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EXECUTIVE SUMMARY 

Neighborhood Background 

Seattle’s Pike/Pine neighborhood of Capitol Hill embodies the transformation of Seattle’s 
original “Auto Row,” a neighborhood of lofts and warehouses within a five- or ten-
minute walk to downtown, from scruffy bohemian counterculture into tony shops, 
restaurants, and condominiums. While much of the transformation has been positive, it is 
the pace of development and its impacts on neighborhood character that is a source of 
concern for the future of the neighborhood.  

Population growth 

Substantial population growth between 1990 and 2007 (21.3%), accompanied by a 
similar increase in the number of housing units (21.2%), shows its conversion to a mixed-
use neighborhood, with a large population increase projected for the next twenty years.  
Currently, 3,420 people live in this neighborhood, in 2,586 housing units. 

Housing  

One of the attractions of this neighborhood has been the relative ease in finding 
affordable and available rental housing. Historically, a high percentage of the housing 
units in the Pike/Pine neighborhood were rental: 97% as of 1990, and 90% as of the 2000 
census. However, much of the new housing being built in the district is owner-occupied. 

In 2007 there were over 500 subsidized units in thirteen buildings. Of 2,586 total housing 
units, 519, or 20%, are identified as subsidized rental (2007).  

Age and household size 

The median age for the Pike/Pine neighborhood is fairly young: 31.2 years. The 
percentage of elderly (those over 65), at 7%, is low for the city, emphasizing its youth-
oriented flavor. A small average household size (1.37 persons vs. 2.09 for the city 
overall) reinforces the singles reputation of the neighborhood.  

Historic buildings 

The Pike/Pine corridor has one of the city's most extraordinary collections of historic 
buildings, many of which retain a high degree of architectural integrity and represent a 
new and unique building type. 

Of a total of 278 buildings within the Pike/Pine study area, 165 (59.4%) are more than 85 
years old. Forty-six buildings (16.5%) were built between 1923 and 1945, 51 (18.3%) 
were built between 1946 and 1995, and 16 (5.8%) were built from 1995 to 2007.  

Land Use and Zoning 

The study area is defined by the boundaries of the Pike/Pine urban center village, as 
designated by the City of Seattle. Within the study area, however, are several overlay and 
other special districts. Each overlay has its own requirements and exceptions. Generally, 
the Pike/Pine overlay encourages a more pedestrian-friendly environment, with relaxed 
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parking regulations, and emphasizes residential use as the preferred use. The station area 
overlays encourage higher density in the vicinity of rapid transit stations, and the major 
institution overlays permit greater height and bulk under specific conditions prescribed.  

The predominant zoning designation in the study area is NC3-65, and NC3P-65.  

Assessment of Recent Development 
Nine recent building development projects were reviewed as case studies to assess their 
treatment during the design review process.  The intent of the review is to determine if 
the Pike/Pine design guidelines could be revised to: 

Resolve observed conflicts in guidelines: 
Three guidelines that may conflict with current attitudes toward development include 
open space, parking, and exterior finish materials. Guidelines must be flexible enough to 
permit strong architectural expression, and respond to specific site situations, keeping in 
mind (especially regarding open space) that this is a neighborhood with extensive 
nightlife and outdoor congregation. 

Reinforce desired design outcomes: 

There is a desire for new buildings in the neighborhood to reflect a character that is 
industrial, gritty, urban, artistic, and youthful. This may be an optimal time to rewrite 
guidelines to focus on architectonics and to encourage the innovative use of materials, 
rather than the current checklist and palette approach of the guidelines. Examples, such as 
the Agnes Lofts and 1111 East Pike Street, are bold and graceful additions to this 
neighborhood, and their modernity fits comfortably—in scale, materials, and grain—with 
the light-industrial character of the neighborhood, respecting without mimicking it. 

Other commonly expressed concerns for this neighborhood include: reducing the 
presence of parking and its impact on the pedestrian environment; enhancing elements 
that contribute to a vibrant street life; reducing the scale and massing of new buildings; 
and promoting human interaction through design. 

Provide additional direction for promoting conservation: 

Building or Façade Rehabilitation: The Pike/Pine neighborhood includes a wealth of 
older buildings that contribute to neighborhood character through their original design. 
To encourage adaptive re-use of older buildings of character, design guidelines should be 
rewritten specifically to address design issues relevant to rehabilitation of older buildings, 
additions to older buildings, incorporating older buildings into new architecture, and the 
re–use of portions of older buildings. 

