adjacent buildings at the fi rst three fl oors. Where adjacent properties are 
undeveloped or underdeveloped, design the party walls to provide visual 
interest through materials, color, texture, or other means. 

• Fitting Old and New Together: Create compatibility between 
new projects, and existing architectural context, including 
historic and modern designs, through building articulation, 
scale and proportion, roof forms, detailing, fenestration, and/
or the use of complementary materials. 

• Contemporary Design: Explore how contemporary designs can 
contribute to the development of attractive new forms and 
architectural styles; as expressed through use of new materials 
or other means. 

C: The massing of the building responds to the buildings adjacent 
to the site by breaking down the roof form and massing to refl ect the 
scale of a single family residences along Raymond St.

D: The height of the structure is smaller on California Ave. SW, 
responding to the scale of the single family and multi family buildings 
on the street. The triangulated roof line is lowest when facing the back 
alley way so as to accomodate the small scale residential character of 
the houses on the back alley.

Contribute to the architectural character of the 
neighborhood.

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

ARCHITECTURAL CONTEXT 
AND CHARACTER

URBAN PATTERN & FORM CS3:

C. RELATIONSHIP TO THE BLOCK
A. EMPHASIZING POSITIVE NEIGHBORHOOD 
     ATTRIBUTES

• Sun and Wind: Take advantage of solar exposure and natural 
ventilation available onsite where possible. Use local wind 
patterns and solar gain as a means of reducing the need for 
mechanical ventilation and heating where possible.

• On-Site Features: 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 wherever possible. Consider relocating signifi cant 
trees and vegetation if retention is not feasible.

B: Sunlight and Natural Ventilation: The project creates 
outdoor courtyards for the residents of the building. The 
courtyard allows for natural ventilation.

Orientation of residential units: The apartments are oriented 
along and East - West axis to minimize solar exposure and 
increase cross ventilation.

D: Plants and Habitat: By preserving the Western Cedar tree 
(neighbor’s tree) on the Southern edge of the property,  the 
mass of the building is broken down.

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

NATURAL SYSTEMS AND 
SITE FEATURES

CS1:

B. SUNLIGHT AND NATURAL VENTILATION

D. PLANTS AND HABITAT
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• 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.

• Lighting for Safety: Provide lighting at suffi  cient lumen intensities 
and scales, including pathway illumination, pedestrian and entry 
lighting, and/or security lights.

• Design Integration: Integrate weather protection, gutters and 
downspouts into the design of the structure as a whole, and 
ensure that it also relates well to neighboring buildings in design, 
coverage, or other features. 

B: Outdoor plazas  and entries shall be well lit and located along 
the sidewalk and along the circulation stairs, allowing for a secure 
pedestrian open space.

C: Weather protection at the entry shall be designed at entries 
and stairways. Gutters shall be designed to be visually integrated 
in the design. 

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

WALKABILITYPL2:

B. SAFETY AND SECURITY

C. WEATHER PROTECTION

• 1. Serving all Modes of Travel: Provide 
safe and convenient access points or all 
modes of travel. 

This projesct shall serve all modes of travel. In 
the project, we provide parking, a bike storage 
room and also assist residents to utilize public 
transit.  

Incorporate design features 
that facilitate active forms of 
transportation such as walking, 
bicycling, and use of transit.

TRANSPORTATIONPL4:

A. ENTRY LOCATIONS AND
     RELATIONSHIPS

• 1. Below-Grade Parking: Locate parking below grade wherever possible. Where a 
surface parking lot is the only alternative, locate the parking in rear or side yards, 
or on lower or less visible portions of the site. 

• 1. Access Location and Design: Choose locations for vehicular access, service 
uses, and delivery areas that minimize confl ict between vehicles and non-motorists 
wherever possible. Emphasize use of the sidewalk for pedestrians, and create safe 
and attractive conditions for pedestrians, bicyclists, and drivers by: 
• a. using existing alleys for access or, where alley access is not feasible, 

choosing a location for street access that is the least visually dominant and/or 
which off ers opportunity for shared driveway use;

• b. where driveways and curb cuts are unavoidable, minimize the number and 
width as much as possible; and/or

• c. employing a multi-sensory approach to areas of potential vehicle pedestrian 
confl ict such as garage exits/entrances. Design features may include 
contrasting or textured pavement, warning lights and sounds, and s similar 
safety devices.

