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PROJECT TEAM 
 

Owner: Frederickson Homes LLC 

15250 32nd Ave S #68313 

Seattle, WA 98168 

Contact: Kyle Lee 

 

Architect & Applicant: Novion Group Inc. 

8634B 3rd Ave NW 

Seattle, WA 98117 

Contact: Shaun Novion 

 

Landscape Architect: GHA Landscape Architects 

1417 NE 80th St 

Seattle, WA 98115 

Contact: Neil Buchanan 

 

SDCI Project  #3034446-LU 

Contact: Joe Hurley 

 

Existing Site: 

Address:  9135 50th Ave S 

Location:    West of Rainier Ave S—South of S. Henderson St. 

Site Area:    10,147 sf 

Existing Development:   Single Family Residence 

 

Project Proposal: 

Number of Residential Units:  8 new townhouse units 

Number of Parking Stalls:  No vehicular parking — 8 long-term bicycle stalls 

Gross Floor Area of Residential Use:  12,260.5 sf  

 
Developmental Objective: 
To transform an underutilized Lowrise lot from a single family residence to a 
multifamily lot; providing 8 new townhouse units, in a neighborhood with a plan 
for increased density and need for additional residential housing, that provides 
a functional unit layout with easy connection to the neighborhood  
amenities and public transportation.   

DEVELOPMENT OBJECTIVES 
RAINIER  AVE  S. 

RENTON  AVE  S. 

RAINIER BEACH  
COMMUNITY CENTER & POOL 

RAINIER BEACH  
HIGH SCHOOL 

S. HENDERSON  ST. 

ELLIOT BAY 

LAKE 
WASHINGTON 

RAINIER BEACH LIBRARY 
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SUBJECT PROPERTY 

The subject site is currently a single family residence structure on an LR3 (M)

zoned lot. It is located near the intersection of S. Henderson St and Rainier Ave 

S. The project is across the street from the Rainier Beach Library and is part of 

the Rainier Beach Neighborhood Plan. 

 

With a proposed expansion of the Rainier Beach Residential Urban Village and 

increased need for housing per density limits, this proposal aims to develop 8 

new modern influenced townhouse units available for purchase, with frontage 

along 50th Ave S. 

 

 

Site Information: 

City:      City of Seattle 

Existing Zoning:   LR3 (M) 

Site Area:     10,147 sf 

APN Number:     2123700408  

 

Comprehensive Plan Land Use: Rainier Beach Neighborhood Plan 

Neighborhood Planning Area: Rainier Valley—Dunlap 

Urban Village:   Rainier Beach Residential Urban Village 

    
    
     

PROJECT DESCRIPTION 

SITE 
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The areas directly north, west and south 

of the subject property are zoned  

residential, with occupancy ranging from 

single-family to multi-family. Two lots 

north, and directly east of the subject 

property, the areas are predominantly  

Neighborhood Commercial. There is a 

planned effort to continue the neighbor-

hood growth with community involved 

activities and amenities. The proposed 

townhouse plan for the subject lot will 

allow for more families to reside in a 

growing Residential Urban Village.  

ZONING MAP  

 

N 

SUBJECT SITE 
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 NEIGHBORHOOD ANALYSIS 

RAINIER BEACH RESIDENTIAL URBAN VILLAGE 
 
The Rainier Beach Residential Urban Village is comprised of the South Beacon Hill neighborhood (East of M L King Jr. Way S),  
the Dunlap neighborhood (Southeast of S. Cloverdale St.), and the Rainier Beach neighborhood (North of S. Roxbury St.). The village 
centers around S. Henderson St. and Rainier Ave S., where businesses large and small coexist with many public recreational  
facilities mixed in. In the Rainier Beach Neighborhood Plan, most recently updated in March 2012, the community expressed a  
desire to develop a means of creating more business opportunities in their community, for the local residents to take part in. The City 
agreed with the community plan and have implemented some of their own initiatives like the Master Bicycle Plan, which will improve 
and increase the lanes located in the northern portion of the village. The city also has plans in place to improve the Rainier Valley 
Neighborhood Greenway, which ends at the Rainier Beach Library, across from the subject lot. Together these elements combined 
with the ambition of increasing the boundaries of the village, will help create a more healthy and engaged neighborhood. 
    

