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COMMERCIAL SQ.FT.
PARKING STALLS
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4.75
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115
3

1,910 sf
56

PROJECT TEAM
OWNER
ARCHITECT
SURVEYOR

5201 Rainier LLC
S+H Works, LLC

Emerald Land Surveying, Inc.

PROJECT DESCRIPTION
The proposed development is a mixed use apartment building 
containing 115 residential units and 1,910 sf of commercial space. 
56 parking stalls will be provided in a below grade parking garage.
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COLUMBIA CITY
Columbia City is a growing and vibrant urban area within Seattle 
which offers a unique combination of parks and public amenities. 
Following the recent addition of the light rail train, there has been 
a significant amount of development within the area consisting 
primarily of multi-family townhouse and mixed use projects. 

DEVELOPMENT GOALS
• Design a project that respects both the commercial and 

residential character of the surrounding area. 
• Create an attractive project that is welcoming and pedestrian 

friendly. 
• Respond appropriately to neighboring residential uses and 

create a transition between Rainier Ave and the surrounding 
residential streets. 

• Create high quality living units to further serve the growing 
neighborhood of Columbia City.
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SITE ANALYSIS
The project site is zoned NC2-40 (NC3-65 pending) and is flanked 
by NC2-40 across Rainier Ave S, C2-65 directly to the northwest, 
and LR2 to the west across 39th Ave S.  Rainier Ave S is a busy 
4 lane arterial corridor with public transit and provides direct 
access to downtown Seattle.  The project site is currently home to 
a used car lot and is surrounded by chain link fencing.  There are 
several small structures on the lot that serve the car dealership.

A variety of small businesses are located near the site, with 
the primary commercial corridor of Columbia City a few blocks 
to the north. The area is characterized by a diverse range of 
businesses and housing, creating an engaging and unique urban 
environment with great potential.
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CIRCULATION
Rainier Ave South is a four lane arterial street that connects  
Columbia City to Central Seattle, and continues south to Renton. 
Route 7 of King County Metro runs along Rainier Ave at regular 
intervals, with a bus stop located directly in front of the project 
site. Bike friendly routes are located one block west of the site, 
and a Zipcar site is one block to the northwest.  The light rail is 
located approximately half a mile to the west along Martin Luther 
King Jr Way.

TYPOLOGY / ADJACENCIES
The project site slopes upward gently toward the southwest, rising 
approximately 12 feet. The surrounding area slopes the same 
direction to form a small hill which crests at South Lucille Street. 
Small commercial and various storage buildings are located near 
the lot, and three story apartment buildings are located to the 
west.
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SURVEY
Surveyor: Emerald Land Surveying, Inc. 
Date: 01/23/2007
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EXISTING SITE CONDITIONS
The project site is home to a used car lot and auto 
repair shop. The grounds are poorly maintained and 
the site is surrounded in chain link fencing. The site 
has ample light exposure. The topography gradually 
slopes up to the south, climbing approximately 7’-9” 
along Rainier Ave S and 13’-6” along 39th Ave S. The 
ROW along Rainier Ave is in very good shape with a 
new sidewalk and large healthy street trees along the 
majority of its length. There is a generous planting 
strip along 39th Ave S. 
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CONCEPT A: L-SHAPE CONCEPT B: INTERIOR COURTYARD CONCEPT C: PREFERRED
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RAINER AVE S
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RAINER AVE S

115 Units
7 Live/work units, 700-1530 sf (each)
2,057 Commercial sf
25 Parking stalls provided

120 Units
4 Live/work units, 1037-1818 sf (each)
2,057 Commercial sf
48 Parking stalls provided

121 Units
3 Live/work units, 1404-1652 sf (each)
1,888 Commercial sf
55 Parking stalls provided

EDG 1 - CONCEPT SUMMARY
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 BOARD RECOMMENDATIONS
AUGUST 11, 2015 MEETINGFEEDBACK

CONCEPT A: L-SHAPED
• SUCCESSFUL IN MODULATION ALONG RAINIER AVE S, BUT PLAZA ABUTTING RAINIER WAS NOT 

APPROPRIATE.
• CONCERNED WITH TRANSITION TO ADJACENT LR2.
CONCEPT B: INTERIOR COURTYARD
• LEAST PREFERRED WITH LONG FACADES ALONG ALL PROPERTY LINES.
• INTERIOR COURTYARD IS LEAST BENEFICIAL. 
CONCEPT C: PREFERRED
• POTENTIAL FOR STRONG URBAN FRONTAGE ALONG RAINIER AVE S.
• POSITIVE COURTYARD ORIENTATION.
• ARRANGEMENT OF MASSING APPEARED DISJOINTED.
• SIZE AND CONFIGURATION OF LIVE-WORKS MAY BE PROBLEMATIC.

RESPONSE

ADJACENCY/TRANSITION
GUIDELINES: CS2.D
• PROVIDE FURTHER STUDY OF RELATIONSHIP OF PROJECT TO ADJACENT PROPERTIES.

1

GUIDANCE FOR EACH CONCEPT

OPEN SPACE
GUIDELINES: CS2.D.5, PL3.B, DC3.A
• PROVIDE FURTHER STUDY OF RELATIONSHIP OF PLAZA TO STREET AND ADJACENT RESIDENTIAL USES.

2

MASSING/ARTICULATION
GUIDELINES: CS2.A.2, CS2.C.1, CS2.D, DC2.A, DC2.B
• DEVELOP THE MASSING AND ARTICULATION.
• SHOW FURTHER CONTEXT AND ADJACENT BUILDINGS.

3

RAINIER AVE S: STRONG URBAN FRONTAGE
GUIDELINES: CS2.B, CS2.C.1, CS2.D
• PROVIDE FURTHER STUDY OF URBAN FRONTAGE ALONG RAINIER AVE S.

4

GUIDANCE FOR PREFERRED CONCEPT

RAINIER AVE S: LIVE-WORKS
GUIDELINES: PL3.B
• PROVIDE DIAGRAMMATIC PLANS FOR LIVE-WORK UNITS.

5

39TH AVE S: STREET-LEVEL FACADE
GUIDELINES: PL2.B.1, PL2.B.3, DC1.B, DC2.B
• DEVELOP FACADE WITH REGARDS TO TRANSPARENCY, BLANK WALLS, PEDESTRIAN SAFETY AND 

VEHICULAR ACCESS.

6

39TH AVE S: GARAGE ENTRANCE
GUIDELINES: DC1.B.1
• PROVIDE ANALYSIS FOR THE LOCATION OF THE GARAGE ENTRANCE.
• CONSIDER RELOCATING THE PARKING ENTRANCE FURTHER SOUTH.

7

ADJACENCY/TRANSITION
• RAINIER MASSING ARTICULATED TO REDUCE SCALE OF FRONTAGE, BUT BULK TOWARDS LR2.
• MEETS CODE REQUIREMENT FOR LR2 TRANSITION;  ADDITIONAL LANDSCAPE BUFFER PROVIDED.  

1
CONCEPT A

OPEN SPACE
• PLANTINGS & STRUCTURE ALONG THE RAINIER AVE S FRONTAGE ACT AS A BUFFER TO TRAFFIC.
• SOCIAL AREA PUSHED TO CENTER TO BALANCE RESIDENTIAL PRIVACY AND BUSY RAINIER FRONTAGE.

2

MASSING/ARTICULATION
• MASSING BROKEN DOWN INTO SMALLER ELEMENTS OF VARYING SCALES FOR MATERIAL EXPRESSION.
• CLEAR ARTICULATION OF PODIUM; MODULATION DOES NOT RELATE TO THE STREET.

3

ADJACENCY/TRANSITION
• BULK PUSHED TO PERIMETER OF SITE; RESIDENTIAL USE EXTENDED TO GRADE @ 39TH AVE S.
• MEETS CODE REQUIREMENT FOR LR2 TRANSITION; ADDITIONAL LANDSCAPE BUFFER PROVIDED.

1
CONCEPT B

OPEN SPACE
• PLAZA DEVELOPED AS SHADED LANDSCAPE FOCAL POINT WITH LIMITED SOCIAL SPACE.
• SOCIAL AREA LOCATED TOWARDS NORTH END OF PLAZA FOR MOST DAYLIGHT ACCESS.

2

MASSING/ARTICULATION
• UPPER STORY SETBACK DEFINES THE DESIGN AROUND ALL FACADES.
• RIGOROUS ARTICULATION RELIES ON SIMPLE MATERIAL PALETTE & DETAILING FOR EXPRESSION.

3

ADJACENCY/TRANSITION
• PRIMARY MASS PUSHED TOWARDS RAINIER, AWAY FROM LOWER SCALE NEIGHBORS.
• TOWNHOUSES LOWERED TO SOFTEN TRANSITION TO LR2.

1
CONCEPT C

OPEN SPACE
• PLAZA CONNECTS TO 39TH AVE S WITH A LARGE TERRACED PLANTING AREA AND STAIRCASE.
• PLAZA CONNECTS TO SOUTH PROPERTY THROUGH TERRACED LANDSCAPING.

2

MASSING/ARTICULATION
• RIGOROUS MODULATION ALLOWS FOR MATERIAL EXPRESSION & BREAKS DOWN THE OVERALL SCALE 

OF BUILDING.
• MODULATION AND EXPRESSION CARRIED AROUND THE ENTIRE STRUCTURE FOR CONSISTENCY.

3

RAINIER AVE S: STRONG URBAN FRONTAGE
• MODULATION RELATES TO STREET LEVEL AND CREATES A RHYTHM FOR FRONTAGE.
• PEDESTRIAN TRANSITIONS, CANOPIES, AND R.O.W. ELEMENTS ENHANCE THE PEDESTRIAN EXPERIENCE.

4

RAINIER AVE S: LIVE-WORKS
• LIVE WORK UNITS PROVIDE AN ACTIVE WORK SPACE TO AUGMENT THE COMMERCIAL FRONTAGE.
• LIVING SPACE AND WORK SPACE IS SEPARATED WITH A SECOND STORY LOFT.

5

39TH AVE S: STREET-LEVEL FACADE
• PLAZA-STREET CONNECTION CREATES MORE VISUAL INTEREST & SECURE SITE CIRCULATION.
• TOWNHOUSES LOWERED TO GRADE FOR MORE EYES ON THE STREET AND RESIDENTIAL TRANSITION.

6

39TH AVE S: GARAGE ENTRANCE
• TRAFFIC STUDY & ADDITIONAL ANALYSIS CONFIRMED THAT PREFERRED LOCATION IS SAFE FOR 

RESIDENTS AND NEIGHBORHOOD.

