
DRAFT
ZONE MASSING

EXAMPLE SITE

PRECEDENTS EXISTING ZONING

SINGLE FAMILY

SINGLE FAMILY

LOWRISE

LOWRISE 2  
Rental Apartment - transition - small infill site

Height 
Limit

30’ + 5’

FAR max 1.3

Setbacks

Front 5’ min

Rear 10’ w Alley, 
15’ w/o

Sides
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length or 7’av-
erage, 5’ min.
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Lot Size  10,000sf
FAR max  x 1.3
Total Allowed GSF  =  13,000
Efficiency Factor .8
Total NSF 10,400
Average net unit size 650
Total units 16

Lot Size  10,000sf
FAR max  x 1.4
Total Allowed GSF  =  14,000
Efficiency Factor .8
Total NSF 11,200
Average net unit size 650
Total units 17

Height 
Limit

40’ + 5’

FAR max 1.4

Setbacks

Front 5’ min

Rear 10’ w Alley, 
15’ w/o

Sides
5’ if bldg less 
than 40’ in 
length or 7’av-
erage, 5’ min.

1808 12th Ave S (LR3)
Diepenbrock Architecture

PROPOSEDEXISTING

EXISTING LR2

URBAN VILLAGE BOUNDARIES

PERFORMANCE HOUSING  

High Market Area (7%)    1.21 = 2 units
Medium Market Area (6%) 1.03 = 2 units
Low Market Area (5%) .86 = 1 unit

PAYMENT HOUSING 

High Market Area ($18/sf) $252k
Medium Market Area ($12/sf) $168k
Low Market Area ($7/sf) $98k

AFFORDABLE HOUSING QUANTITIES

Example Floorplan
typical floor

*If rounding down to provide affordable performance 
unit, developer must pay for the fraction they are 

rounding off as payment housing 

LANDSCAPING AMENITIES
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ZONE MASSING

EXAMPLE SITE

PRECEDENTS EXISTING ZONING

NEIGHBORHOOD COMMERCIAL 55  
(NC - 55) - Mixed Use - in mixed use context 
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Height Lim-
it

40’

FAR max 3.25

Setbacks

  Front
Dwellings 4’ 
above or 10’ 
back

  Rear 0

  Sides 0

Lot Size  18,000sf
FAR max  x 3.25
Total Allowed GSF  =  58,500
Efficiency Factor .8
Total NSF 46,800
Ground Floor Commercial 5,000
Total Net Residential 41,800
Average net unit size 750
Total units 58

Lot Size  18,000sf
FAR max  x 3.75
Total Allowed GSF  =  67,500
Efficiency Factor .8
Total NSF 54,000
Ground Floor Commercial 5,000
Total Net Residential 49,000
Average net unit size 750
Total units 65

400 Roy St
Grace Architects PLLC

Height Lim-
it

55’

FAR max 3.75

Setbacks

  Front
Dwellings 4’ 
above or 10’ 
back

  Rear 0

  Sides 0

PROPOSEDEXISTING

*If rounding down to provide affordable performance unit, developer 
must pay for the fraction they are rounding off as payment housing 

PERFORMANCE HOUSING  (commercial addition)

High Market Area (7%)    4.57 (+.47) = 5 units
Medium Market Area (6%) 3.92 (+.40) = 5 units
Low Market Area (5%) 3.27 (+.33) = 4 units

PAYMENT HOUSING 

High Market Area ($18/sf) $1.13M (+40k) = $1.17M
Medium Market Area ($12/sf) $.75M (+35k) = $.79M
Low Market Area ($7/sf) $.44M (+25k) = $.47M

AFFORDABLE HOUSING QUANTITIES

EXISTING NC40

URBAN VILLAGE BOUNDARIES

Example Floor-
plan

typical floor

LANDSCAPING AMENITIES

COMMERCIAL SPACE
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ZONE MASSING

EXAMPLE SITE

PRECEDENTS EXISTING ZONING

NEIGHBORHOOD COMMERCIAL 55  
(NC - 55) - Mixed Use - transition condition
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SINGLE FAMILY

LOWRISE

Height 
Limit

40’

FAR max 3.25

Setbacks

Front
Dwellings 4’ 
above or 10’ 
back

Rear
10’ next to a 
residentially 
zoned lot

Sides
15’ next to a 
residentially 
zoned lot

Parking
1 per unit; No 
min in Urban 
Villages Lot Size  15,000sf

FAR max  x 3.25
Total Allowed GSF  =  48,750
Efficiency Factor .8
Total NSF 39,000
Ground Floor Commercial 5,000
Total Net Residential 34,000
Average net unit size 750
Total units 45

Lot Size  15,000sf
FAR max  x 3.75
Total Allowed GSF  =  56,250
Efficiency Factor .8
Total NSF 45,000
Ground Floor Commercial 5,000
Total Net Residential 40,000
Average net unit size 750
Total units 53

Height Lim-
it

55’