RAINIER BEACH RESIDENTIAL 
URBAN VILLAGE 

SUBJECT SITE 

CURRENT BORDERS  & FUTURE PLANS FOR THE: 

SUBJECT SITE 
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 VICINITY MAP 

SITE 

SITE 
 
SIMULTANEOUS PERMIT  
APPLICATION ON ADJACENT LOT  
 
METRO TRANSIT STOPS 
 
METRO TRANSIT ROUTES 
 
LIGHT RAIL STATION 
 
LIGHT RAIL ROUTE 
 
BIKE LANE 
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RECREATION 
 
SCHOOLS 

RAINIER 
BEACH  
LIBRARY 

RAINIER 
BEACH 
HIGH SCHOOL 

BEER 
SHEVA 
PARK 

SOUTH LAKE 
HIGH SCHOOL 

RAINIER 
BEACH 
CC & 
POOL SOUTH 

SHORE 
K-8 

RAINIER 
BEACH 
PLAYFIELD 

DUNLAP 
ELEMENTARY 
SCHOOL 

TRANSIT 
 

There are multiple Metro transit stops within blocks of the subject site. 
The routes run predominantly north/south; connecting Downtown (#7), 
Capital Hill (#9), The International District (#106), Beacon Hill  (#107), 
and Leschi (#987), all with the Rainier Beach area. The Rainier Beach 
Light Rail station is a 10 minute walk or a 7 minute bus ride from the 
subject site, which increases the number of other neighborhoods future 
residents can connect with. 
 

CYCLING 
 

There are designated bike lanes on Renton Ave S. and a portion of S. 
Henderson St. The Master Bike program has future plans to extend the 
designated bike lanes in this area.  
 

RECREATION 
 

The subject site is conveniently located near, and a short travel dis-
tance to many public recreational amenities. These include parks, play-
fields, trails, a Community Center & Pool, and a Library directly across 
the street. The opportunity for future residents to participate and en-
gage with the community will be easily achieved with an already estab-
lished presence of off-site amenities 
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1—COMMERCIAL 
The majority of the buildings to the East of the subject site 
are commercial in nature. The zones are a mix of NC and 
NCP. There are numerous services located a short walk 
from the subject site. Ample parking at these locations 
provides more street parking for neighborhood residents 

2—COMMUNITY BUILDINGS 
There is a great deal of public facilities within blocks of the 
subject site. Across 50th Ave S is the Rainier Beach  
Library. Two blocks north is the Rainier Beach Community 
Center, Pool and Playfield. There are also an Elementary 
school, K-8 and high school in the same proximity 

 2 

3—RESIDENTIAL 
Directly adjacent the subject site and to the South are a 
range of residential zones from SF5000 to LR3. The hous-
ing units are a mix of single family, townhouse, condo and 
apartments. A large number, West of Rainier Ave S. are 
owned by Seattle Housing Authority. 