7
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EDG 2 CONCEPT A: L-SHAPE
114,008 GSF
115 UNITS
6 LIVE/WORK UNITS, 700-1500 SF EACH
2,187 COMMERCIAL SF
22 PARKING STALLS PROVIDED
4,761 SF- TOTAL COMMON AMENITY
 2,185 SF - COURTYARD
 2,576 SF - ROOF DECK
4.75 MAX FAR - 115,938 GFA

POSITIVE
• BREAKS UP FACADE MASSING ALONG RAINIER AVE S
• RESIDENTIAL COURTYARD FACES RAINIER AVE S
• MAXIMIZES BUILDABLE AREA

NEGATIVE
• LONG CONTINUOUS FACADE ALONG 39TH AVE S & 

SOUTH LOT LINE
• ABRUPT TRANSITION TO LR2 ZONE
• NO OPEN SPACE ON 39TH AVE S
• RESIDENTIAL COURTYARD FACES RAINIER AVE S
• LIVE-WORKS AT 39TH AVE S BRING COMMERCIAL 
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CIRCULATION
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39TH AVE S

RAIN
IER AVE S
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RAINIER AVE S

LEVEL 1 / P1 LEVEL 2 (L3-4 SIM) LEVELS 3-6 (L5 SIM)
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PERSPECTIVE LOOKING AT SOUTHWEST CORNER OF BUILDING PERSPECTIVE LOOKING AT SOUTHEAST CORNER OF THE BUILDING

C D

PERSPECTIVE LOOKING AT NORTH CORNER OF BUILDING

A B

EDG 1 CONCEPT A: MASSING

PERSPECTIVE LOOKING AT NORTHWEST CORNER OF BUILDING

RAIN
IER AVE S

39TH AVE S

A

BC

D N

NOTE: TREES NOT SHOWN
FOR CLARITY

RAINIER AVE S

39TH AVE S

S DAWSON ST
39TH AVE S 39TH AVE S

RAINIER AVE S

EDG FEEDBACK
ADJACENCY/TRANSITION:
• CONCERNED WITH TRANSITION TO 

ADJACENT LR2.

OPEN SPACE:
• POOR COURTYARD RELATIONSHIP TO 

RAINIER.

MASSING/ARTICULATION:
• GOOD MODULATION ALONG RAINIER, 

BUT BULKY AT LR2 TRANSITION. 

2

3

1
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PERSPECTIVE LOOKING AT SOUTHWEST CORNER OF BUILDING PERSPECTIVE LOOKING AT SOUTHEAST CORNER OF THE BUILDING

C D

PERSPECTIVE LOOKING AT NORTH CORNER OF BUILDING

A B

EDG 2 CONCEPT A: L-SHAPE

PERSPECTIVE LOOKING AT NORTHWEST CORNER OF BUILDING

RAIN
IER AVE S

39TH AVE S

A

BC

D N

RAINIER AVE S

39TH AVE S

S DAWSON ST
39TH AVE S

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• MASSING MEETS PRESCRIPTIVE 

CODE REQUIREMENTS FOR LR2 
TRANSITION.

• ADDITIONAL LANDSCAPE BUFFER 
PROVIDED AT SOUTH PROPERTY 
LINE TO SOFTEN TRANSITION.

OPEN SPACE:
• PLAZA HAS BEEN DEVELOPED WITH 

PLANTINGS AND SMALL SOCIAL 
AREAS.

• ARCHITECTURAL ELEMENT TO 
CREATE VISUAL CONNECTION TO 
RAINIER, YET PROVIDE BUFFER FOR 
TENANTS.

MASSING/ARTICULATION:
• MASSING BROKEN DOWN INTO 

SMALLER MODULES, BUT WITHOUT 
CLEAR HIERARCHY.

• PODIUM IS CLEARLY EXPRESSED; 
ARTICULATION HAS LITTLE 
RELATIONSHIP TO THE STREET.

2

3

1

RAINIER AVE S
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CONCEPT A: ADJACENCY / 39TH AVE S

EDG 2 CONCEPT A: TRANSITION ALONG 39TH AVE S

39TH AVE S LOOKING NORTH 

EXISTING SINGLE-FAMILY EXISTING COMMERCIAL 39TH AVE S

B

A

RAIN
IER AVE S

39TH AVE S

N

B
A

39TH AVE S

5201

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• MASSING EXCEEDS LR2 TRANSITION SETBACK 

REQUIREMENTS, BUT MAJORITY OF BUILDING BULK IS 
LOCATED AT SW CORNER.

• ADDITIONAL LANDSCAPE BUFFER PROVIDED AT SOUTH 
PROPERTY LINE.

• LIVE-WORKS ALONG 39TH EXTEND COMMERCIAL USE 
TOWARDS LR2. 

• GARAGE ENTRANCE BRINGS CARS TOWARDS 
RESIDENTIAL AREA.

OPEN SPACE:
• NO OPEN SPACE PROVIDED ALONG 39TH AVE S 

FRONTAGE.

MASSING/ARTICULATION:
• MASSING BROKEN DOWN INTO SMALLER MODULES, 

BUT WITHOUT CLEAR HIERARCHY.
• UPPER STORY SETBACK SOFTENS LR2 TRANSITION AND 

RELATES WELL TO FUTURE DEVELOPMENT.

2

3

1

ZONING ENVELOPE 
POTENTIAL

PROPOSED 
BUILDING OUTLINE

PROPERTY LINE EXISTING DEVELOPMENT PROPOSED BUILDING WITHIN 5’ OF PROPERTY LINE

C2-65 LR2 (WITH NC2-40 BEHIND)NC3-65

C2-65: PROJECTED +/- 69’ MAX HEIGHT LR2: PROJECTED 
+/- 38’ MAX HEIGHT

PL PL

PL

PL

PL PL PL PL PL PL

PL
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LR2 ZONING 
ENVELOPE POTENTIAL

LANDSCAPED ROOF
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"
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2'
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"

20'-7"
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5'-0"
MIN

39’-2”

EXISITING ADJACENT
BUILDING

PL PL

CONCEPT A: SUN PATH / SHADOW STUDY CONCEPT A: SOUTH SECTION 

10:00 A.M. 12:00 P.M. 2:00 P.M.

SP
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X
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M
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O
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SECTION THROUGH SOUTH PROPERTY LINE 

RAIN
IER AVE S

39TH AVE S

N

C

C

L6

L5

L4

L3

L2

L1/P1

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• SETBACKS EXCEED LR2 TRANSITION 

REQUIREMENTS.
• LANDSCAPE BUFFER PROVIDE AT L2 ROOF.
• +20’ OF SEPARATION PROVIDED FOR FUTURE 

DEVELOPMENT. 
• +58’ OF SEPARATION PROVIDED TO EXISTING 

NEIGHBOR. 

1
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RAINIER AVE S LOOKING NORTH

EDG 2 CONCEPT A: TRANSITION ALONG RAINIER AVE S

CONCEPT A: ADJACENCY / RAINIER AVE S 

EXISTING COMMERCIAL39TH AVE SEMPTY LOT

PL PL PL PL PLPL

5201
NC2-40 C2-65NC3-65

ZONING ENVELOPE 
POTENTIAL

PROPOSED BUILDING 
OUTLINE

PROPERTY LINE EXISTING DEVELOPMENT

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• MASSING TRANSITIONS RELATE TO 

ADJACENT COMMERCIAL ZONES.
• BULK OF BUILDING TOWARDS SW 

CORNER RESULTS IN LARGE GAP IN 
URBAN FRONTAGE.

OPEN SPACE:
• PLANTINGS & ARCHITECTURAL 

ELEMENT PROVIDE A BUFFER AND 
CONNECTION BETWEEN PLAZA AND 
RAINIER.

MASSING/ARTICULATION:
• MASSING BROKEN DOWN INTO 

SMALLER MODULES, BUT WITHOUT 
CLEAR HIERARCHY.

• PODIUM IS CLEARLY EXPRESSED; 
ARTICULATION HAS LITTLE 
RELATIONSHIP TO THE STREET.

2

3

1

A

B C

PROPOSED BUILDING WITHIN 5’ OF PROPERTY LINE

RAIN
IER AVE S

39TH AVE S

NC

A
B

C2-65: PROJECTED
+/- 69’ MAX HEIGHT

NC2-40: PROJECTED 
44’ MAX HEIGHT

PL

PL
PL

PL

PL

PL
PL

PL

PL

PL PL PL PL PL PL

RAINIER AVE S LOOKING SOUTH



5201 Rainier Ave S  EARLY DESIGN GUIDANCE  DPD# 3018378 17 5201 RAINIER LLC S+HWorks
ARCHITECTURE & DESIGN

LLC 

CONCEPT A: OPEN SPACE

RAINIER AVE S

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• BULK OF BUILDING TOWARDS SW CORNER RESULTS IN LARGE 

GAP IN URBAN FRONTAGE.

OPEN SPACE:
• PLANTINGS & ARCHITECTURAL ELEMENT PROVIDE A BUFFER AND 

CONNECTION BETWEEN PLAZA AND RAINIER.
• SOCIAL AREAS PUSHED TOWARDS CENTER TO PROVIDE PRIVACY 

TO ADJACENT UNITS, AND SEPARATION FROM RAINIER.
• NE ORIENTATION PROVIDES MORNING SUN ONLY.

MASSING/ARTICULATION:
• MODULATION WITHIN COURTYARD LIMITED TO OPTIMIZED 

FOOTPRINT.

2

3

1

BIRD’S EYE: COMMON PLAZA AT LEVEL 2
 2,185 SF

L2: COURTYARD/PLAZA SPACE PLANNING
N.T.S

NN

C B A

PRIVATE PATIO AREA

PATIO BUFFER PLANTING

RAINIER BUFFER PLANTING

ARCHITECTURAL ELEMENT
AT RAINIER

FEATURE PLANTING

LARGE GATHERING AREA

SMALL GATHERING AREA

CORRIDOR

RAINIER AVE S

CORRIDOR

UNITUNITUNIT

UNIT

UNIT

UNIT

UNIT

LEGEND



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

ARCHITECTURE & DESIGN
LLC 

RAINIER AVE S

DOWNTOWN COLUMBIA CITY

39TH AVE S
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124.0'

CAR LOT
(NC2-40)
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77'-0"

13
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156'-8" 33'-4" 32'-6"

57
'-1

0"

PARKING - 48 SPACES
EL. 118.75'

MECH

ELEV
MECH

TRASH
COMMERCIAL

EL. 118.0'

LIVE/WORK
EL. 118.0'

LIVE/WORK
EL. 121.83'

LIVE/WORK
EL. 121.83'

LIVE/WORK
EL. 121.83'

LOBBY
EL. 118.0'

L2 ABOVE

MECH

12 STALLS BELOW

CANOPY ABOVE,

TYP.