B. Vehicular Access Circulation:
Vehicular access will be provided at the back of the project, off  
the back alley. This minimizes pedestrian and vehicular crossings. 
Pedestrian access is safely provided through the landscaped route 
from the sidewalk to the entry.

C. Parking and Service uses:
The parking lot is located at the back of the lot, and can be accessed 
only  via the back alley.

Optimize the arrangement of uses and activities on site.

PROJECT USES AND ACTIVITIES

C. PARKING AND SERVICE USES

B. VEHICULAR ACCESS AND CIRCULATION

DC1:
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• 1. Façade Composition: Design all building facades—including alleys 
and visible roofs—considering the composition and architectural 
expression of the building as a whole. Ensure that all facades are 
attractive and well proportioned through the placement and detailing 
of all elements, including bays, fenestration, and materials, and any 
patterns created by their arrangement. On sites that abut an alley, 
design the alley façade and its connection to the street carefully. At 
a minimum, consider wrapping the treatment of the street-facing 
façade around the alley corner of the building

• 2. Reducing Perceived Mass: Use secondary architectural elements 
to reduce the perceived mass of larger projects. Consider creating 
recesses or indentations in the building envelope; adding balconies, 
bay windows, porches, canopies or other elements; and/or highlighting 
building entries

A: Reducing Perceived Mass: The site has been broken up 
though deep building recesses to aleviate the perceived 
mass and length of the structure.
 
B: Façade Composition: All facades of the building will 
be designed in a uniform arrangement so that there is a 
consistency to the openings and materiality all the way 
around the building. 

Develop an architectural concept that will result in a 
unifi ed and functional design that fi ts well on the site
and within its surroundings.

ARCHITECTURAL CONCEPT

B. ARCHITECTURAL AND FAÇADE COMPOSITION

A. MASSING

DC2:

• 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. 

A: Building Open space relationship: 
An exterior courtyard and an exterior staircase before the 
residence’s entry will be located along the north facade 
of the building and will provide residents with a direct 
connection to the outdoors. 

Integrate open space design with the design 
of the building so that each complements 
the other.

OPEN SPACE CONCEPT

A. BUILDING-OPEN SPACE RELATIONSHIP

DC3:

• 1. Scale and Character: Add interest to the streetscape with exterior signs and 
attachments that are appropriate in scale and character to the project and its 
environs. Signage should be compatible in character, scale, and locations while 
still allowing businesses to present a unique identity.

• 2. Coordination With Project Design: Develop a signage plan within the 
context of architectural and open space concepts, and coordinate the details 
with façade design, lighting, and other project features to complement the 
project as a whole, in addition to the surrounding context. 

• 1. Choice of Plant Materials: Reinforce the overall architectural and open space 
design concepts through the selection of landscape materials. Choose plants 
that will emphasize or accent the design, create enduring green spaces, and be 
appropriate to particular locations taking into account solar access, soil conditions, 
and adjacent patterns of use. Select landscaping that will thrive under urban 
conditions.

• 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.

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

EXTERIOR ELEMENTS 
AND FINISHES

B. SIGNAGE

D. TREES, LANDSCAPE AND HARDSCAPE MATERIALS

DC4:

B. Signage:  Signage to the main entry is critical  as the main door to the 
building is on the North side, away from the California Ave. SW.