FAR max 3.75

Setbacks

Front
Dwellings 4’ 
above or 10’ 
back

Rear
10’ next to a 
residentially 
zoned lot

Sides
15’ next to a 
residentially 
zoned lot

EXISTING NC40

URBAN VILLAGE BOUNDARIES

Example Floor-
plan

typical floor

PROPOSEDEXISTING

*If rounding down to provide affordable performance unit, developer 
must pay for the fraction they are rounding off as payment housing 

PERFORMANCE HOUSING  (commercial addition)

High Market Area (7%)    3.73 (+.47) = 5 units
Medium Market Area (6%) 3.20 (+.40) = 4 units
Low Market Area (5%) 2.67 (+.33) = 3 units

PAYMENT HOUSING 

High Market Area ($18/sf) $.93M (+40k) = $.97M
Medium Market Area ($12/sf) $.62M (+35k) = $.66M
Low Market Area ($7/sf) $.36M (+25k) = $.39M

AFFORDABLE HOUSING QUANTITIES

LANDSCAPING AMENITIES

COMMERCIAL SPACE

5201 Rainier Ave S
S+H Works

2 5201 Rainier Ave S  EARLY DESIGN GUIDANCE  SDCI # 3018378
 5201 RAINIER LLC | S+HWorks

ARCHITECTURE & DESIGN
LLC 

CONCEPT A: L-SHAPE CONCEPT B: INTERIOR COURTYARD CONCEPT C: PREFERRED
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RAINIER AVE S

115 Units
7 Live/work units, 1,100-1,500 sf (each)
2,187 Commercial sf
22 Parking stalls provided

120 Units
4 Live/work units, 870-1,500 sf (each)
2,035 Commercial sf
48 Parking stalls provided

115 Units
3 Live/work units, 1,390-1,500 sf (each)
1,910 Commercial sf
56 Parking stalls provided

EDG 2 - CONCEPT SUMMARY

2 5201 Rainier Ave S  EARLY DESIGN GUIDANCE  SDCI # 3018378
 5201 RAINIER LLC | S+HWorks

ARCHITECTURE & DESIGN
LLC 

CONCEPT A: L-SHAPE CONCEPT B: INTERIOR COURTYARD CONCEPT C: PREFERRED

COMMERCIAL

RESIDENTIAL

COMMERCIAL
CAR LOT

80'-0" R.O.W
.

280'-8"

63'-0"

26'-5"

36'-10"

38'-8"

38'-8"

5'-0"

57'-4"

19
3'

-5
"

55
'-1

1"
11

3'
-6

"

14'-11
"

15
'-0

"

STAIRMECH.

LIVE/WORK

EXT. OAK 
STREES 
TREES TO 
REMAIN 
(4) TOTAL

NEW 
STREET 
TREE, (5) 
AT 39TH

(LR2)

LR2

(NC2-40)

(NC2-40)

(NC2-40)

(C2-65)

60
'-0

" R
.O

.W
.

41’-10”37’-5”42’-7 1/2” 40’-0”

20’-0”
DRIVEWAY

45’-7 1/4”

25
'-0

"

PARKING  - 22 SPACES
EL. 118.75'

COMMERCIAL
EL. 118.0'

LOBBY
EL. 118.0'

LIVE/WORK
EL. 118.0'

LIVE/WORK
EL. 120.0'

LIVE/WORK
EL. 121.83'

22
'-3

"

ELEV
MECH

BIKES

MECH

MECH STAIR

STAIR

MECH

LIVE/WORK
EL. 121'

LIVE/WORK
EL. 121.83'

TRASH

L2 ABOVE

CANOPY ABOVE, TYP.

NEW 
STREET 
TREES, (3) 
AT RAINIER

DN

D
N

R
AM

P

16'-0" 22'-0" 22'-0"32'-0"

LIVE/WORK
EL. 121'

25
'-0

"

RAINIER AVE S

DOWNTOWN COLUMBIA CITY

39TH AVE S

COMMERCIAL

RE
SI

D
EN

TI
A

L

COMMERCIAL
CAR LOT

LOFT LOFT BIKESLOFTLOFT

80'-0" R.O.W
.

60
'-0

" R
.O

.W
.

22
'-3

"

18
6'

-7
"

222'-6"

274'-4"

63'-0"

26'-5"

36'-0"

36'-0"

36'-0"

77'-0"

13
3'

-5
"

156'-8" 33'-4" 32'-6"

53
'-2

"

PARKING - 50 SPACES
EL. 118.75'

MECH

ELEV
MECH

TRASH
COMMERCIAL

EL. 118.0'

LIVE/WORK
EL. 118.0'

LIVE/WORK
EL. 120.0'

LIVE/WORK
EL. 121.83'

LIVE/WORK
EL. 121.83'

LOBBY
EL. 118.0'

L2 ABOVE

MECH

13 STALLS BELOW

CANOPY ABOVE,
TYP.