MECH

22
'-0

"

STAIR

EXISTING OAK
STREET TREES
TO REMAIN 
(4 TOTAL)16'-0" 22'-0" 22'-0" 16'-0"32'-0"

NEW STREET
TREES, (5) 
AT 39TH AVE

NEW STREET TREE
 (3) AT RAINIER

EDG 2 CONCEPT B: INTERIOR 
COURTYARD
111,126 GSF
120 UNITS
4 LIVE/WORK UNITS, 876-1500 SF EACH
2,035 COMMERCIAL SF
48 PARKING STALLS PROVIDED
4,434 SF- TOTAL COMMON AMENITY
 3,423 SF - AT COURTYARD
 1,011 SF - ROOF DECK
4.75 MAX FAR - 115,938 GFA

POSITIVE
• INTERIOR RESIDENTIAL COURTYARD 
• MAXIMIZES SITE FOOTPRINT
• TRASH PICK UP THROUGH GARAGE

NEGATIVE
• LONG CONTINUOUS FACADES ON ALL SIDES
• ABRUPT TRANSITION TO LR2 ZONE
• REQUIRES DEPARTURES
• BIKE STORAGE AT 39TH AVE S

SITE / STREET LEVEL PLAN N

SCALE:  1/32” = 1’-0”

125.59’

131.61’

117.89’

117.97’

39TH AVE S

RAIN
IER AVE S

BUILDING SERVICE

BUS STOP (ROUTE #7)

PRIMARY RESIDENTIAL ENTRANCE

PARKING GARAGE ENTRANCE

RESIDENTIAL

COMMERCIAL

CIRCULATION

COMMON

PARKING

COMMON OPEN SPACE
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SCALE:  1/64” = 1’-0”

SECTION A
SCALE:  1/64” = 1’-0”

A

A

A

A

RAINIER AVE S

RAINIER AVE S

RAINIER AVE S

LEVEL 1 LEVEL 2 (L3-4 SIM) LEVEL 6 (L5 SIM) 

39TH AVE S 39TH AVE S 39TH AVE S

BIRDS EYE LOOKING SOUTH

RAINIER AVE S
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PERSPECTIVE LOOKING AT SOUTHWEST CORNER OF BUILDING PERSPECTIVE LOOKING AT SOUTHEAST CORNER OF THE BUILDING

C D

PERSPECTIVE LOOKING AT NORTH CORNER OF BUILDING

A B

EDG 1 CONCEPT B: MASSING

PERSPECTIVE LOOKING AT NORTHWEST CORNER OF BUILDING

NOTE: TREES NOT SHOWN
FOR CLARITY

RAINIER AVE S

39TH AVE S

S DAWSON ST
39TH AVE S 39TH AVE S

RAINIER AVE S
RAIN

IER AVE S

39TH AVE S

A

BC

D N

EDG FEEDBACK
ADJACENCY/TRANSITION:
• BULKY WITH LONG FACADES ON 

ALL PROPERTY LINES AND LR2 
TRANSITION.

OPEN SPACE:
• INTERIOR COURTYARD IS LEAST 

BENEFICIAL. 

MASSING/ARTICULATION:
• LEAST PREFERRED WITH LONG 

FACADES ALONG ALL PROPERTY 
LINES.

2

3

1
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PERSPECTIVE LOOKING AT SOUTHWEST CORNER OF BUILDING PERSPECTIVE LOOKING AT SOUTHEAST CORNER OF THE BUILDING

PERSPECTIVE LOOKING AT NORTH CORNER OF BUILDING

EDG 2 CONCEPT B: INTERIOR COURTYARD

PERSPECTIVE LOOKING AT NORTHWEST CORNER OF BUILDING

RAIN
IER AVE S

39TH AVE S

N

39TH AVE S

S DAWSON ST
39TH AVE S

RAINIER AVE S

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• MASSING MEETS 15’ ABOVE 

13’ REQUIREMENT FOR LR2 
TRANSITION.

• ADDITIONAL LANDSCAPE BUFFER 
PROVIDED AT SOUTH PROPERTY 
LINE TO SOFTEN TRANSITION.

• SW RESIDENTIAL UNITS 
EXTENDED DOWN TO GRADE.

OPEN SPACE:
• PLAZA DEVELOPED AS 

LANDSCAPE FOCAL POINT.

MASSING/ARTICULATION:
• UPPER STORY SETBACK DEFINES 

THE DESIGN AND IS RIGOROUSLY 
APPLIED ON ALL FACADES.

2

3

1

C D

A B

A

BC

D

RAINIER AVE S
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RAIN
IER AVE S

39TH AVE S

CONCEPT B: ADJACENCY / 39TH AVE S

EDG 2 CONCEPT B: TRANSITION ALONG 39TH AVE S

39TH AVE S LOOKING NORTHB

2

3

1

N

B
A

C2-65 LR2 (WITH NC2-40 BEHIND)

5201
NC3-65

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• MASSING MEETS 15’ MIN. LR2 TRANSITION 

REQUIREMENTS, BUT MAJORITY OF BUILDING BULK IS 
LOCATED AT SW CORNER.

• ADDITIONAL LANDSCAPE BUFFER PROVIDED AT 
SOUTH PROPERTY LINE.

• RESIDENTIAL UNITS EXTENDED TO GRADE, BUT DO 
NOT HAVE A BUFFER TO THE STREET. 

OPEN SPACE:
• NO OPEN SPACE PROVIDED ALONG 39TH AVE S 

FRONTAGE.

MASSING/ARTICULATION:
• UPPER STORY SETBACK DEFINES THE DESIGN AND IS 

RIGOROUSLY APPLIED ON ALL FACADES.
• ARTICULATION RELATES TO LR2 DEVELOPMENT 

POTENTIAL.

A

1

ZONING ENVELOPE 
POTENTIAL

PROPOSED 
BUILDING OUTLINE

PROPERTY LINE EXISTING DEVELOPMENT PROPOSED BUILDING WITHIN 5’ OF PROPERTY LINE

EXISTING SINGLE-FAMILY EXISTING COMMERCIAL 39TH AVE S

39TH AVE S

C2-65: PROJECTED +/- 69’ MAX HEIGHT LR2: PROJECTED 
+/- 38’ MAX HEIGHT

PL PL PL PL PL PLPL

PL PL

PL

PL

PL
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RAIN
IER AVE S

39TH AVE S

CONCEPT B: SUN PATH / SHADOW STUDY

10:00 A.M. 12:00 P.M. 2:00 P.M.
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CONCEPT B: SOUTH SECTION

SECTION THROUGH SOUTH PROPERTY LINE

PL PL
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"
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"

10
'-0

"
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'-0
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9’
-0

"
2'

-0
"

16'-0"

15”-0"

5'-0"
MIN

39'-2"

16
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”

LR2 ZONING 
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DESIGN RESPONSE
• MASSING MEETS 15’ MIN. LR2 TRANSITION 

REQUIREMENTS, BUT BUILDING BULK IS AT 
PERIMETER.

• ADDITIONAL LANDSCAPE BUFFER PROVIDED 
AT L2 ROOF.

• +20’ OF SEPARATION PROVIDED FOR FUTURE 
DEVELOPMENT. 

• +54’ OF SEPARATION PROVIDED TO EXISTING 
NEIGHBOR. 

1
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EDG 2 CONCEPT B: TRANSITION ALONG RAINIER AVE S

RAINIER AVE S LOOKING SOUTH RAINIER AVE S LOOKING NORTH

CONCEPT B: ADJACENCY / RAINIER AVE S 

PL PL PL PL PLPL

5201
NC2-40 C2-65NC3-65

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• MASSING TRANSITIONS RELATE TO 

ADJACENT COMMERCIAL ZONES.

OPEN SPACE:
• NO OPEN SPACE PROVIDED ALONG 

RAINIER AVE S.

MASSING/ARTICULATION:
• UPPER STORY SETBACK DEFINES 

THE DESIGN AND IS RIGOROUSLY 
APPLIED ON ALL FACADES.

2
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C

EXISTING COMMERCIAL39TH AVE SEMPTY LOT

ZONING ENVELOPE 
POTENTIAL

PROPOSED BUILDING 
OUTLINE

PROPERTY LINE EXISTING DEVELOPMENT PROPOSED BUILDING WITHIN 5’ OF PROPERTY LINE

RAIN
IER AVE S

39TH AVE S

NC

A
B

C2-65: PROJECTED
+/- 69’ MAX HEIGHT

NC2-40: PROJECTED 
44’ MAX HEIGHT
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CONCEPT B: OPEN SPACE
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DESIGN RESPONSE
ADJACENCY/TRANSITION:
• INTERIOR PLAZA HAS NO RELATIONSHIP TO ADJACENT 

FRONTAGES.

OPEN SPACE:
• PLAZA DEVELOPED AS SHADED LANDSCAPE FOCAL POINT WITH 

LIMITED SOCIAL SPACE.
• SOCIAL AREA LOCATED TOWARDS NORTH-EAST END OF PLAZA 

FOR MOST DAYLIGHT ACCESS.
• WINDOWS FROM CORRIDOR WILL PROVIDE FRAMED VIEWS OF 

COURTYARD.

MASSING/ARTICULATION:
• CORRIDOR FACES PLAZA, ALLOWING LITTLE OPPORTUNITY FOR 

MODULATION; ALL EXPRESSION THROUGH WINDOWS AND 
MATERIALS.

2

3

1

BIRD’S EYE: INTERIOR COURTYARD AT LEVEL 2
 3,423 SF

L2: COURTYARD/PLAZA SPACE PLANNING
N.T.S

N

SHADE PLANTING

PARTIAL SUN PLANTING

SMALL GATHERING AREA

LARGE GATHERING AREA
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130'-2" 

CONCEPT B: INTERIOR COURTYARD
1) SMC 23.47A.014.B.1 - SETBACK FOR LOTS ABUTTING RESIDENTIAL LOTS

2) SMC 23.47A.014.B.3 - REAR SETBACK ABUTTING RESIDENTIAL ZONES

3) SMC 23.47A.008.B.2 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS: TRANSPARENCY 

5) SMC 23.54.030.G.1 - SIGHT TRIANGLE 

4) SMC 23.47A.032.B.1.b - STREET LEVEL USES

REQUIRED:  15’   TRIANGULAR SETBACK ABUTTING RESIDENTIAL LOTS.
PROPOSED: 15’  REDUCTION OF TRIANGULAR SETBACK.
GUIDELINES & JUSTIFICATION: 
-DC2/A MASSING: THE REDUCED SETBACK ALLOWS THE MASSING TO COMPLETE ITSELF 
AT THE SOUTHWEST CORNER AND FORM A CLEAR EDGE FROM THE GROUND TO THE 
SKY.
-CS1/C TOPOGRAPHY: THE SETBACK REDUCTION ALLOWS THE PARKING GARAGE TO BE 
MORE EFFICIENTLY LOCATED.