D. Trees, Landscape and Hardscape materials: Plants will be chosen to 
accent the design and create inviting courtyards. The project will preserve 
the existing tree so as to enliven the public area. Permeable materials will 
be used as necessary in the courtyard.
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4.
plants along side yard

2.
push down at the 

street

3.
divide massing to 
respond to South 

neighbors

1.
push away from alley

california sw ave.

back alley

raymond st.
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MASSING SOLUTIONS



1: Puzzle Piece
37 SEDU + 4 EDU

Bike:    29
Parking:   5
Allowable Max. FAR  15,000 SF
Proposed FAR   14,222 SF
Gross SF   17,955 SF
MAX allowed height  44 FT

2: Trident
35 SEDU + 4 EDU

Bike:    27
Parking:   0
Allowable Max. FAR  15,000 SF
Proposed FAR   13,006 SF
Gross SF   15,794 SF
MAX allowed height  44 FT

3: Sawtooth
37 SEDU + 4 EDU

Bike:    29
Parking:   5
Allowable Max. FAR  15,000 SF 
Proposed FAR   13,146 SF
Gross SF   15,995 SF
MAX allowed height  44 FT

Departures
• Departure required for Amenity Area
• Current Amenity area provided: 1,050 SF
• Required Amenity area required: 1,875 SF

Departures
• No departure required

Departures
• Departure required for Facade Length
• Current facade length: 106’-6”
• Required max. Facade Length: 97.5’ 

Negative
• Elevator / Clerestory volumes on roof 
• No parking provided in the lot
• Mass focussed adjacent to single family zoning

Negative
• Project is close to the California Ave. S

Positive
• Frontal vertical circulation to California Ave
• Large rear yard setback
• Building mass broken down with off sets in plan

Negative
• Minimal front setback
• Bulk and scale visible from the South

Positive
• All units to the South have a view to a courtyard
• Massiveness of building is broken down with exterior stairs
• Large front yard setback

Positive
• Building frontage is reduced
• Smallest building footprint on site
• Step down volume from the street
• Parking provided
• Large rear setback
• Modulated form

106’-6” THUS REQUIRING FACADE LENGTH DEPARTURE

NOTES
.. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

NOTES
.. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

NOTES
.. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .
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South Elevation
Southern Facade Visible over Smaller Residences
- Elevator tower visible from the south

Elevated SW Perspective
Main Entrance off  of California Ave.
- Mass pushed up to the street edge
 

SW Aerial Image
Transitioning between low to mid rise buildings.

California Ave

California Ave

Raymond St

Raymond St

Positive
• Frontal vertical circulation to California Ave
• Large rear yard setback
• Building mass broken down with off sets in plan

Negative
• Minimal front setback
• Bulk and scale visible from the South

1: Puzzle Piece
37 SEDU + 4 EDU

Bike:    29
Parking:   5
Allowable Max. FAR  15,000 SF
Proposed FAR   14,222 SF
Gross SF   17,955 SF
MAX allowed height  44 FT

Departures
• Departure required for Amenity Area
• Current Amenity area provided: 1,050 SF
• Required Amenity area required: 1,875 SF
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View from the back alley
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South Elevation
Southern Facade Visible over Smaller Residences

Elevated SW Perspective
Main Entrance off  of California Ave.
 

SW Aerial Image
Transitioning between low to mid rise buildings.

California Ave

Raymond St

Negative
• Elevator / Clerestory volumes on roof 
• No parking provided in the lot
• Mass focussed adjacent to single family zoning

Positive
• All units to the South have a view to a courtyard
• Massiveness of building is broken down with exterior stairs
• Large front yard setback

2: Trident
35 SEDU + 4 EDU

Bike:    27
Parking:   0
Allowable Max. FAR  15,000 SF
Proposed FAR   13,006 SF
Gross SF   15,794 SF
MAX allowed height  44 FT

Departures
• Departure required for Facade Length
• Current facade length: 106’-6”
• Required max. Facade Length: 97.5’ 

California Ave

Raymond St
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Typical Floor PlanN
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View from the back alley

Residential Unit

Circulation

Lobby/Amenity Space

Green Space

Parking

5’

AGP

16’ 
FROM PL 10’ 

FROM 
PL

32’

4
4

’ F
R

A
M

 A
G

P3
0

’

1
6

’
E

LE
V

.