Demolition Review: Demolition review could also be incorporated into the permit or 
design review process.  The intent would be twofold: to ensure that there are no buyers 
who might wish to purchase and rehabilitate the building, and to ascertain whether the 
building or portions or elements of the building to be destroyed are worth saving, and 
whether these elements could be feasibly salvaged and incorporated into a new building. 

Neighborhood Character 
The neighborhood character of Pike/Pine has been described in five general categories: 
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• Architecture — one to three stories, early twentieth-century, loft style, former 
automobile sales and repair, warehouses. Frequent use of brick and concrete, 
extensive glazing. New architecture is high-quality and harmonious. 

• Uses — local, unique, independent and small-scale retail; small-scale commercial 
and office space; work and performance space for artists; residential; nightclubs, 
bars, restaurants and cafés; some gay-specific businesses, bars, and services; 
education and training; and some remaining auto-oriented businesses. “Gritty and 
authentic” are used to describe this neighborhood. 

• Culture — nightlife and restaurants, gallery and performing spaces; diverse — 
gay culture, alternative, youth and students. Importance of street activity.  

• Housing — over 90% renters, with several hundred subsidized housing units.  

• Community of Neighbors — a neighborhood that residents value and show their 
interest by being active in neighborhood issues. There is a diversity of people with 
respect to ages, incomes, appearance, and sexual orientation.  

Conservation Goals 

Conserve architecture and architectural character 

• Save the architectural characteristics of the best older buildings. 

• New construction and redevelopment should integrate in massing, scale, and grain 
to existing architectural character, without mimicking the historic architecture. 

• Save old buildings as a way to maintain space that is affordable and conducive to 
small business uses. 

Preserve affordability 

• Preserve (or provide) affordable living, working, rehearsal, performing, and 
presenting spaces for artists. 

• Preserve (or provide) affordable rental housing to target those at a moderate-
income level, such as young singles, students, and academic faculty members. 

• Provide incentives such that the economics of new buildings allow small local 
businesses to continue to afford to rent space in new buildings. 

Balance the neighborhood’s diversity of people and uses 

• Support the geographic clustering of uses that occurs in the Pike/Pine 
neighborhood, especially arts-related, gay-related, nightlife and entertainment-
related, and other gathering spots (such as coffee shops). 

• Continue to accommodate a rich mix of activities in Pike Pine as the area grows, 
including housing, residential support services, employment, institutions, 
independent retail, and entertainment. 

• While recognizing the changing demographics of the larger Capitol Hill 
neighborhood, continue to maintain the diversity of the neighborhood 
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populations: residents, students, employees, and those who use the neighborhood 
for recreation and enjoyment. 

Proposed Conservation Tools 

Short-term actions for 2008: 

Amend provisions of Pike/Pine overlay to incorporate new development standards 
addressing conservation objectives, including 

• Maximum lot area limit, as in Seattle mixed/residential designation in Cascade 
(23.48.016A2) that limits a development lot to 21,600 square feet. Permitted lot 
size could be increased for projects that maintain an existing structure. 

• Maximum limit on street frontage on Pike and Pine Streets (120 feet, with 
increases allowed though specified conservation options). 

• Size-of-use restrictions for ground-floor businesses. 

• Adjust overlay boundaries: eliminate the First Hill Station Area overlay, and 
expand the Pike/Pine overlay to include Broadway/Madison/Pike Street triangle. 
Allow four-foot ceiling height bonus that encourages taller ground-floor retail 
spaces throughout the expanded overlay. 

Intermediate actions requiring further work (late 2008 or early 2009): 

• Amend downtown bonus and TDR provisions to allow bonus funds generated by 
downtown programs to be used for affordable housing production and 
preservation in Pike Pine.  Amendment would need to allow bonus dollars to be 
spent and rehab and conversion of existing structures to affordable housing, in 
addition to allowing new development.  Value of Pike/Pine TDR would need to 
be assessed—equivalent to value of commercial floor area in downtown locations.  

• Create floor area and/or height bonus for existing NC3 zoning for projects that 
provide specified conservation elements (floor area devoted to arts activities or 
human services, floor area with rent subsidy to accommodate local small 
businesses, etc.).  May be linked as incentives related to lot size limits, as above. 

• Supplemental design guidelines for use in design review, where they conflict with 
current design values and priorities in the neighborhood, and adding guidelines 
for building rehabilitation or demolition. 

• Reducing height limits in critical conservation areas. 

Longer-term actions for consideration later in 2009: 

• Establish conservation TDR program for Pike/Pine: identify sending and 
receiving areas (potential rezones) and develop program details. 