REQUIRED:  15’ BETWEEN 13’ TO 40’ HEIGHT, PLUS 2’ FOR EVERY 10’ ABOVE 40’ HEIGHT.
PROPOSED: 10’ SETBACK BETWEEN 5’ TO 65’ HEIGHT.
GUIDELINES & JUSTIFICATION: 
-DC3/A.1 BUILDING OPEN SPACE RELATIONSHIP: THE SETBACK REDUCTION ALLOWS 
THE CENTRAL COURTYARD CONCEPT TO WORK BY ALLOWING ENOUGH ROOM FOR 
THE UNITS TO WRAP AROUND THE SPACE.

REQUIRED:  60% STREET FACING FACADE 2’-8’ ABOVE SIDEWALK TRANSPARENT. 
PROPOSED: NONE @ 39TH AVE S ONLY.
GUIDELINES & JUSTIFICATION: 
-CS1/C TOPOGRAPHY: IN ORDER TO UTILIZE THE SLOPING SITE TOPOGRAPHY, AND 
BURY THE GARAGE, A PORTION OF THE FACADE ALONG 39TH AVE S WILL BE OPAQUE.

REQUIRED:  10’ TRIANGLE FROM INTERSECTION OF DRIVEWAY AND SIDEWALK. 
PROPOSED: 3’-7” TRIANGLE @ NORTH AND SOUTH WITH MIRRORS AND RUMBLE 
PAVING AT DRIVEWAY.
GUIDELINES & JUSTIFICATION: 
DC1/B: VEHICULAR ACCESS AND CIRCULATION: THE SIGHT TRIANGLE REDUCTION 
MINIMIZES THE WIDTH AND VISUAL PROMINENCE OF THE GARAGE ENTRY ALONG 39TH 
AVE S.

REQUIRED:  STREET-LEVEL PARKING WITHIN STRUCTURE MUST BE SEPARATED FROM 
STREET-FACING FACADES BY ANOTHER PERMITTED USE.
PROPOSED: 130’-2” OF PARKING ALONG 39TH AVE S FACADE.
GUIDELINES & JUSTIFICATION: 
-DC1/A+C: ARRANGEMENT OF INTERIOR USES + PARKING AND SERVICE USES: THE 
DEPARTURE ALLOWS THE RETAIL/COMMERCIAL SPACES TO BE LOCATED ALONG 
RAINIER AVE S RATHER THAN 39TH AVE S, WHICH IS NOT A VIABLE COMMERCIAL 
FRONTAGE.

2) SMC 23.47A.014.B.3
2’:10’ SLOPE ABOVE 40’

3) SMC 23.47A.008.B.2 
60% REQUIRED 

TRANSPARENCY 2’-8’ 
ABOVE SIDEWALK 1) SMC 23.47A.014.B.1  

TRIANGULAR SETBACK 

5) SMC 23.54.030.G.1
SIGHT TRIANGLE

4) SMC 23.47A.032.B.1.b

EDG 1 - DEPARTURE SUMMARY
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1) SMC 23.47A.014.B.1 - SETBACK FOR LOTS ABUTTING RESIDENTIAL LOTS

2) SMC 23.47A.014.B.3 - REAR SETBACK ABUTTING RESIDENTIAL ZONES

3) SMC 23.47A.008.B.2 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS: TRANSPARENCY

5) SMC 23.54.030.G.1 - SIGHT TRIANGLE 

4) SMC 23.47A.032.B.1.b - STREET LEVEL USES

REQUIRED:  15’ TRIANGULAR SETBACK ABUTTING RESIDENTIAL LOTS.
PROPOSED: 15’ ENCROACHMENT OF TRIANGULAR SETBACK.
REDUCTION: 15’ SETBACK PROVIDED AT L2  AND ABOVE.
GUIDELINES & JUSTIFICATION: 
-DC2/A MASSING: THE REDUCED SETBACK ALLOWS THE MASSING TO COMPLETE ITSELF AT 
THE SOUTHWEST CORNER AND FORM A CLEAR EDGE FROM THE GROUND TO THE SKY.
-CS1/C TOPOGRAPHY: THE SETBACK REDUCTION ALLOWS THE PARKING GARAGE TO BE 
MORE EFFICIENTLY LOCATED.

REQUIRED:  15’ BETWEEN 13’ TO 40’ HEIGHT, PLUS 2’ FOR EVERY 10’ ABOVE 40’ HEIGHT.
PROPOSED: 15’ SETBACK ALONG SOUTH PROPERTY LINE, 16’ AT L6.
REDUCTION: 15’ SETBACK PROVIDED AT L2 AND ABOVE.
GUIDELINES & JUSTIFICATION: 
-DC3/A.1 BUILDING OPEN SPACE RELATIONSHIP: THE SETBACK REDUCTION ALLOWS THE 
CENTRAL COURTYARD CONCEPT TO WORK BY ALLOWING ENOUGH ROOM FOR THE UNITS 
TO WRAP AROUND THE SPACE.

DEPARTURE AREA REMOVED: RESIDENTIAL UNITS EXTENDED TO GRADE TO ALLOW 
TRANSPARENCY.

DEPARTURE AREA REMOVED: RESIDENTIAL UNITS EXTENDED TO GRADE TO ALLOW 
TRANSPARENCY.

DEPARTURE AREA REMOVED: DRIVEWAY WIDENED.

2) SMC 23.47A.014.B.3
2’:10’ SLOPE ABOVE 40’ (2’-11” 
ENCROACHMENT PROVIDED)

1) SMC 23.47A.014.B.1  
TRIANGULAR SETBACK
(0’-0” PROVIDED) 

6) SMC 23.47A.008.B.3 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS: DEPTH

7) SMC 23.47A.008.D.2 - RESIDENTIAL USE ON STREET FACING FACADE

REQUIRED:  AVG. 30’, 15’ MINIMUM DEPTH FOR NON-RESIDENTIAL USES.
PROPOSED: SEE DIAGRAM: REDUCTION OF AVERAGE DEPTH AT 4 SPACES. REDUCTION OF 
MINIMUM DEPTH AT 1 SPACE.
GUIDELINES & JUSTIFICATION: 
- DC1/A ARRANGEMENT OF INTERIOR USES: THE DEPARTURE ALLOWS THE PARKING TO BE 
EFFICIENTLY PLANNED AND FOR THE ANGLED BUILDING GEOMETRY TO BE RESOLVED.

REQUIRED:  FLOOR TO BE 4’-0” ABOVE OR BELOW OR 10’ BACK FROM SIDEWALK.
PROPOSED: FLOOR AT GRADE 3’-0” BACK FROM SIDEWALK.
GUIDELINES & JUSTIFICATION: 
- CS1/C TOPOGRAPHY: DOES NOT ALLOW ACCESS TO LOFTS ALONG 39TH AVE S. 

REDUCED

REMOVED

REMOVED

REMOVED

110'-6" 15'-0" MIN

30'-0" AVG.

ADDED

COMMERCIAL:(COMPLIANT)
MIN. DEPTH - 27’-8”
AVG. DEPTH - 32’-4”

L/W UNIT 1:
MIN. DEPTH - 19’-7”
AVG. DEPTH - 26’-7”

L/W UNIT 2:
MIN. DEPTH - 14’-6”
AVG. DEPTH - 24’-2”

L/W UNIT 3:
MIN. DEPTH - 14’-8”
AVG. DEPTH - 28’-10”

L/W UNIT 4:
MIN. DEPTH - 10’-0”
AVG. DEPTH - 19’-6”

6) SMC 23.47A.008.B.3
NON-RESIDENTIAL 
DEPTH - 15’ MIN, 
30’ AVERAGE 

7) SMC 23.47A.008.D.2
RESIDENTIAL AT GRADE 
(110’-6” PROVIDED)

REDUCED

REPEAT

EDG 2 - DEPARTURE SUMMARY - CONCEPT B: INTERIOR COURTYARD

EXTENT OF LOFTS ABOVE 
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RAINIER AVE S
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EDG 2 CONCEPT C: PREFERRED
110,998 GSF
115 UNITS
3 LIVE/WORK UNITS, 1,390-1,500 SF EACH
1,910 COMMERCIAL SF
56 PARKING STALLS PROVIDED
4,409 SF- TOTAL COMMON AMENITY
 2,114 SF - COURTYARD
 2,295 SF - ROOF DECK
4.75  MAX FAR - 115,938 GFA

POSITIVE
• FACADE SCALE IS REDUCED ON 39TH AVE S
• TRANSITIONS SCALE TO THE LR2 ZONE
• TOWNHOMES ADD VARIETY TO THE PROJECT AND ACTIVATE 

39TH AVE S
• PLAZA PROVIDES AMENITY + VIEWS THROUGH SITE
• TWO STORY LIVE/WORK UNITS

NEGATIVE
• REQUIRES DEPARTURES
• LONG FACADE ALONG RAINIER AVE S

SITE / STREET LEVEL PLAN N

SCALE:  1/32” = 1’-0”

125.59’

131.61’

117.89’

117.97’

39TH AVE S

RAIN
IER AVE S

DRIVEWAY

BUILDING SERVICE

BUS STOP (ROUTE #7)

PRIMARY RESIDENTIAL ENTRANCE

PARKING GARAGE ENTRANCE

RESIDENTIAL

COMMERCIAL

CIRCULATION

COMMON

PARKING

COMMON OPEN SPACE
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PERSPECTIVE LOOKING AT SOUTHWEST CORNER OF BUILDING PERSPECTIVE LOOKING AT SOUTHEAST CORNER OF THE BUILDING

C D

PERSPECTIVE LOOKING AT NORTH CORNER OF BUILDING

A B
PERSPECTIVE LOOKING AT NORTHWEST CORNER OF BUILDING

NOTE: TREES NOT SHOWN
FOR CLARITY

RAINIER AVE S

39TH AVE S

S DAWSON ST
39TH AVE S 39TH AVE S

RAIN
IER AVE S

39TH AVE S

A

BC

D N

RAINIER AVE S

EDG 1 CONCEPT C: MASSING

EDG FEEDBACK
ADJACENCY/TRANSITION:
• CONCERNED WITH TRANSITION TO 

ADJACENT LR2.

OPEN SPACE:
• FURTHER DEVELOP POSITIVE COURTYARD 

ORIENTATION.

MASSING/ARTICULATION:
• ARRANGEMENT OF MASSING APPEARED 

DISJOINTED AND REQUIRED FURTHER 
DEVELOPMENT.

2

3

1



5201 Rainier Ave S  EARLY DESIGN GUIDANCE  DPD# 3018378 31 5201 RAINIER LLC S+HWorks
ARCHITECTURE & DESIGN

LLC 

PERSPECTIVE LOOKING AT SOUTHWEST CORNER OF BUILDING PERSPECTIVE LOOKING AT SOUTHEAST CORNER OF THE BUILDING

PERSPECTIVE LOOKING AT NORTH CORNER OF BUILDING

EDG 2 CONCEPT C: PREFFERED

PERSPECTIVE LOOKING AT NORTHWEST CORNER OF BUILDING

RAINIER AVE S

39TH AVE S

S DAWSON ST
39TH AVE S

RAINIER AVE S

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• PRIMARY MASS PUSHED TOWARDS 

RAINIER, AWAY FROM LOWER SCALE 
NEIGHBORS.