RAINIER 
BEACH 
HIGH SCHOOL 

LAKE 
WASHINGTON  
APARTMENTS 

SAFEWAY 

MCDONALDS 

KING  
DONUTS 

DOLLAR  
TREE 

BANK OF  
AMERICAN 

RITE AID 

RAINIER BEACH 
LIBRARY 

BARTON 
PLACE 

RAINIER BEACH 
COMMUNITY CENTER 
& POOL SOUTHSHORE 

K-8 

SEATTLE HOUSING 
AUTHORITY  
TOWNHOUSES 

SEATTLE HOUSING 
AUTHORITY  
APARTMENTS 

SUBJECT SITE 

EXISTING BUILDINGS IN IMMEDIATE CONTEXT 
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B—9139 50TH AVE S 
G 

 F 

 E 

 C 

 D 

 H 

 B 

A—9121 50TH AVE S 

C—BARTON PLACE D—9119 48TH AVE S 

E—BANK OF AMERICA F—RAINIER BEACH LIBRARY G—JACK IN THE BOX H—THUNDERBIRD TREATMENT 

EXISTING NEIGHBORHOOD STYLE AND CONTEXT 
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The subject site is a rectangular shaped parcel with 
approximately 3% slope from East to West. The lot 
fronts 50th Ave S., two blocks south of S. Henderson 
St. and is located in the Rainier Beach Residential 
Urban Village. The adjacent parcel to the north  
(9127 50th Ave S) is under separate ownership but will 
be built simultaneously with the subject lot (separate 
EDG application submitted 9127 50th Ave S) 
 
 
 Existing Single family structure centrally located 

on subject lot to be removed 
 Existing hardscapes to be removed and replaced 
 Gradually sloping lot 
 Existing curbs & sidewalks 
 
 
 
Legal Description: 
 
The North 68 feet of the South 130 feet of the East 
150 feet of Tract 25, Dunlap’s plat of land on Lake 
Washington, according to the plat thereof recorded in 
Volume 3 of plats, page 54, records of King County, 
Washington; 
 
Except that portion thereof lying easterly of a line 
drawn northerly from a point on the West line of 50th 
Avenue South distance 62 feet North of its intersection 
with the North line of South Barton street, to a point on 
the production West of the South line of the North 
169.84 feet of Lot 24, of said plat, which is 10 feet 
West of its intersection with said West line heretofore, 
conveyed to City of Seattle by deed recorded May 14, 
1968 under recorded No. 6347866  
 
Situate in the county of King, state of Washington. 

SITE SURVEY 
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 B 

The proposed project will be developed on what is presently 
being used as a single family lot, fronting 50th Ave S. (The 
applicant is also pursuing an EDG submittal for develop-
ment next door, to be constructed at the same time as the 
subject site, under separate ownership and application). 
Directly East is the Rainier Beach Library; directly North, 
South and West are residential structures. The surrounding 
buildings in the immediate vicinity consist of financial  
institutions, restaurants, markets, commercial stores,  
community facilities and a variety of residential housing. 
 
There are no notable site features proposed to be removed 
or remain. The site has a gradual slope from East to West. 
There are existing side walks and curbs fronting the subject 
site, with street parking available on both sides of 50th Ave 
S. The surrounding topography will most likely limit any 
views, to territorial. 
 
The subject site is one block West of Rainier Ave S. and 
two blocks East of Renton Ave S.; both are major arterials 
that connect a good deal of South Seattle neighborhoods. A 
couple blocks West of the subject site is M L King Jr. Way 
S, which provides multiple transit options with Metro and 
Light Rail stations. 
 

SITE ANALYSIS 
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Proposed Project Site 

PROPOSED 
PROJECT SITE 

Project Site (Looking West) 

50TH AVE S. 

50TH AVE S. EXISTING STREET ELEVATIONS—LOOKING WEST 
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Across 50th Ave S. from proposed project site 

Looking East from proposed project site 

ACROSS STREET 
FROM PROPOSED 
PROJECT SITE 

50TH AVE S. EXISTING STREET ELEVATIONS—LOOKING EAST 
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 ZONING SYNOPSIS 

LR3  (M)— The surrounding lots are a mixture of residential and  
commercial, with a high emphasis of pedestrian friendly pathways.  
There is not a lot of new construction in the immediate vicinity; with most 
existing structures showing their wear and tear. 
 