• Fund landmark designation process for Pike/Pine landmark candidates: 
nomination, designation, controls and incentives, and designating ordinances (and 
provide incentives to owners of nominated properties). 
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Phase 1 Report: Neighborhood Character and Recommendations 

Project Scope 

The purpose of this project is to address concerns about the loss of neighborhood 
character due to redevelopment in the Pike/Pine area of Seattle’s Capitol Hill.  The work 
is comprised of two phases: 

This first phase, an inventory of development conditions and survey of stakeholders in 
the Pike/Pine neighborhood, was undertaken as background for assessing possible tools 
to promote conservation of the area’s existing development character.   

Figure 1, on the following page, shows the boundaries of the study area. 

The second phase of this project will investigate the economic viability of selected tools 
and incentives for maintaining the existing development character of the Pike/Pine 
corridor. The phase 2 report will describe that activity. 

Neighborhood History and Background 

Neighborhood change is a historical constant. Throughout American history, incumbent 
groups have been replaced by new urban residents often grouped by income or national 
background, in cyclical fashion.1 

Seattle’s Pike/Pine neighborhood of Capitol Hill is somewhat of an exception to the 
typical gentrification story, however. As a neighborhood, it does not have a strong 
residential history, nor is there an ethnic group associated with its development. Rather, it 
is the transformation of Seattle’s original “Auto Row,” a neighborhood of lofts and 
warehouses within a five- or ten-minute walk to downtown, from scruffy bohemian 
counterculture into tony shops, restaurants, and condominiums, that is a source of 
concern for the future of the neighborhood.  

History of the Pike/Pine Neighborhood 

Pike/Pine has recently become one of Seattle’s most popular neighborhoods to live, work, 
and be entertained in. What urban dwellers typically want2 is what Pike/Pine has to offer: 
a mix of shops and services within walking distance, good public transportation within 
close proximity, green space as part of their place of residence, a good park (preferably 
with water), independent businesses as a key feature of the community, a sense of 
security, excellent coffee, the availability of a cocktail in the wee hours, and a bit of grit 
and surprise. 

                                                        
1 Changing Neighborhoods: New Visions for Community Revitalization. Proceedings: Third Annual Berkeley 
Conference on Housing and Urban Policy, University of California, Berkeley, CA. February 4, 2002 
2 according to Tyler Brûlè, editor-in-chief of Monocle magazine, and former editor of Wallpaper* magazine, in the 
Financial Times, June 14/June 15, 2008, Life and Arts, page 23. 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Pike/Pine is a unique commercial district. It developed as a narrow corridor south of 
Capitol Hill and east of downtown, distinctly different from the surrounding areas. 
Historically, there were some residences in this neighborhood, mostly single-family 
homes. However, by the first decade of the twentieth century, residential uses were 
displaced by manufacturing activity, and the area was eventually to serve the region as 
the center of the auto industry. The first automobiles were sold locally about 1906, on 
Broadway near Broadway High School. Dealerships and other automotive businesses 
quickly spread west on Pike and Pine streets toward downtown and east to Madison 
Street, with limited expansion to the north and south along this spine. Related businesses 
of all kinds appeared, including repair shops, parts dealers, paint shops, parking garages 
and used car dealers. The demands of the new industry led to a unique building type: 
solid fireproof structures of concrete or brick, often two to four stories, with a large 
showroom and offices on the first floor and parking on the upper floors accessed by 
concrete ramps (or, sometimes, large elevators). Even the single-story repair garages 
were of masonry or concrete construction. Major dealerships competed to impress 
potential customers, hiring well-known architects and investing in terra cotta cladding, 
expansive windows and intricate ornamentation. 

During the 1920s automobiles became so popular that the industry could not be contained 
in a small area, and repair shops, parts dealers and, to a lesser extent, dealerships, spread 
to arterials throughout the city. During the Depression many dealerships closed or turned 
to selling used cars. After World War II, nearly all dealerships relocated to sites where 
they could have large outdoor display areas rather than relying on indoor showrooms. 

Buildings were later converted to office, retail, or residential use.  However, the 
structures themselves were so sturdily built that most were little changed. 

The construction of I-5 in the middle 1960s was simultaneous with a period of decline for 
all of Capitol Hill. Beginning in the late 1970s and early 1980s the Capitol Hill 
neighborhood was reborn as the center of bohemian, gay, and “yuppie” culture for 
Seattle. Ironically, although, most of the gay bars and clubs are located in Pike/Pine, that 
portion of Capitol Hill has never had the strong gay identification that the Broadway area 
of Capitol Hill has traditionally had. 

