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1 • Rainier Avenue Streetscape along site
2 • S. Estellve Streetscape along site
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1 • Apartment Building
2 • Willie’s BBQ Restaurant
3 • Apartment Building
4 • Church
5 • Adjacent Vacant Lot and Taco Bus
6 • Chubby and Tubby Hardware
     (Soon to be Chubby and Tubby Workforce Housing)

7 • Two Story Mixed Use Building
8 • Single  Family Residence
9 • Auto Repair  
10 • Aerial Photo  
        (orange square indicates project site)
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1 • Corner of Rainier and Estelle
2 • View from across the street of Rainier
3 • Corner of Estelle and Alley
4 • Adjacent Lot looking north
5 • Aerial Photo
6 • Estelle
7 • Estelle
8 • Graffi ti along adjacent building down alley
9 • Alley  

10 • Aerial from the south
11 • Aerial from the west        

(orange squares indicates project site)
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EXISTING USE
The site is currentlly occupied by a single story auto repair shop with accessory 

structures. 

TOPOGRAPHY
The site is essentially fl at.

SOLAR ACCESS
Rainier Avenue has good early morning eastern light in the winter when the 

trees are without leaves. The south has good solar access, but only unitl the 
adjacent site is developed.

VIEWS
Mt. Rainier views would be available from the eastern and southern facing units.
Downtown views would be available from the upper level fl oors.

VEGETATION
The site has three large (2’ dia.) trees in the ROW. The produce a large canopy 

with a radius of approximately 20’ - 25’

NEIGHBORHOOD DEVELOPMENT
The site is located in the heart of Rainier Valley. Just north of Columbia City. 

There is an increase in larger multifamily projects. Including one block north 
(Chubby and Tubby 55 unit) and one block south.

ACCESS AND TRANSPORTATION
Rainier Avenue is a main Arterial with a high volume of traffi c. The site is within 

walking distance of several bus stops. Estelle will require frontage development. 
The alley is currently a dirt road and will therefore require improvements. There 
is minimal foot traffi c. 
Parking Access will want to be from the Alley.

OTHER
Power lines extend near or over the property lines along the north and west.
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ZONING SUMMARY (departure requests in red)

23.47A COMMERCIAL

23.47A.008. Street-level development standards. 
 .A.2.a  Blank segments of the street-facing facades between 2’ & 8’       
                         may not exceed 20’ in width
 .A.2.b Total of blank segment facades may not exceed 40% of             
                         the street facing façade

.B.2.a 60% of the façade between 2’ and 8’ shall be transparent
 .B.3.a Nonresidential uses must extend an average of 30’ deep  
                        and 15’ minimum from the street facing façade.
.B.3.b Nonresidential uses shall have a fl oor-to-fl oor height of 13’  
            minimum
.E Live work units are subject to the above provisions and shall locate 
            the work portion of the unit on the street-level street-facing façade.  

23.54 QUANTITY AND DESIGN STANDRADS FOR 
 ACCESS AND OFF- STREET PARKING

23.54.015 Required Parking
 .A Parking required per Chart A (commercial) 

 D. Parking waivers for nonresidential uses. 
  2. In all other commercial zones and in pedestrian   

  designated zones for uses not listed in Chart D, no parking  
  is required for the fi rst one thousand fi ve hundred (1,500) 
  square feet of each business establishment.
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Section

Typical Residential LevelGround LevelTypical Parking Level

Residential

Commercial

Live Work

Parking and Common

Street Level View to Northeast  Corner
South Estelle Street

Rainier Avenue S.

Option 1
LOT 14,400
FAR 4.75
FLOOR AREA SUMMARY

Allowed Area 68,400 sf

Proposed Area 71,506 sf
LEVEL Gross Floor Area per level

1 12436 sf
2 11814 sf
3 11814 sf
4 11814 sf
5 11814 sf
6 11814 sf

SETBACKS
North  (Estelle St.) 0'
South   (Property Line) 2'
East      (Rainier Ave.) 9'
West    (Alley) 0'
COMMERCIAL 2500 sf
PARKING

Required 75 stalls
Provided 77 stalls

UNIT SUMMARY
Live - Work 6

Open One Bedrooms 40
One Bedrooms 17
Two Story Loft 8

Two Bedrooms 4

75 Units
Advantages
Stronger Design due to modulation and variation
Larger variety of unit types
Greater setback from street trees
Disadvantages
Lack of alley setback adjacent to sloping residential zone
Shadows projected on adjacent neighbors
Height, bulk, and scale relationship to adjacent SFR
Parking garage intrudes upon trees' root system
Departures
Alley setback - reduce from 7' to 0'
Parking locations and access for surface parking
Landscape and screening for surface parking
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Section

Typical Residential LevelGround LevelTypical Parking Level

Residential

Commercial

Live Work

Parking and Common

Street Level View to Northeast  CornerSouth Estelle Street
Rainier Avenue S.