• TOWNHOUSES LOWERED TO 
SOFTEN TRANSITION TO LR2.

OPEN SPACE:
• PLAZA CONNECTS TO 39TH AVE S 

WITH A LARGE TERRACED PLANTING 
AREA AND STAIRCASE.

• PLAZA CONNECTS TO SOUTH 
PROPERTY THROUGH TERRACED 
PLANTING AND LANDSCAPING.

MASSING/ARTICULATION:
• RIGOROUS MODULATION ALLOWS 

FOR MATERIAL EXPRESSION & 
BREAKS DOWN THE OVERALL SCALE.

• MODULATION AND EXPRESSION 
CARRIED AROUND THE ENTIRE 
STRUCTURE FOR CONSISTENCY.

2

3

1

RAIN
IER AVE S

39TH AVE S

N

A

BC

D
C D

A B
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RAIN
IER AVE S

39TH AVE S

CONCEPT C: ADJACENCY / 39TH AVE S

EDG 2 CONCEPT C: TRANSITION ALONG 39TH AVE S

39TH AVE S LOOKING NORTH 

5201

B

A
N

B
A

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• PRIMARY MASS PUSHED TOWARDS RAINIER, AWAY 

FROM LOWER SCALE NEIGHBORS.
• TOWNHOUSES LOWERED TO SOFTEN TRANSITION 

TO LR2.
• CREATES STRONG RHYTHM OF RESIDENTIAL YARD 

WITH ADJACENT DEVELOPMENT POTENTIAL.
• ADJACENT TOPOGRAPHY + ZONING POTENTIAL 

REDUCE IMPACT OF HEIGHT.

OPEN SPACE:
• PLAZA CONNECTS TO 39TH AVE S WITH A LARGE 

TERRACED PLANTING AREA AND STAIRCASE.
• PROVIDES VISUAL INTEREST & ADDITIONAL 

SECURITY ALONG STREET.

MASSING/ARTICULATION:
• RIGOROUS MODULATION ALLOWS FOR MATERIAL 

EXPRESSION AND BREAKS DOWN THE SCALE.
• MODULATION AND EXPRESSION CARRIED AROUND 

THE ENTIRE STRUCTURE FOR CONSISTENCY.

C2-65 LR2 (WITH NC2-40 BEHIND)NC3-65

2

3

1

ZONING ENVELOPE 
POTENTIAL

PROPOSED 
BUILDING OUTLINE

PROPERTY LINE EXISTING DEVELOPMENT PROPOSED BUILDING WITHIN 5’ OF PROPERTY LINE

EXISTING SINGLE-FAMILY EXISTING COMMERCIAL 39TH AVE S

39TH AVE S

C2-65: PROJECTED +/- 69’ MAX HEIGHT LR2: PROJECTED 
+/- 38’ MAX HEIGHT

MODULATION STEPS
DOWN FROM CORNER

PLAZA BREAKS
DOWN FRONTAGE

TOWNHOUSES REDUCE 
SCALE AT CORNER

BULK OF BUILDING 
AWAY FROM 39TH AVE S

PL PL PL PL PL PLPL

PL PL

PL

PL

PL
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RAIN
IER AVE S

39TH AVE S

CONCEPT C: SUN PATH / SHADOW STUDY

10:00 A.M. 12:00 P.M. 2:00 P.M.
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CONCEPT C: SOUTH SECTION

SECTION THROUGH SOUTH PROPERTY LINE

10
'-0

"
10

'-0
"

10
'-0

"
10

'-0
"

9’
-0

"
2'

-0
"

5'-0"
MAX

16
’-9

”
16

’-9
”

6'-5" 39'-2"

17'-8"

8'
-3

"

L1/P1

L6

L5

L4

L3

L2
PLAZA

EXTENTS OF TOWNHOUSES
AT 39TH AVE S

LR2 ZONING 
ENVELOPE POTENTIAL

EXISITING ADJACENT
BUILDING

16
’-9

”

PL PL
PROPOSED BUILDING
BEYOND

LANDSCAPE BUFFER

N

C

C

DESIGN RESPONSE
• MASSING PUSHED AWAY FROM ADJACENT LR2 

ZONE.
• CREATES STRONG SIDE-YARD RHYTHM ALONG 

STREET.
• +11’ SEPARATION FROM TOWNHOUSES TO 

ADJACENT DEVELOPMENT POTENTIAL.
• +45’ SEPARATION FROM TOWNHOUSES TO 

EXISTING NEIGHBOR.

1
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EDG 2 CONCEPT C: TRANSITION TO LR2 ON RAINIER AVE S

RAINIER AVE S LOOKING SOUTH

CONCEPT C: ADJACENCY / RAINIER AVE S

RAINIER AVE S LOOKING NORTH

PL PL PL PL PLPL

5201
NC2-40 C2-65NC3-65

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• PRIMARY MASS PUSHED TOWARDS 

RAINIER, AWAY FROM LOWER SCALE 
NEIGHBORS.

• MODULATION ALLOWS FOR 
RELATIONSHIP TO ADJACENT 
DEVELOPMENT POTENTIAL.

• ADJACENT TOPOGRAPHY + ZONING 
POTENTIAL REDUCES IMPACT OF 
HEIGHT.

OPEN SPACE:
• NO OPEN SPACE PROVIDED ALONG 

RAINIER AVE S.

MASSING/ARTICULATION:
• RIGOROUS MODULATION ALLOWS 

FOR MATERIAL EXPRESSION AND 
BREAKS DOWN THE SCALE.

• MODULATION RELATES TO GRADE, 
CREATING A STRONG STREET-FRONT 
EXPERIENCE.

2

3

1

EXISTING COMMERCIAL39TH AVE SEMPTY LOT

ZONING ENVELOPE 
POTENTIAL

PROPOSED BUILDING 
OUTLINE

PROPERTY LINE EXISTING DEVELOPMENT PROPOSED BUILDING WITHIN 5’ OF PROPERTY LINE

B C

RAIN
IER AVE S

39TH AVE S

NC

A
B

A

C2-65: PROJECTED
+/- 69’ MAX HEIGHT

NC2-40: PROJECTED 
44’ MAX HEIGHT

LOWER MODULATION
RELATES TO ADJACENT 
40’ ZONE

ARTICULATION BREAKS 
DOWN FRONTAGE

STRONG CORNER 
ELEMENT

PL

PL

PL

PL

PL

PL
PL

PL

PL

PL PL PL PL PL PL
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BIRD’S EYE: COMMON PLAZA AT LEVEL 2

RAINIER AVE S

39T
H  A

VE 
S

CONCEPT C: OPEN SPACE

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• TOWNHOUSES HAVE BEEN LOWERED TO BETTER TRANSITION TO LR2.
• SOUTH FACADE HAS BEEN TERRACED AND ARTICULATED TO PROVIDE 

RESIDENTIAL BUFFER AND VISUAL INTEREST.

OPEN SPACE:
• PLAZA CONNECTS TO 39TH AVE S WITH A LARGE TERRACED 

PLANTING AREA AND STAIRCASE.
• PLAZA HAS FAVORABLE SOUTH ORIENTATION, AND ALLOWS FOR A 

MIX OF PRIVATE AND COMMON AREAS.

MASSING/ARTICULATION:
• RIGOROUS MODULATION ALLOWS FOR MATERIAL EXPRESSION AND 

BREAKS DOWN THE SCALE.
• MODULATION AND EXPRESSION CARRIED AROUND THE ENTIRE 

STRUCTURE FOR CONSISTENCY.

2

3

1

 2,114 SF

L2: COURTYARD/PLAZA SPACE PLANNING N

N.T.S

TOWNHOUSE

UNIT

UNIT

UNIT

UNIT

UNIT

UNIT

UNIT

UNIT

UNIT

TOWNHOUSE TOWNHOUSE TOWNHOUSE

TO
 C

O
RR

ID
O

R
39TH AVE S

TRANSITION PLANTING

FEATURE PLANTING

PATIO BUFFER PLANTING

SECONDARY PLANTING

SMALL GATHERING AREA

PRIVATE PATIO

LEGEND

SIDEWALK
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EDG 1 - DEPARTURE SUMMARY

22'-1"26'-9"25'-8"23'-0"19'-8"34'-0"

24'-5"

15'-0" MIN

30'-0" AVG.134'-4" PARKING IN LIEU 
OF OTHER PERMITTED USE 

19'-8"
28'-1"

30'-2"26'-10"20'-5"10'-11"

10'-9"

13'-6"

15'-10"

59’-2”

L/W UNIT 1:
MIN. DEPTH - 15’-9”
AVG. DEPTH - 24’-5”

L/W UNIT 2:
MIN. DEPTH - 10’-8”
AVG. DEPTH - 26’-0”

L/W UNIT 3:
MIN. DEPTH - 13’-5”
AVG. DEPTH - 22’-8”

23’-0”
25’-9”
26’-9”
22’-1”
97’-6” / 4
=24’-5”

19’-8”
28’-1”
30’-2”
26’-10”
20’-5”
10’-11”
136.09’/6
=22’-8”

19’-8”
34’-0”
24’-5”
78.09’ / 3
=26’-0”

CONCEPT C: PREFERRED
1) SMC 23.47A.014.B.1 - SETBACK FOR LOTS ABUTTING RESIDENTIAL LOTS

2) SMC 23.47A.014.B.3 - REAR SETBACK ABUTTING RESIDENTIAL ZONES

5) SMC 23.54.030.G.1 - SIGHT TRIANGLE 

4) SMC 23.47A.032.B.1.b - STREET LEVEL USES

6) SMC 23.47A.008.B.3 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS: DEPTH 

3) SMC 23.47A.008.B.2 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS: TRANSPARENCY 

REQUIRED:  15’   TRIANGULAR SETBACK ABUTTING RESIDENTIAL LOTS.
PROPOSED: 9’  REDUCTION OF TRIANGULAR SETBACK.
GUIDELINES & JUSTIFICATION: 
-DC2/A+C MASSING, BUILDING OPEN SPACE RELATIONSHIP: TO PROVIDE THE 
TOWNHOUSE UNITS AND THE PLAZA, THE TOWNHOUSES AT THE SOUTHWEST CORNER 
REQUIRE A REDUCED SETBACK.