Several bars and record stores in this neighborhood were identified with Seattle’s 
“grunge” music scene of the 1990s; at the same time, housing and neighborhood retail 
began to accelerate. This neighborhood became associated with youth culture and its 
trappings: nightlife, cheap restaurants, record shops, and resale and thrift clothing stores. 

Today, this south slope of Capitol Hill continues to be known for its vibrant and young 
community.3 

Neighborhood Demographic Background 

Neighborhood Demographics 

The population of this neighborhood is relatively small for its geographic size, which 
indicates its historic role as more of a commercial than a residential quarter.  However, 

                                                        
3 wikipedia 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substantial population growth between 1990 and 2007 (21.3% growth), accompanied by a 
similar increase in the number of housing units (21.2%), shows a quickening pace of its 
conversion to a mixed-use neighborhood, with a large population increase projected for 
the next twenty years. 

A not insignificant (8.7%) decrease in employment from 2000 to 2007 is expected to be 
reversed in the coming decades. 

Table 1: Population, Housing Units, and Employment, Pike/Pine neighborhood 

Year  Population  Housing Units   Employment 

1990  2,819   2,132     N/A 

2000  3,114   2,226     6,131 

2007  3,420   2,586     5,599 

2030 (projected) 5,679   3,570*     8,119 

*2024 Comprehensive Plan household target, converted to units 

Housing characteristics 

One of the attractions of this neighborhood has been the relative ease in finding 
affordable and available rental housing.  A few older brick apartment buildings on Pine 
Street, and a large number of older apartment buildings on the side streets, especially 
west of Broadway, have provided housing for young singles and those seeking a small 
and affordable apartment close to downtown. In fact, a 1991 study referred to the 
Pike/Pine neighborhood as an “island of affordability” surrounded by higher-priced 
housing in neighborhoods such as First Hill, downtown, and other parts of Capitol Hill.4 
Most of these affordable rental units were not subsidized; they were simply cheap places 
to live. Over 80% of the units at that time were SRO’s, studios, and one-bedroom 
apartments. Historically, a high percentage of the housing units in the Pike/Pine 
neighborhood were rental: 97% as of 1990, and 90% as of the 2000 census. However, 
much of the new housing being built in the district is owner-occupied. 

Subsidized housing 

The loss of affordable un-subsidized housing has, in recent years, to a small degree been 
made up by an increase in subsidized housing.  While in 1991 there were only 102 
subsidized units in ten buildings5, in 2007 there were over 500 subsidized units in thirteen 
buildings. Of 2,586 total housing units, 519, or 20%, are identified as subsidized rental 
(2007)6. Subsidized rental buildings within the study area are identified below: 

                                                        
4 Capitol Hill Chamber of Commerce, Capitol Hill Community Council, et al. “Pike/Pine Planning Study,” April 1991. 
p. vii. 
5 ibid., p. 43. 
6 Unpublished research material, City of Seattle Department of Planning and Development, 2008. 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Table 2: Buildings with subsidized rental units or owned by low-income housing providers, 
Pike/Pine neighborhood (2008) 

Building    Address     Number of units 
Annapolis   1531 Belmont Avenue   23 units 
Bellevue–Olive Apts.  1641 Bellevue Avenue   48 units 
Belmont–Boylston Apts.  1411 Boylston Avenue   47 units 
Berky House   1213 E. Union St.    40 units 
Broadway Crossing  1531 Broadway    44 units 
Chamberlain House  1515 Belmont Avenue   40 units 
Emma Pardee Townhomes 1628 Fourteenth Avenue   9 units 
Gordon Apartments  1202 E. Pine Street   27 units 
Haines Apartments  1415 E. Olive Street   30 units 
Melrose Apartments  1520 Melrose Avenue   30 units 
Pine Street Apartments  1202 E. Pine Street   27 units 
Villa Apartments   1106 Pike Street    62 units 
Wintonia Hotel   1425 Minor Avenue   92 units 

Total subsidized housing units      519 units 

See Figure 2 for a map of housing resources in the Pike/Pine neighborhood. 



Figure 2: Housing Resources
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Other demographic statistics, 2000 census 

Like Seattle as a whole, the median age for the Pike/Pine neighborhood is fairly young: 
31.2 years. The percentage of elderly (those over 65), at 7%, is low for the city, 
emphasizing its youth-oriented flavor. A small average household size (1.37 persons vs. 
2.09 for the city overall) reinforces the singles reputation of the neighborhood. Twenty-
four percent of residents live below the poverty line.7 

Historic buildings 

The Pike/Pine corridor has one of the city's most extraordinary collections of historic 
buildings, many of which retain a high degree of architectural integrity and represent a 
new and unique building type.8 Four are city landmarks: 

Old Fire Station #25, 1400 Harvard Avenue 
Summit School/Northwest School, 1415 Summit Avenue 
Wintonia Hotel, 1431 Minor Avenue 
First African Methodist Episcopal Church, 1522 14th Avenue. 