MECH
STAIR

RAINIER AVE S

DOWNTOWN COLUMBIA CITY

39TH AVE S

RE
SI

D
EN

TI
A

L

COMMERCIAL
CAR LOT
(NC2-40)

RAINIER AVE S

DOWNTOWN COLUMBIA CITY

COMMERCIAL

NEW STREET
TREES, (5) 
AT 39TH AVE

NEW STREET TREES
 (3) AT RAINIER

EL. 118.75'

EL. 120.0'

EL. 121.83'

EL. 121.83'

EL. 118.0'

R
AM

P

D
N

L2 ABOVE

EL. 118.0'

R
ES

ID
EN

TI
AL

LR
2

EXISTING OAK
STREET TREES
TO REMAIN 
(4 TOTAL)

ST
AI

R

ST
AI

R

TRASH

MECH.

ELEV. +MECH.

D
RI

VE
W

AY

COMMERCIAL

LOBBY

BIKE

LIVE/WORK

LIVE/WORK

LIVE/WORK

TOWN
HOME

TOWN
HOME

TOWN
HOME

TOWN
HOME

PARKING (56 SPACES)

8 STALLS BELOW

(NC2-40)

(NC2-40)

(C2-65)

LR2

70'-0" 57'-2"5'-2" 22'-0" 23'-7" 43'-11"

22
'-1

"

279'-11
"

64'-5"

15'-4"

32'-0"

48'-0"

48'-0"

72'-2"

18
9'

-7
"

12
3'

-6
"

49
'-5

"

221'-10"

15'-0" 15'-0"20'-0" 20'-0"30'-0"

22
'-6

"
16

'-0
"

16
'-0

"

CANOPY ABOVE, TYP.

16
'-8

"

80'-0" R.O.W
.

60
'-0

" R
.O

.W
.

EL. 127.00'

UNITS

UNITS

UNITS COURTYARD

UNITS

UNITS

UNITS

UNITS

UNITS

UNITS

UNITS

LIVE/WORK LIVE/WORK LIVE/WORK LOBBY COMMERCIAL

12
’-0

”
10

’-0
”

10
’-0

”
10

’-0
”

10
’-0

”
16

’-9
”

LIVE/WORK

LEVEL 2
EL. 135.17’ 

UNITS

UNITS

UNITS

UNITS

UNITS

UNITS

UNITS

UNITS

UNITS

UNITS

LIVE/WORK LIVE/WORK LIVE/WORK LIVE/WORK LOBBY COMMERCIAL

12
’-0

”
10

’-0
”

10
’-0

”
10

’-0
”

10
’-0

”
16

’-9
”

LEVEL 2
EL. 135.17’ 

UNITS

UNITS

UNIT UNIT UNITUNIT

UNITS

UNITS

UNITS

UNITS

UNITS LEVEL 2
EL. 135.17’ 

UNITS

UNITS

LIVE/WORK LIVE/WORK LIVE/WORK BIKES LOBBY COMMERCIAL

12
’-0

”
10

’-0
”

10
’-0

”
10

’-0
”

10
’-0

”
16

’-9
”

SECTION LOOKING WEST  SECTION LOOKING WEST SECTION LOOKING WEST

SITE PLAN SITE PLAN SITE PLAN 

SCALE: N.T.S.SCALE: N.T.S.SCALE: N.T.S.

SCALE: N.T.S.SCALE: N.T.S.SCALE: N.T.S.

NNN

RAINIER AVE S
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RAINIER AVE S

115 Units
7 Live/work units, 1,100-1,500 sf (each)
2,187 Commercial sf
22 Parking stalls provided

120 Units
4 Live/work units, 870-1,500 sf (each)
2,035 Commercial sf
48 Parking stalls provided

115 Units
3 Live/work units, 1,390-1,500 sf (each)
1,910 Commercial sf
56 Parking stalls provided

EDG 2 - CONCEPT SUMMARY

18 5201 Rainier Ave S  EARLY DESIGN GUIDANCE  SDCI # 3018378
 5201 RAINIER LLC | S+HWorks

ARCHITECTURE & DESIGN
LLC 

EDG 2 CONCEPT C: 39TH AVE S FRONTAGE FEEDBACK

39TH AVE S

TRASH
ROOM TOWNHOUSES 

AT GRADE

EXPLORE ALTERNATE 
LOCATIONS FOR GARAGE 
ENTRANCE (DC1.B.1)

DRIVEWAY

PLAZA

TOWNHOUSE ENTRY

STUDY OUTDOOR AMENITY 
CONFIGURATION AND ACCESS  
(DC3.A.1, DC3.B.1)NORTH CORNER IS PROMINENT 

ALONG RAINIER - EXPLORE 
STRATEGIES TO MITIGATE HEIGHT, 

BULK, AND SCALE (CS2.C.1, CS2.D.3)

PL PL

N39TH AVE S. FRONTAGE
N.T.S.

PL

CREATE OPPORTUNITIES FOR 
PUBLIC AMENITIES AT GRADE 

(CS2.B.2, PL3.B.4, DC3.C.2)

EXPLORE RELATIONSHIP 
BETWEEN RAINIER MASSING 
AND TOWNHOUSES (DC2.B.1)

20

NICHOLSON KOVALCHICK ARCHITECTSnk

REVISED SCHEME - CORNER ELEMENT OPTION

Fin element accents the corner to further 
differentiate it from the north massing and 
strengthen the gateway feeling

TOWER ELEMENT

4561 MLK Way S
Nicholson Kovalchick Architects