REQUIRED:  15’ BETWEEN 13’ TO 40’ HEIGHT, PLUS 2’ FOR EVERY 10’ ABOVE 40’ HEIGHT.
PROPOSED: 6’ SETBACK BETWEEN 13’ TO 36’ HEIGHT.
GUIDELINES & JUSTIFICATION: 
- CS2 B ADJACENT SITES, STREETS AND OPEN SPACES: THE REDUCTION HELPS THE 
PROPOSED/ PREFERRED SCHEME TRANSITION SCALE FROM RAINIER AVE S TO THE MORE 
RESIDENTIAL SCALE OF 39TH AVE S.
-PL3.B RESIDENTIAL EDGES: THE SETBACK REDUCTION ALLOWS THE TOWNHOMES TO 
FIT WITH THE ADJACENT LR2 ZONE.

REQUIRED:  10’ TRIANGLE FROM INTERSECTION OF DRIVEWAY AND SIDEWALK. 
PROPOSED: 7’-1” TRIANGLE @ SOUTH, 0’-9” TRIANGLE @ NORTH WITH MIRRORS AND 
RUMBLE PAVING AT DRIVEWAY.
GUIDELINES & JUSTIFICATION: 
-DC1/B: VEHICULAR ACCESS AND CIRCULATION: THE SIGHT TRIANGLE REDUCTION 
MINIMIZES THE WIDTH AND VISUAL PROMINENCE OF THE GARAGE ENTRY ALONG 39TH 
AVE S.

REQUIRED:  STREET-LEVEL PARKING WITHIN STRUCTURE MUST BE SEPARATED FROM 
STREET-FACING FACADES BY ANOTHER PERMITTED USE.
PROPOSED: 134’-4” OF PARKING ALONG 39TH AVE S FACADE.
GUIDELINES & JUSTIFICATION: 
-DC1/A+C: ARRANGEMENT OF INTERIOR USES + PARKING AND SERVICE USES: THE 
DEPARTURE ALLOWS THE RETAIL/COMMERCIAL SPACES TO BE LOCATED ALONG 
RAINIER AVE S RATHER THAN 39TH AVE S, WHICH IS NOT A VIABLE COMMERCIAL 
FRONTAGE.

REQUIRED:  60% STREET FACING FACADE 2’-8’ ABOVE SIDEWALK TRANSPARENT. 
PROPOSED: NONE @ 39TH AVE S ONLY.
GUIDELINES & JUSTIFICATION: 
-CS1/C TOPOGRAPHY: IN ORDER TO UTILIZE THE SLOPING SITE TOPOGRAPHY, AND 
BURY THE GARAGE, A PORTION OF THE FACADE ALONG 39TH AVE S WILL BE OPAQUE.

REQUIRED:  AVG. 30’, 15’ MINIMUM DEPTH FOR NON-RESIDENTIAL USES.
PROPOSED: SEE DIAGRAM. 
GUIDELINES & JUSTIFICATION: 
- DC1/A ARRANGEMENT OF INTERIOR USES: THE DEPARTURE ALLOWS THE PARKING 
TO BE EFFICIENTLY PLANNED AND FOR THE ANGLED BUILDING GEOMETRY TO BE 
RESOLVED.

3) SMC 23.47A.008.B.2 
60% REQUIRED 

TRANSPARENCY 2’-8’ 
ABOVE SIDEWALK 1) SMC 23.47A.014.B.1  

6) SMC 23.47A.008.B.3
NON-RESIDENTIAL 
DEPTH - 15’ MIN, 
30’ AVERAGE 

5) SMC 23.54.030.G.1
SIGHT TRIANGLE4) SMC 23.47A.032.B.1.b

2) SMC 23.47A.014.B.3
2’:10’ SLOPE ABOVE 40’

TRIANGULAR SETBACK 
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70'-0" 57'-2" 15'-0" MIN

30'-0" AVG.

EDG 2 - DEPARTURE SUMMARY - CONCEPT C: PREFERRED

COMMERCIAL:
MIN. DEPTH - 16’-0”
AVG. DEPTH - 24’-6”

L/W UNIT 1:
MIN. DEPTH - 15’-6”
AVG. DEPTH - 22’-9”

L/W UNIT 2:
MIN. DEPTH - 12’-7”
AVG. DEPTH - 24’-1”

L/W UNIT 3:
MIN. DEPTH - 12’-7”
AVG. DEPTH - 20’-2”

1) SMC 23.47A.014.B.1 - SETBACK FOR LOTS ABUTTING RESIDENTIAL LOTS
REQUIRED:  15’ TRIANGULAR SETBACK ABUTTING RESIDENTIAL LOTS.
PROPOSED: 6’ ENCROACHMENT INTO TRIANGULAR SETBACK. 
REDUCTION: TOWNHOUSES LOWER THAN EDG 1.
GUIDELINES & JUSTIFICATION: 
-DC2/A+C MASSING, BUILDING OPEN SPACE RELATIONSHIP: TO PROVIDE THE TOWNHOUSE UNITS AND 
THE PLAZA, THE TOWNHOUSES AT THE SOUTHWEST CORNER REQUIRE A REDUCED SETBACK.
-PL3.B RESIDENTIAL EDGES: THE SETBACK REDUCTION ALLOWS THE TOWNHOMES TO FIT WITH THE 
ADJACENT LR2 ZONE.

3) SMC 23.47A.008.B.2 
60% REQUIRED 

TRANSPARENCY 2’-8’ 
ABOVE SIDEWALK
(38% PROVIDED )

1) SMC 23.47A.014.B.1
TRIANGULAR SETBACK
(6’x15’ PROVIDED)

6) SMC 23.47A.008.B.3
NON-RESIDENTIAL 
DEPTH - 15’ MIN, 
30’ AVERAGE 

4) SMC 23.47A.032.B.1.b
PARKING IN LIEU OF OTHER 
PERMITTED USE (57’-2” PROVIDED)

2) SMC 23.47A.014.B.3
15’ BETWEEN 13’ TO 40’
(6’ PROVIDED)

3) SMC 23.47A.008.B.2 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS: TRANSPARENCY
REQUIRED:  60% STREET FACING FACADE 2’-8” ABOVE SIDEWALK TO BE TRANSPARENT. 
PROPOSED: 38% TRANSPARENCY @ 39TH AVE S.
REDUCTION: TOWNHOUSES LOWERED TO PROVIDE TRANSPARENCY.
GUIDELINES & JUSTIFICATION: 
-CS1/C TOPOGRAPHY: IN ORDER TO UTILIZE THE SLOPING SITE TOPOGRAPHY, AND BURY THE GARAGE, 
A PORTION OF THE FACADE ALONG 39TH AVE S WILL BE OPAQUE.
-PL1.B WALKWAYS & CONNECTIONS: PLAZA TERRACES DO NOT COUNT AS ‘TRANSPARENT’ BUT PROVIDE 
VISUAL INTEREST & GREEN SPACE.

RE
D

U
CE

D

4) SMC 23.47A.032.B.1.b - STREET LEVEL USES
REQUIRED:  STREET-LEVEL PARKING WITHIN STRUCTURE MUST BE SEPARATED FROM STREET-FACING 
FACADES BY ANOTHER PERMITTED USE.
PROPOSED: 57’-2 ” OF PARKING ALONG 39TH AVE S FACADE.
REDUCTION: TOWNHOUSES LOWERED TO PROVIDE INTERVENING USE (75’ REDUCTION).
GUIDELINES & JUSTIFICATION: 
-DC1/A+C ARRANGEMENT OF INTERIOR USES + PARKING AND SERVICE USES: THE DEPARTURE ALLOWS 
THE RETAIL/COMMERCIAL SPACES TO BE LOCATED ALONG RAINIER AVE S RATHER THAN 39TH AVE S, 
WHICH IS NOT A VIABLE COMMERCIAL FRONTAGE.
-PL1.B WALKWAYS & CONNECTIONS: PLAZA TERRACES DO NOT COUNT AS ‘USE’ BUT PROVIDE VISUAL 
INTEREST & GREEN SPACE.
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D
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D

2) SMC 23.47A.014.B.3 - REAR SETBACK ABUTTING RESIDENTIAL ZONES
REQUIRED:  15’ BETWEEN 13’ TO 40’ HEIGHT, PLUS 2’ FOR EVERY 10’ ABOVE 40’ HEIGHT.
PROPOSED: 6’ SETBACK BETWEEN 13’ TO 30’ HEIGHT FOR TOWNHOME @ SOUTH.
REDUCTION: TOWNHOUSES LOWER THAN EDG 1; DEPARTURE AREA REMOVED AT LEVELS 5-6.
GUIDELINES & JUSTIFICATION: 
-CS2 B ADJACENT SITES, STREETS AND OPEN SPACES: THE REDUCTION HELPS THE PROPOSED/ PREFERRED 
SCHEME TRANSITION SCALE FROM RAINIER AVE S TO THE MORE RESIDENTIAL SCALE OF 39TH AVE S.
-PL3.B RESIDENTIAL EDGES: THE SETBACK REDUCTION ALLOWS THE TOWNHOMES TO FIT WITH THE 
ADJACENT LR2 ZONE AND ESTABLISHES RESIDENTIAL SIDE YARD RHYTHM.
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D

U
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D
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D
U
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D

6) SMC 23.47A.008.B.3 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS 
REQUIRED:  AVG. 30’, 15’ MINIMUM DEPTH FOR NON-RESIDENTIAL USES.
PROPOSED: SEE DIAGRAM: REDUCTION OF AVERAGE DEPTH AT EACH SPACE; REDUCTION OF MINIMUM 
DEPTH AT TWO SPACES.
GUIDELINES & JUSTIFICATION: 
-DC1/A ARRANGEMENT OF INTERIOR USES: THE DEPARTURE ALLOWS THE PARKING TO BE EFFICIENTLY 
PLANNED AND FOR THE ANGLED BUILDING GEOMETRY TO BE RESOLVED.
-PL1.A NETWORK OF OPEN SPACES: MINIMUM DEPTH PROVIDED AT RECESSED ENTRIES ONLY. RECESS 
ENHANCES PEDESTRIAN EXPERIENCE AND ARTICULATES MASSING AT GRADE.

RE
PE

A
T

A
D

D
ED

7) SMC 23.47A.008.D.2 - RESIDENTIAL USE ON STREET FACING FACADE
REQUIRED:  FLOOR TO BE 4’-0” ABOVE OR BELOW OR 10’ BACK FROM SIDEWALK.
PROPOSED: + OR - 3’ DEPENDING ON GRADE, 7’-0” BACK FROM SIDEWALK.
GUIDELINES & JUSTIFICATION: 
-CS2/B ADJUSTMENT SITES, STREET AND OPEN SPACES: THE REDUCTION ALLOWS THE TOWNHOUSES 
TO BE SET LOWER IN RELATIONSHIP TO THE LR2 ZONE SOUTH.
-CS2.D HEIGHT BULK & SCALE: 39TH AVE S IS NOT COMMERCIAL IN CHARACTER. REDUCTION IMPROVES 
THE TRANSITION TO ADJACENT RESIDENTIAL USES.