Sixty-five buildings within the study area have been inventoried by the City of Seattle 
Department of Neighborhoods in its cultural resources survey, and fifty-three of these are 
identified as potentially of historic value 9.  Most of these structures are concentrated on 
the following streets: 

18 buildings on Pine Street 
10 buildings on Pike Street (plus 1200 E. Pike Street) 
9 buildings on Broadway 
5 buildings on 12th Avenue 
3 buildings on Melrose Avenue 
6 buildings on Union Street 

Fraternal Halls are also part of the architectural heritage of this neighborhood: 

Odd Fellows Hall, 911-19 E. Pine St. 
Masonic Temple (Egyptian Theatre), 801 E. Pine St. 
Knights of Columbus Hall, 722 E. Union St. 

The map on page 9 (figure 3) shows landmark buildings, as well as those identified in the 
Department of Neighborhoods’ historic resources inventory.  

Older buildings predominate in the study area. The value of these older buildings was 
recognized as early as 1975, when Historic Seattle completed an inventory of the 
structures, and in 1977, when a fledgling neighborhood group applied to the National 
Endowment for the Arts for a grant to study rehabilitation methods for these older 
buildings.10 Of a total of 278 buildings within the Pike/Pine study area, 165 (59.4%) are 
more than 85 years old. Forty-six buildings (16.5%) were built between 1923 and 1945, 
                                                        
7 2000 census data, obtained from the City of Seattle Department of Planning and Development, 2008. 
8 Historic Property Survey Report: Seattle’s Neighborhood Commercial Districts (City of Seattle Department of 
Neighborhoods, November 2002). 
9 City of Seattle Department of Neighborhoods  
10 op. cit., pp. 4-9. 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51 (18.3%) were built between 1946 and 1995, and 16 (5.8%) were built from 1995 to 
2007. Please refer to figure 3, Historic/Architectural Character. 



Figure 3: Historic/Architectural Character
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Development Issues 

Development, 1995–2008 

As the map in figure 3 shows, sixteen buildings have been built between 1995 and 2007.  
Of these 16 buildings, 14 were entirely residential or residential with ground-floor retail.  
Ten of these 14 are condominiums, and three are rental (including one subsidized). The 
Harvard Market retail complex, and the Silver Cloud Hotel were the other two buildings 
built in this period. 

Figure 4, projects and development potential, shows twelve projects in various stages of 
development within the neighborhood. If al projects were to be completed, over 700 new 
housing units would be introduced into the neighborhood. The map also identifies parcels 
susceptible for development, based upon development capacity, and value of land 
compared to value of improvements.  The story that this map tells is that, while a wave of 
development is currently sweeping over the Pike/Pine neighborhood, the majority of 
parcels in the neighborhood are potentially poised for even further development. 

Land use and zoning  

The study area is defined by the boundaries of the Pike/Pine urban center village, as 
designated by the City of Seattle. Within the study area, however, are several overlay and 
other special districts: 

Regional transit station area overlay: Capitol Hill and First Hill stations 
Pike/Pine overlay 
Major institution overlay (Seattle Central Community College) 

There is also a proposed improvement district, currently in the petition stage, the Capitol 
Hill Improvement District (proposed assessment district for area businesses). Its proposed 
boundaries are indicated on the map in Figure 5. 

Each overlay has its own requirements and exceptions. Generally, the Pike/Pine overlay 
encourages a more pedestrian-friendly environment, with relaxed parking regulations and 
limits the amount of commercial use otherwise permitted in the base NC zones to 
emphasize residential use as the preferred use. The station area overlays encourage higher 
density in the vicinity of rapid transit stations, and the major institution overlays permit 
greater height and bulk under conditions prescribed through a major institution master 
plan. The improvement district, if approved, would allow neighborhood businesses to 
contribute to a common fund for area improvements. 

The predominant zoning designation in the study area is NC3-65, and NC3P-65. A small 
portion of the study area is zoned for 40’ maximum heights, and portions of Seattle 
Central Community College’s major institution overlay permit heights up to 105’.  
Limited areas on the northern and southern edges are within Midrise (MR) and Lowrise 3 
(L3) multifamily zones.  

Please refer to figure 5, Land Use and Zoning. 
















