Rainier Beach Residential Urban Village 
 
10,147 sf (.23 acres) 

SITE OVERVIEW 

Zoning 
 
 
 

Overlay 
 

Lot Area 

FAR (Floor Area Ratio) — SMC 23.45.510 Table A 
 
The maximum permitted FAR for townhouses is 2.3 
(Project must comply w/ SMC 23.45.530 Table A if FAR is over 1.8) 

 
The proposed FAR is 1.2 

 
 

Requirement 
 
 

Provided 

Setbacks — SMC 23.45.518 Table A 
 
The Required setbacks for townhouses: 
Front— 7’ Average, 5’ Minimum 
Rear— 7’ Average, 5’ Minimum 
Side— 5’ Minimum for facades less than 40’ 
            7’ Average, 5’ Minimum for facades greater than 40’ 
 
Proposal meets or exceeds all the required setbacks 

COMPLIANCE SUMMARY 

 
 

Requirement 
 
 
 
 

Provided 

Density — SMC 23.45.512  
 
No limit for lots with an MHA suffix 

 
 
The proposed density is 8 new townhouse units 

 
 

Requirement 
 
 

Provided 

Structure Height — SMC 23.45.514 Table A 
 
The maximum permitted height limit for townhouses is 50’ from Avg. grade 
(plus an additional 10’ for stair penthouses) 

 
The proposed height limit is 30’ to the roof, 38’ to stair penthouse, from FG.  

 
 

Requirement 
 
 

Provided 

Permitted Uses — SMC 23.45.504 Table A 
 
Uses permitted include Residential, Institutions, Uses in existing or  
former schools, Parks and Playgrounds 

 
Residential townhomes are proposed. The adjacent lot to the North has 
also submitted an EDG proposal for townhomes, to be constructed  
simultaneously with the subject lot. 

COMPLIANCE SUMMARY 

 
 

Requirement 
 
 

Provided 

 
 

Requirement 
 
 

Provided 

Amenity Area — SMC 23.45.522 
 
The required amount of amenity area for Lowrise zoned lots is 25% of 
the lot area, with 50% of it located at the ground level. Amenity area can 
be public or private (Min. area dimensions required in certain setbacks) 
 

Proposal has ground level amenity areas as well as private roof top 
decks, meeting the required area and dimensions. 

 
 

Requirement 
 

Provided 

Landscaping Standards — SMC 23.45.524 
 
The required amount of landscaping shall meet a Green Factor of .6  

 
The preferred option proposes a Green Factor of .699 and proposes 
new trees, ground cover, shrubs, and permeable pavement surfaces 

 
 

Requirement 
 
 

Provided 

Structure Width & Façade Length — SMC 23.45.527 
 
The maximum structure width for townhouses is 150ft 
The maximum façade length for portions of structures within 15’ of a 
side lot line is 65% of the length of the lot line  
 

Proposal meets the width and length requirements. 

 
 

Requirement 
 
 
 

Provided 

Design Standards — SMC 23.45.529 
 
The required street facing façade standards include at least 20% of the 
street facing façade be transparent glass, and façade articulation is to 
be applied to certain sized facades. For townhouses, additional stand-
ards apply including specific wayfinding and amenity area requirements. 
 

Proposal meets required design standards for townhouses. 
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 ZONING SYNOPSIS 

Solid Waste & Recycle — SMC 23.54.040 
 
Storage requirements for 12 residential units is either individual 2’x6’  
solid waste storage areas or 84sf of shared storage area  

 
Proposing a shared storage area, enclosed and screened from view, at 
the back of the lot, with direct access for service providers to the  
containers, via the shared access easement 

 
 

Requirement 
 
 

Provided 

Required Parking — SMC 23.54.015 Table B & D 
 
No vehicular parking is required because the subject site is located in an 
Urban Village and a Frequent Transit Service area. 
The required amount of long-term bicycle parking is 1 stall/unit, and 
The required amount of short-term bicycle parking is 1 stall/20 units 
 

There is no proposed vehicular parking on site. The proposal does have 
an enclosed secure bicycle parking structure at the back of the lot. 