5) SMC 23.54.030.G.1 - SIGHT TRIANGLE
DEPARTURE AREA   REMOVED   DRIVEWAY WIDENED. 

7) SMC 23.47A.008.D.2 
RESIDENTIAL USE AT 

GRADE (70’-0” PROVIDED)
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PARKING

BIKES LOBBY

BUS STOP

COMMERCIALLIVE/WORKLIVE/WORKLIVE/WORK

TRASH

CONCEPT C: RAINIER AVE S FRONTAGE

NRAINIER AVE S. FRONTAGE
N.T.S.

RECESSED UPPER LEVEL RECESSED ELEVATOR TOWER TALL MASSING GROUNDS CORNER
CANOPY SIGNIFIES ENTRIES AND 
PROVIDES SIGNAGE OPPORTUNITIES

TALL MASS OVER 
LIVE/WORK ENTRIES

LOWERED MASSING GROUNDS 
COMPOSITION AND REDUCES 
BUILDING SCALE

RAINIER AVE S

ARTICULATION CREATES 
STRONG FACADE RHYTHM AND 
PROVIDES OPPORTUNITY FOR 
MATERIAL VARIETY

EXIT

STAIR
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S DAWSON STRAINIER AVE S

39
TH

 AV
E S

MAIN LOBBY / 
RESIDENTIAL ENTRANCE

COMMERCIAL ENTRIES

INTEGRATED BUS STOP

LIVE / WORK ENTRIES

BIKE STORAGE

CONCEPT C: RAINIER AVE S FRONTAGE / CIRCULATION

117.97 ft

NW bound bus stop # 8285
150ft beyond

117.89 ft

125.59 ft

Route #7 southbound stop integrated into building facade. 
Northbound stop located north of the 39th Ave S and Rainier Ave S 
intersection. Coordination of stop with King County Metro is pending. 
Stop located near residential lobby for enhanced security.

No vehicular access provided along Rainier Ave S. Traffic improvements 
pending SDOT Rainier Ave S Road Safety Corridor Plan.

Bike parking is accessed from the residential lobby. Consolidated 
access to be convenient for bus/bike access. Potential bike 
infrastructure improvements pending SDOT Rainier Ave S Safety 
Corridor Plan.

Access points are clearly identifiable along frontage including 
commercial, live-works and residential lobby. 

No service access provided along Rainier Ave S.

TRANSIT

VEHICULAR

BICYCLE

PEDESTRIAN

TRASH/
SERVICE

RAINIER AVE S FRONTAGE
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CONCEPT C: RAINIER AVE S FRONTAGE

COMMERCIAL CORNER
SIDEWALK CORNER:
• PLANTING AND SITE ELEMENTS MARK THE CORNER AND FURTHER ENHANCE THE 

PEDESTRIAN EXPERIENCE.
TRANSPARENCY:
• HIGHLY TRANSPARENT SPACE WITH STRONG VISUAL CONNECTION TO CORNER AND 

COLUMBIA CITY COMMERCIAL CORE BEYOND.
CANOPY/SIGNAGE/R.O.W. ELEMENTS:
• CANOPIES & SIGNAGE MITIGATE SCALE ALONG SIDEWALK.
• PLANTERS, PAVING AND OTHER R.O.W. ELEMENTS REINFORCE RHYTHMIC STREET 

FRONT.

LOBBY & BUS STOP
ADJACENCY:
• LOBBY, BIKE STORAGE & BUS STOP ALL ADJACENT TO ALLOW CONVENIENT ACCESS.
TRANSPARENCY:
• HIGHLY TRANSPARENT ENTRANCE AND VISIBLE BIKE ROOM.
• BUS STOP IS INTEGRATED INTO BUILDING, BUT NOT ENCLOSED.
SAFETY & SECURITY:
• ELEMENTS TOGETHER PROVIDE MORE EYES ON THE STREET. LIGHTING & 

TRANSPARENCY WILL FURTHER ENHANCE SECURITY.

DESIGN RESPONSE
ADJACENCY/TRANSITION:
• PRIMARY MASS PUSHED TOWARDS RAINIER, AWAY FROM LOWER SCALE 

NEIGHBORS.

OPEN SPACE:
• OPEN SPACE MOVED AWAY FROM RAINIER AVE S FOR BETTER NOISE ISOLATION 

AND SOLAR ORIENTATION. 

MASSING/ARTICULATION:
• RIGOROUS MODULATION ALLOWS FOR MATERIAL EXPRESSION AND BREAKS DOWN 

BUILDING SCALE.
• MODULATION RELATES TO GRADE, CREATING A STRONG STREET-FRONT 

EXPERIENCE.

URBAN FRONTAGE:
• EXCEEDS MINIMUM 13’ COMMERCIAL HEIGHT REQUIREMENTS.
• STRONG COMMERCIAL CORNER TO RELATE TO COLUMBIA CITY COMMERCIAL CORE.
• SCALE MITIGATED BY CANOPIES AND WINDOW PALETTE.
• REPETITIVE ELEMENTS INCLUDING RECESSED ENTRIES, CANOPIES, SIGNAGE, PAVING 

AND PLANTINGS ENHANCE PEDESTRIAN EXPERIENCE.
• LOBBY, BIKE STORAGE AND INTEGRATED BUS STOP PROVIDE ADDITIONAL STREET 

FRONT INTEREST.

2

3

1

4

RAINIER COMMERCIAL CORNER (LOOKING SOUTH)

RESIDENTIAL LOBBY AND INTEGRATED BUS STOP

4

4
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CONCEPT C: RAINIER AVE S FRONTAGE / LIVE-WORKS

DESIGN RESPONSE
MASSING:
• RIGOROUS MODULATION ALLOWS FOR 

MATERIAL EXPRESSION AND BREAKS DOWN 
THE SCALE.

URBAN FRONTAGE:
• MODULATION RELATES TO STREET LEVEL, 

CREATING A STRONG RHYTHM.

LIVE-WORKS:
• LIVE WORK UNITS PROVIDE AN ACTIVE WORK 

SPACE TO AUGMENT THE COMMERCIAL 
FRONTAGE.

4

5

1

SCALE:
p 206-329-1802 e info@s-hw.com w s-hw.com
1101 E. Pike Street  #200 |    Seattle  WA  98122

ARCHITECTURE & DESIGN

©          S+HWorks, LLC
SHW#:
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3/32” = 1’-0”

CANOPY
BELOW

OPEN TO

 BELOW

14’-10”

30’-10”

BARN DOOR

16'-0"

4'-5"

4'-0"

BARN DOOR

UP

SIDEWALK

RAINIER AVE S

G
AR

AG
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AC
CE

SS

LIVE/WORK LOFT ABOVE

CANOPY
ABOVE

WORK + MEET

OFFICE

19’-8”

11’-3”

16’-0”

SCALE:  1/32” = 1’-0” SCALE:  1/32” = 1’-0” SCALE:  1/32” = 1’-0”
LIVE/WORK LOWER LEVEL LIVE/WORK UPPER LEVEL LIVE/WORK SECTION

LIVE - WORK UNITS ALONG RAINIER
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39TH AVE S

CONCEPT C: 39TH AVE S FRONTAGE

TRANSPARENT 
COMMERCIAL CORNER 
WITH CANOPY

TRASH

INVITING LANDSCAPED 
ENTRY TO PLAZA; 
BREAKS DOWN LONG 
FACADE

TOWNHOUSES AT 
GRADE

TRANSITION TO RESIDENTIAL ZONELOWER MASSING TURNS CORNER
UPPER LEVEL SETBACKSETBACK STAIR TOWER

DRIVEWAY

N39TH AVE S. FRONTAGE
N.T.S.

PLAZA

TOWNHOUSE ENTRY

TOWNHOUSE CHARACTER TO RELATE TO MAIN BUILDINGSTRONG MASSING AT CORNER
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SERVICE ENTRY

COMMERCIAL ENTRY

PARKING GARAGE ENTRY

S DAWSON ST

RAINIER AVE S
39TH AVE S

117.97 ft

117.89 ft

131.61 ft

CONCEPT C: 39TH AVE S FRONTAGE / CIRCULATION

Route #7 stops along Rainier Ave S. 

Garage entrance at 39th Ave S, away from south residential 
uses. See pages 46-47 for additional information.

Bike parking access from residential lobby. No additional racks along 
39th Ave S. 

Access to plaza from terrace steps. Direct access to townhouse stoop. 
Stair tower provides limited building and garage access. 

Direct access for pick-up from exterior, but away from south  
residential uses. Interior access through trash chute. 

TRANSIT

VEHICULAR

BICYCLE

PEDESTRIAN

TRASH/
SERVICE

39TH AVE S FRONTAGE

NW bound bus stop # 8285
50ft beyond
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PLAZA CONNECTION
VISUAL INTEREST:
• PLAZA CONNECTS TO 39TH AVE S WITH A LARGE TERRACED PLANTING AREA AND 

STAIRCASE.
• SOUTH PLAZA FURTHER ARTICULATED WITH TERRACED PLANTING.
SAFETY/SECURITY:
• PLAZA CONNECTION ENHANCES OVERALL SITE CIRCULATION.
• TERRACES CREATE A WELCOMING, YET DEFENDABLE SPACE WITH PLANTERS AND 4’ 

GATE.
TRANSITION/CONNECTIONS:
• TERRACES CREATE A TRANSITION BETWEEN LARGER BUILDING MASS AND SMALLER 

RESIDENTIAL SCALE.
• SOUTH WALL ARTICULATION BREAKS DOWN FACADE AT SOUTH NEIGHBORS.

TOWNHOUSE CONNECTION
SCALE/MASSING TRANSITION:
• TOWNHOUSES HAVE BEEN LOWERED TO TRANSITION OVERALL SCALE AND 

ADJACENCY TO LR2.
• LOWERED ENTRY PROVIDES MORE TRANSPARENCY AT GRADE FOR MORE EYES ON 

THE STREET AND SOFTER RESIDENTIAL TRANSITION.
INTEGRATION:
• CHARACTER OF TOWNHOUSES WILL BE CONSISTENT WITH OVERALL BUILDING.
• ACCESS POINTS PROVIDED FROM THE PLAZA AND DIRECTLY FROM THE SIDEWALK.