4
0

’ F
R

O
M

 S
ID

E
W

A
LK

POTENTIAL ZONING MASSING

PL
PL

Early Design Guidance
3024606

Early Design Guidance

Cobb California, Seattle, WA
09.15.2016

© HYBRID ARCHITECTURE AND ASSEMBLY
1205 E PIKE STREET, SUITE 2D, SEATTLE, WA 98122

206.267.9277  
www.hybridarc.com

p:
w:

23



South Elevation
Southern Facade Visible over Smaller Residences

Elevated SW Perspective
Main Entrance off  of California Ave.
 

SW Aerial Image
Transitioning between low to mid rise buildings.

Raymond St

Departures
• No departure required

Negative
• Project is close to the California Ave. S

Positive
• Building frontage is reduced
• Smallest building footprint on site
• Step down volume from the street
• Parking provided
• Large rear setback
• Modulated form

3: Sawtooth
37 SEDU + 4 EDU

Bike:    29
Parking:   5
Allowable Max. FAR  15,000 SF 
Proposed FAR   13,146 SF
Gross SF   15,995 SF
MAX allowed height  44 FT

Raymond St
California Ave
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2: Trident
35 SEDU + 4 EDU
Bike:    27
Parking:   0
Allowable Max. FAR  15,000 SF
Proposed FAR   13,006 SF
Gross FAR   15,794 SF
MAX allowed height  44 FT

3: Sawtooth (preferred)
37 SEDU + 4 EDU
Bike:    29
Parking:   5
Allowable Max. FAR  15,000 SF 
Proposed FAR   13,146 SF
Gross FAR   15,995 SF
MAX allowed height  44 FT

Departures
• No departure required

Negative
• Elevator / Clerestory volumes on roof 
• No parking provided in the lot
• Mass focussed adjacent to single family zoning

Negative
• Project is close to the California Ave. S

Positive
• Frontal vertical circulation to California Ave
• Large rear yard setback
• Building mass broken down with off sets in plan

Negative
• Minimal front setback
• Bulk and scale visible from the South

Positive
• All units to the South have a view to a courtyard
• Massiveness of building is broken down with exterior stairs
• Large front yard setback

Positive
• Building frontage is reduced
• Smallest building footprint on site
• Step down volume from the street
• Parking provided
• Large rear setback
• Modulated form

1: Puzzle Piece
37 SEDU + 4 EDU
Bike:    29
Parking:   5
Allowable Max. FAR  15,000 SF
Proposed FAR   14,222 SF
Gross FAR   17,955 SF

Departures
• Departure required for Amenity Area
• Current Amenity area provided: 1,050 SF
• Required Amenity area required: 1,875 SF

Departures
• Departure required for Facade Length
• Current facade length: 106’-6”
• Required max. Facade Length: 97.5’ 

NOTES
.. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

NOTES
.. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .

NOTES
.. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .
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CONCEPT DEVELOPMENT



Townhouses on California Ave 
SW with Hardi-Plank siding

Inspiration from Context 
along California Ave SW

Townhouses on California Ave 
SW with varied roof form

Precent project in 
Portland with clerestories

Precent project in 
Portland with playful color

Neighbors to south with playful 
colors and plank siding

Materality

Northwest Perspective
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2- Entry court with 
seating / landscaping

1 - Gated Entry but still 
provides view into/out

3 - At grade exterior 
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ZONING CODE PROVISIONS

COMPLIES

COMPLIES

COMPLIES

COMPLIES

COMPLIES

PENDING SPU
REDUCED SIZE
APPROVAL

Early Design Guidance

Cobb California, Seattle, WA
09.15.2016

© HYBRID ARCHITECTURE AND ASSEMBLY
1205 E PIKE STREET, SUITE 2D, SEATTLE, WA 98122

206.267.9277  
www.hybridarc.com

p:
w:

34

Zoning Code Provisions



Clover Lofts

Kulle Apartments

Remington Court Townhomes

Killebrew Apartments

Harvard Avenue Apartments
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Project Experience