COMPLIANCE SUMMARY 

 
 

Requirement 
 
 
 

Provided 



16   OWNER—FREDERICKSON HOMES LLC                                           PROJECT—9135 50TH AVE S                                    ARCHITECT—NOVION GROUP INC     16 

 DESIGN GUIDANCE RESPONSES 
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 PREFERRED OPTION—SITE LAYOUT AND DESCRIPTION 

LONG-TERM  
BICYCLE  PARKING  
AREA FOR: 
(2) VERTICAL  
RACK SHELTERS 

16’ ACCESS EASEMENT 
 
PERMEABLE PAVERS. 
ALTERNATING SIZE AND  
COLOR FOR 4’ PEDESTRIAN 
PATHWAY 

SOLID WASTE  
STAGING AREA  
N THE ROW 

HYBRID SOLID WASTE 
STORAGE AREA FOR: 
(8) 32 GALLON SOLID WASTE 
CARTS 
(1) 96 GALLON COMPOST 
CART 
(4) 96 GALLON RECYCLE 
CARTS 

Proposal: 
One 3-unit Townhouse & One 5-unit Townhouse 
(8 units total, at 1,700 sf per unit) 
 

Advantages: 
Shared Solid Waste Area located away from units 
Secure Long-term Bicycle Parking Area 
Less Massing along Southern & Northern Property Lines 
Street Facing Entry & Courtyard Entries 

The proposal is for two new buildings, totaling 8 units. Modulation was used to break up the facades, as well as adhere to land use code restrictions 
on maximum façade length. Building 1 will have it’s entries face the street, and Building 2 will have it’s entries face the shared drive court with the 
lot to the north (under separate ownership and permit, but reviewed together for design review purposes). The unit entries are identifiable by individ-
ual  pedestrian pathways, composed of contrasting pavers, and canopy awnings. Located at the back of the lot is an enclosed shared solid waste 
storage area and long-term bicycle parking shelters. The building separation and location on the lot will allow for all units to benefit from natural 
light. The street facing building is purposefully designed with increased modulation, larger windows and contrasting exterior finishes. The unit en-
tries face the street and distinguish the lot as residential use. A large front setback with new landscaping will provide a buffer for the front building 
units. The courtyard between the buildings will be setup with benches, encouraging community interaction. Proper signage and illumination for the 
pathways, landscaping, entries and security are proposed. This proposals intention is to provide usable multi-family housing in a growing area with 
an interest on neighborhood involvement and community transit compatibility. 

 

N 

SOLID WASTE  
STAGING AREA  
N THE ROW 
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 PREFERRED OPTION—FIRST FLOOR PLANS 

FIRST  FLOOR  PLAN—BUILDING 2         FIRST  FLOOR  PLAN—BUILDING 1 

 

N 
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 PREFERRED OPTION—SECOND FLOOR PLANS 

SECOND  FLOOR  PLAN—BUILDING 2         SEOCND  FLOOR  PLAN—BUILDING 1 
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 PREFERRED OPTION—THIRD FLOOR PLANS 

THIRD  FLOOR  PLAN—BUILDING 2         THIRD  FLOOR  PLAN—BUILDING 1 
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 PREFERRED OPTION—ROOF DECK & STAIR PENTHOUSE FLOOR PLANS 

ROOF DECK  FLOOR  PLAN—BUILDING 2                 ROOF DECK FLOOR  PLAN—BUILDING 1 

 

N 
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 PREFERRED OPTION—BUILDING 1 ELEVATION PLANS 

EAST  ELEVATION                         NORTH  ELEVATION 

WEST ELEVATION                      SOUTH  ELEVATION 
BUILDING 1: 
AVERAGE GRADE—51.78 
50’ HEIGHT LIMIT—101.78 

FINISHED GRADE—51.125  SECOND FLOOR—61.0   TOP PLATE—80.0  PARAPET—84.625 
FIRST FLOOR—51.625    THIRD FLOOR—71.0   ROOF DECK—81.0  STAIR PENTHOUSE ROOF—91.125 
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 PREFERRED OPTION—BUILDING 1—UNIT 1C SECTION 

BUILDING 1: 
AVERAGE GRADE—51.78 
50’ HEIGHT LIMIT—101.78 
 
FINISHED GRADE—51.125   
FIRST FLOOR—51.625     
SECOND FLOOR—61.0  
THIRD FLOOR—71.0 
TOP PLATE—80.0 
ROOF DECK—81.0 
PARAPET—84.625 
STAIR PENTHOUSE ROOF—91.125 
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EAST ELEVATION—BUILDING 1 