SI
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LIVING/DINING/
KITCHEN

BEDROOMS

CANOPY

ENTRY/DEN

PARKING

PRIVATE
PATIO
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PLAZA

ROOF DECK

10
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"
10

'-0
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9'
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7'
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" C
LR
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3'-0"4'-0" 5'-0" 9'-5"

CONCEPT C: 39TH AVE S FRONTAGE

6

6

PL

VIEW LOOKING NORTHEAST AT TOWNHOUSES

VIEW LOOKING SOUTHEAST AT PLAZA TERRACES
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INTENTIONALLY BLANK
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RAINIER AVE S

S DAWSON ST

S DAWSON ST
49

0

0

41

6

1

40

6

0

15

0

0

14

0

0

36

6

0

8

0

0

20 ENTERING (NEW)

16 EXITING (NEW)

PER ANALYSIS BY TENW TRANSPORTATION ENGINEERING NORTHWEST (ASSUMING 120 RESIDENTIAL UNITS)

PROJECT TRIP GENERATION*: 20 TRIPS IN / 16 TRIPS OUT
*PEAK TRIPS PER HOUR (WEEKDAY PM), ADJUSTED PER SOUND TRANSIT MODE SHARE

LEVEL OF SERVICE @ 39TH/DAWSON
LEVEL OF SERVICE DESCRIBES THE DEGREE OF CONGESTION AT AN INTERSECTION.  THE 39TH/DAWSON INTERSECTION 
CURRENTLY HAS VERY LOW CONGESTION; THE IMPACT OF THE ADDED PROJECT TRIPS IS NEGLIGIBLE AND GARAGE 
ENTRANCE LOCATION IS ACCEPTABLE.

TRAFFIC MOVEMENT

TO

HV PHF

SB 2.2% 0.65

NB 3.4% 0.73

EB 4.5% 0.69

INTRS. 3.1% 0.74

HV    = Heavy Vehicles
PHF = Peak Hour Factor

TURNING MOVEMENTS DIAGRAM
4:00 PM - 6:00 PM PEAK HOUR: 4:00 PM5 :00 PM

39
th

 A
ve

nu
e 

S

Peds = 6

89 51

S Dawson Street

49 40

29

PEAK HOUR  VOLUME

IN 162

63

Pe
ds

 =
 1

1

36
44

8

0

0

1

OUT 162 Peds = 0

S Dawson Street @ 39th Avenue S

Seattle, WA

39
th

 A
ve

nu
e 

S 14 15

INTERSECTION

48
Bicycles

Bicycles

Bicycles

TRAFFIC TO RAINIER AVE S

TRAFFIC TO S DAWSON

TRAFFIC TO 39TH AVE S

CONCEPT C:  GARAGE ENTRANCE LOCATION

OBSERVED VEHICLES AT 
PEAK HOUR (4-6 PM)
OBSERVED PEDESTRIANS 
AT PEAK HOUR (4-6 PM)
OBSERVED BICYCLISTS 
AT PEAK HOUR (4-6PM)

INFORMATION PROVIDED TO DEMONSTRATE SAFETY OF PROPOSED GARAGE LOCATION ONLY
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39TH AVE S

104’-2”
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DRIVEWAY

STOP
SIGN RAINIER AVE S

39TH AVE S

DRIVEWAYCONVEX 
MIRROR

RAINIER AVE S

STOP
SIGN
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T
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)

10’x10’ SIGHT TRIANGLE
REQUIRED FEILD OF VIEW
CONVEX MIRROR FEILD OF VIEW
TOTAL PROPOSED FEILD OF VIEW

GARAGE ENTRANCE DIAGRAM

CONCEPT A (ALTERNATE ENTRANCE)
THE GARAGE ENTRANCE IS LOCATED 104’-2” SOUTH OF S DAWSON ST. THE 
DRIVEWAY IS 20’ WIDE, BUT THE SIGHT TRIANGLES ARE APPLIED AT EACH SIDE 
OF THE 20’ WIDTH.
 
POSITIVES:
• MORE ACTIVE FACADE NEAR THE CORNER OF 39TH AVE S. AND RAINIER AVE S.

NEGATIVES:
• PULLS CARS FURTHER INTO RESIDENTIAL NEIGHBORHOOD.
• LONG RAMPS INSIDE THE GARAGE FURTHER REDUCE THE PROVIDED 

PARKING.
• WIDE GARAGE ENTRANCE BREAKS UP LIVE-WORK FACADES ON 39TH AVE S.
• SOUTH LOCATION IS FURTHER FROM DAWSON AND RAINIER - CARS 

APPROACHING FROM THE NORTH WILL BE LESS VISIBLE TO CARS EXITING 
THE GARAGE.

CONCEPT C (PREFERRED ENTRANCE)
THE GARAGE ENTRANCE IS LOCATED 37’-2” SOUTH OF S DAWSON ST.  THE 
DRIVEWAY IS 22’ WIDE, BUT THE SIGHT TRIANGLE IS APPLIED FOR THE EXIT 
LANE ONLY.

POSITIVES:
• PARKING ACCESS CLOSER TO RAINIER AVE S., LIMITING CARS ON 39TH AVE S.
• THE GARAGE ENTRY CREATES A NATURAL ‘GASKET’ BETWEEN THE 

COMMERCIAL AND THE RESIDENTIAL STREET FRONTAGE.
• PROVIDES THE MOST EFFICIENT CONFIGURATION FOR RAMPING AND FLOOR 

ACCESS.
• ENTRANCE IS CLOSER TO DAWSON & RAINIER - SINCE THESE INTERSECTIONS 

ARE MORE VISIBLE, IT IS SAFER FOR CARS EXITING THE GARAGE.  MIRRORS 
WILL EXTEND THE VIEW OF CARS APPROACHING FROM RAINIER.

• MIRRORS AND PAVING WILL FURTHER ENHANCE PEDESTRIAN SAFETY.

NEGATIVES:
• NONE.

10’x10’ SIGHT TRIANGLE

REQUIRED FIELD OF VIEW FROM SIGHT TRIANGLE

CONVEX MIRROR FIELD OF VIEW

POTENTIAL FIELD OF VIEW
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CONCEPT C:  SITE ELEMENTS

SITE ELEMENTS
The landscape materials are selected to complement the modern aesthetic 
of the architecture, and arranged to control and buffer the streetscape. The 
landscaping will create year-round interest and will be durable and easily 
maintainable. Each landscaped area has been considered in relationship 
to occupiable exterior space, creating a mix of communal, semi-private, and 
private space.

TERRACE PLANTING VISIBLE 
FROM SIDEWALK 

TACTILE PAVING AT 
DRIVEWAY

ACCENT PLANTING AREAS 
AT ROOF PROMENADE 

TREE + SEATING 
PROVIDE VISUAL 
INTEREST AT CORNER

EDGE PLANTING 
AT ROOF

ROOF DECK WITH 
VARIETY OF SEATING 
CONFIGURATIONS 

STRONG RHYTHM OF 
PAVING AND PLANTINGS AT 
RAINIER FRONTAGE

PAVING PATTERNS TO 
FURTHER DISTINGUISH 
ENTRIES

R.O.W. PLANTING TO 
BUFFER TOWNHOUSE

PRIVATE ROOF 
DECKS AT 
TOWNHOUSES

LOWERED 
PLANTING 
AT SOUTH 
FACADE

SPECIMEN 
TREE AT PLAZA 
FOR FOCAL 
POINT WITH 
INTEGRATED 
SEATING
PRIVATE 
PATIO @ 
PLAZA UNITS

COMBINED SITE / PLAZA / ROOF PLAN N

N.T.S.
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CONCEPT C:  MATERIAL CONTEXT
Recent Development within the Columbia City neighborhood provides 
inspiration and architectural context for the material palette. The 
following images are a brief survey of elements from projects within 
the immediate neighborhood, and the aspects of the images that are 
most insightful for this project. Elements that are key to the Concept 
C-Preferred:

• High quality and durable materials that can be integrated with the 
massing expression. 

• Materials that provide interest at grade and from a distance, 
including color and texture. 

• Clear articulation of materials and massing that enhance the scale 
of the project.

• Streetfront elements such as canopies, signage and windows that 
augment the pedestrian experience. 

(Left to right)

FIRST ROW
1. COMPLIMENTARY MATERIALS AND MODULATION
2. MODERN COMPOSITION ACROSS 39TH AVE S
3. LARGE WINDOWS
4. NATURAL MATERIALS; EXPRESSION OF MODULATION

SECOND ROW
5. MODULATION AND REPETITION OF MASSING
6. SIMPLE MATERIAL PALETTE
7. STREETSCAPE COMPOSITION - CANOPIES AND STOREFRONTS
8. BLADE SIGNAGE AND CLERESTORY WINDOWS

THIRD ROW
9.   SOLID MATERIALS WITH COMPLIMENTARY MODULATION
10. LARGE WINDOWS AND SIMPLE COMPOSITION
11. DYNAMIC MATERIAL COMBINATION
12. CLEAN MODERN LINES
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CONCEPT A: L-SHAPE CONCEPT B: INTERIOR COURTYARD CONCEPT C: PREFERRED
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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

RAINER AVE S

RAINER AVE S

RAINER 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
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SUMMARY: SEE PAGE 27 FOR DETAILS

SUMMARY: SEE PAGE 37 FOR DETAILS
1) SMC 23.47A.014.B.1 - SETBACK FOR LOTS ABUTTING RESIDENTIAL LOTS

2) SMC 23.47A.014.B.3 - REAR SETBACK ABUTTING RESIDENTIAL ZONES

5) SMC 23.54.030.G.1 - SIGHT TRIANGLE 

4) SMC 23.47A.032.B.1.b - STREET LEVEL USES

6) SMC 23.47A.008.B.3 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS: 
DEPTH (SEE PG. 37 FOR DIAGRAM) 

7) SMC 23.47A.008.D.2 - RESIDENTIAL USE ON STREET FACING FACADE  

7) SMC 23.47A.008.D.2 - RESIDENTIAL USE ON STREET FACING FACADE  

3) SMC 23.47A.008.B.2 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS:
    TRANSPARENCY

REDUCED

REDUCED

REDUCED

REMOVED

REMOVED

REMOVED

REDUCED

REPEAT

1) SMC 23.47A.014.B.1 - SETBACK FOR LOTS ABUTTING RESIDENTIAL LOTS

2) SMC 23.47A.014.B.3 - REAR SETBACK ABUTTING RESIDENTIAL ZONES

3) SMC 23.47A.008.B.2 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS: 
TRANSPARENCY

5) SMC 23.54.030.G.1 - SIGHT TRIANGLE 

4) SMC 23.47A.032.B.1.b - STREET LEVEL USES

6) SMC 23.47A.008.B.3 - NON-RESIDENTIAL STREET-LEVEL REQUIREMENTS: 
DEPTH (SEE PG. 27 FOR DIAGRAM)

REDUCED

REMOVED

ADDED

ADDED

CONCEPT B: INTERIOR COURTYARD

CONCEPT A: NONE

CONCEPT C: PREFERRED

REDUCED

EDG 2 - DEPARTURE SUMMARY

REPEAT
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5902 22ND AVE NW 116 13TH AVE E 

6301 15TH AVE NW (PERMITTING)1806 23RD AVE

1728 12TH AVE

2418 NW 58TH ST
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