Option 2- Code Compliant
LOT 14,400
FAR 4.75
FLOOR AREA SUMMARY

Allowed Area 68,400 sf

Proposed Area 68325 sf
LEVEL Gross Floor Area per level

1 13253 sf
2 11504 sf
3 11504 sf
4 10688 sf
5 10688 sf
6 10688 sf

SETBACKS
North  (Estelle St.) 0'
South   (Property Line) 2'
East      (Rainier Ave.) 0'
West    (Alley) 7'
COMMERCIAL 2500 sf
PARKING

Required 78 stalls
Provided 79 stalls

UNIT SUMMARY
Live - Work 7

Open One Bedrooms 67
One Bedrooms
Two Bedrooms 4

78 Units

Advantages
Code compliant
Set back from adjacent residential zone

Disadvantages
Flat façade with less variation
Shadows projected on adjacent neighbors
Height, bulk, and scale relationship to adjacent SFR
Parking garage intrudes upon trees' root system
Departures
None
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Section

Street Level

Residential

Commercial

Live Work

Parking and Common

Street Level View to Northeast  Corner
South Estelle Street

Rainier Avenue S.

Option 3 - Preferred
LOT 14,400
FAR 4.75
FLOOR AREA SUMMARY

Allowed Area 68,400 sf

Proposed Area 30000 sf
LEVEL Gross Floor Area per level

1 9000 sf
2 9000 sf
3 8000 sf
4 4000 sf

SETBACKS
North  (Estelle St.) 0'
South   (Property Line) 1'
East      (Rainier Ave.) 0'
West    (Alley) 0'
COMMERCIAL 0 sf
PARKING

Required 0 stalls
Provided 0 stalls

UNIT SUMMARY
Live - Work 20

Studios 0
One Bedrooms 0
Two Bedrooms 0

20 Units

Advantages
Scale of project to adjacent residential zone
No underground parking - protects street tree root system
Design creates greater sense of community and security
Diminished height 

Less traffic due to minimized unit count
Affordable housing and more businesses
Disadvantages
Not in keeping with the density of the future development
Not in keeping with the scale of the future development

No parking provided  
Departures
Alley setback - reduce from 7' to 0'
Commercial Transparency - reduce from 60% to 50%
Floor to floor height of 13' - reduce to 12'
Trash location - locate within each unit

Typical  Upper LevelRoof Plan

Courtyard
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Advantages
Stronger Design due to modulation and variation
Larger variety of unit types
Greater setback from street trees
Disadvantages
Lack of alley setback adjacent to sloping residential zone
Shadows projected on adjacent neighbors
Height, bulk, and scale relationship to adjacent SFR
Parking garage intrudes upon trees' root system
Departures
Alley setback - reduce from 7' to 0'
Parking locations and access for surface parking
Landscape and screening for surface parking

Option 2- Code Compliant
LOT 14,400
FAR 4.75
FLOOR AREA SUMMARY

Allowed Area 68,400 sf

Proposed Area 68325 sf

Advantages
Code compliant
Set back from adjacent residential zone

Disadvantages
Flat façade with less variation
Shadows projected on adjacent neighbors
Height, bulk, and scale relationship to adjacent SFR
Parking garage intrudes upon trees' root system
Departures
None

Option 1
LOT 14,400
FAR 4.75
FLOOR AREA SUMMARY

Allowed Area 68,400 sf

Proposed Area 71,506 sf

Option 3 - Preferred
LOT 14,400
FAR 4.75
FLOOR AREA SUMMARY

Allowed Area 68,400 sf

Proposed Area 30000 sf

Advantages
Scale of project to adjacent residential zone
No underground parking - protects street tree root system
Design creates greater sense of community and security
Diminished height 

Less traffic due to minimized unit count
Affordable housing and more businesses
Disadvantages
Not in keeping with the density of the future development
Not in keeping with the scale of the future development

No parking provided  
Departures
Alley setback - reduce from 7' to 0'
Commercial Transparency - reduce from 60% to 50%
Floor to floor height of 13' - reduce to 12'
Trash location - locate within each unit 1916 23rd Ave. S.
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PERTINENT CITY GUIDELINES

A3 • Entrances visible to the Street

A4 • Human Activity
A6 • Transition Between Residence and Street
A10 • Corner Lots

B1 • Height Bulk Scale

C2 • Architectural Concept and Consistency
C4 • Exterior Finish Material

D7 • Personal Safety and Security
D12 • Residential Entries and Transisitions

DEVELOPMENT OBJECTIVES

The proposal is for a 20 unit, affordable Live-Work Artist Development. The 
units would be centered around a shared courtyard open to both the public and 
the residence.

The objective is to provide a high quality designed, affordable housing develop-
ment for the residence and the neighborhood. We recognize there is a need for 
affordable house in this area.  This project proposes to fi ll that need with a com-
munity of small business and residences. Ultimately this project requires effi ciency 
of massing and construction along with elegance of design.
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Pb elemental is a collaboration of professionals specializing in modern urban-
infi ll architecture, structural engineering, construction, and development. 
Architectural services cover a broad breadth of projects from single family 
homes to 40+ story high rises. LEAD construction is scheduled to build over 
eight residences/town homes/condos over the next two years while LEAD 
Development is creating numerous large scale (100+ unit mixed-use) projects 
within Seattle in the next three years, including an entire block on Rainier 
Avenue and a twenty-four story 200-unit condo/hotel in between Pioneer 
Square and the International district. 

1 • Crown Hill Live-Work
2 • 18th Avenue Townhomes
3 • South Park Townhomes
4 • 14th Avenue Townhomes
5 • Westlake Townhomes
6 • 9th Avenue SW Live-Works
7 • Alexander Residences - 4 SFR   
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