1 

Materials Legend: 
 
1. Metal Roof—Standing Seam Black 
2. Metal Rail /Cap—Powder Coat Black 
3. Vinyl Window—Black 
4. Facia—Fiber Cement—SW Cyberspace 
5. Cement Board Horizontal Siding—SW Amazing Gray 
6. Wood Soffits—Natural Pine 
7. Cement Board Panel—SW Intellectual Gray 
8. Doors—SW High Reflective White 

NORTH  ELEVATION—BUILDING 1 

SOUTH  ELEVATION—BUILDING 1 WEST  ELEVATION—BUILDING 1 

PREFERRED OPTION—BUILDING 1 COLOR ELEVATIONS 

2 

3 

4 

7 

8 

5 

6 

Downspouts and Exhaust Vents to be 
painted the same color as the material 
surface they overlap. 
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 PREFERRED OPTION—BUILDING 2 ELEVATION PLANS 

NORTH  ELEVATION                               WEST  ELEVATION 

SOUTH  ELEVATION                      EAST  ELEVATION 

BUILDING 2: 
AVERAGE GRADE—53.22 
50’ HEIGHT LIMIT—103.22 

FINISHED GRADE—52.5  SECOND FLOOR—62.375  TOP PLATE—81.375  PARAPET—86.0 
FIRST FLOOR—53.0    THIRD FLOOR—72.375   ROOF DECK—82.375  STAIR PENTHOUSE ROOF—92.5 
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WEST ELEVATION– BUILDING 2 NORTH ELEVATION– BUILDING 2 

EAST ELEVATION– BUILDING 2 SOUTH ELEVATION– BUILDING 2 

PREFERRED OPTION—BUILDING 2 COLOR ELEVATIONS 

Downspouts and Exhaust Vents to be 
painted the same color as the material 
surface they overlap. 
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 PREFERRED OPTION—LANDSCAPE PLAN 
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 PREFERRED OPTION—STREET VIEW RENDERING 
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 PREFERRED OPTION—BUILDING PERSPECTIVE RENDERINGS 

Looking Northwest at Building 1  Looking Southwest at Building 1  

Looking Southeast at Building 2 Looking Northeast at Building 2 
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Looking North between the buildings 

Looking Northwest at Building 1 entries 

PREFERRED OPTION—ENTRY & COURTYARD RENDERINGS 

Looking South between the buildings 

Looking South between the buildings 
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Southwest View 

SIMULTANEOUS CONSTRUCTION PROPOSED ON  
ADJACENT LOT UNDER SEPARTE EDG APPLICATION 

PREFERRED OPTION—MASSING STUDY 

Southeast View 

Northwest View Northeast View 
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 PREFERRED OPTION—SHADOW STUDIES 
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 COMMUNITY OUTREACH MATERIALS 

We received comments from both the online survey and the in-person meet-
ing. The concerns raised were from nearby residents; the biggest being that 
affordable housing is being replaced by expensive condos that don’t fit the 
neighborhood. There is a concern that the proposed development will harm the 
current diversity of the neighborhood. The community orientated amenities 
near the subject site are aspects liked by residents, and there is a hope the new 
development will be family friendly and community inclusive. There were 
comments about the lack of proposed on-site parking, admitting that most 
street parking is taken up by commuters from other neighborhoods connecting 
to the light rail station down the street. A request was made that SDCI/SDOT 
consider establishing 50th Ave S as permit parking for residents on the block 
only. There are also current concerns about the traffic safety in the neighbor-
hood. There were comments against the proposal, based on a preconceived 
notion that new construction will devalue the property around it by changing 
the context of the neighborhood. But there were also positive comments about 
improving the lots with new structures and landscaping.  

Community Outreach Feedback 

 
 

Synopsis of the feedback generated  
from the mailer, website and  

neighborhood meeting held at the  
Rainier Beach Library 
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 OTHER MODERN DESIGNS BY ARCHITECTURAL FIRM 


