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Architect:  Johnston Architects PLLC
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Developer:  PSW Real Estate
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SITES A&B - VICINITY MAP
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SITES A&B - PROJECT INFORMATION

SITE AREA:  Site A: 18,423 sf, Site B:  21,886 sf  
ZONING: Site A: Neighborhood Commercial 2 (NC2-40) - 
   CONTRACT REZONE PROPOSED FOR NC2-65
                        Site B: Neighborhood Commercial  2 (NC2-40) - 
   CONTRACT REZONE PROPOSED FOR NC2-65 LIMITED TO 55’ MAX BLDG HEIGHT
  Columbia City Residential Urban Village and Frequent Transit Corridor overlays 
  Part of Seattle Reinvestment Area overlay

PUBLIC FACILITIES

NEIGHBORHOOD 
GREENWAY

LEGEND

COMMERCIAL NODES

PROPOSED 
6-STORY 

MULTIFAMILY  
PROJECT

APARTMENTS

APARTMENTS

APARTMENTS

MEDICAL 
CENTER

LOW INCOME 
APTS.

CONDO-
MINIUMS

APART-
MENTS

SINGLE FAMILY

APART-
MENTS

APART-
MENTS

SEATTLE 
GYM-

NASTICS 
ACADEMY

SALON

RAINIER CHAMBER 
OF COMMERCE

GROCERY

HITT’S HILL 
PARK

RESTAURANT / 
RETAIL

SINGLE FAMILY

SINGLE FAMILY

SINGLE FAMILY

SINGLE FAMILY

COLUMBIA CITY RESIDENTIAL URBAN VILLAGE

RESTAURANT,
RETAIL, COMMU-

NITY CENTERRESTAURANT,
RETAIL

CHURCH RETAIL

RESTAURANT

RESTAURANT 
/ RETAIL

RESTAURANT 
/ RETAIL

CHURCH MEDICAL 
CENTER

TOWNHOMES UNDER 
CONSTRUCTION

SITE B
SITE A

PROPOSED 
3-STORY AS-
SISTED LIVING 
FACILITY

PROPOSED 
TOWN-
HOMES

PROPOSED 
TOWN-
HOMES

SOUTHEAST SEATTLE REINVESTMENT AREA

SUMMARY OF DEVELOPMENT STANDARDS:
Height limit  Required:  With contract rezone: 65’
    (Without contract rezone: 40’ + 4’  
     bonus maximum)   

Parking Required:  No parking required in urban   
               village within 1,320 ft of frequent
    transit (both non-residential & 
    residential uses)
    Access to parking must be from the  
    alley per SMC 23.47A.032

FAR  Maximum:  4.75 (NC2-65) with contract rezone
    Lot A: 4.75 x 18,423 = 87,509 sf
                                               Lot B: 4.75 × 21,886 = 103,958 sf 
    (NC2-40 is 3.25)

Setbacks  Required:  14’ from power line 

Trash  Required: Lot A: 566 sf with 12’ min dimension

    Lot B: 515 sf with 12’ min dimension

Residential and  
Commercial Uses:  Allowed per SMC 23.47A.004

Amenity Area  Required: 	 5%	of	residential	floor	area
    Lot A: 0.05 x 65,000 = 3,250 sf                                             
    Lot B: 0.05 x 70,000 = 3,500 sf

Landscaping  Required:  Green Factor of 0.3 or greater 

Proposed:  
Lot A: 65’ RZ    
Lot B: 65’ RZ with a 55’ max height 

Proposed: 
Lot A: 66 spaces                        
Lot B:  36 spaces 

Proposed: 
Lot A: 87,248 sf (FAR: 4.74)
Lot B: 80,470 sf (FAR: 4.75)

Proposed:  8’ from property line

Proposed:  
Lot A: 566 sf w/in bldg, adjacent   
 to alley
Lot B: 515 sf w/in bldg, adjacent
 to alley

Proposed:  
Lot A: 2,250 sf at L1
           1,000 sf at roof deck 
Lot B: 1,000 sf at grade
           2,500 sf at roof deck 

Proposed:  
Green Factor at 0.3  or greater

STATEMENT OF PROJECT OBJECTIVES:
Site A: proposal for a new, 6-story mixed-use building containing 81 residential units and 6,000 sf of ground 
floor	retail.		66	on-site	parking	spaces	are	proposed	in	an	underground	garage.	Create	vibrant	Rainier	
Avenue South streetscape, enhance and express the nature of the community, express the potential for the 
site to act as a gateway presence for both Columbia City and Hillman Village.

Site B: proposal for a new, 5-story multi-family residential building containing 87 units and rooftop amenity 
area.  36 on-site parking spaces are proposed in an underground garage.  Create a calm, residential 
presence along 42nd Avenue South in keeping with the character of that street.
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solar exposure

traffic noise

ZONING KEY
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Principle 6b:
The proposal shows 
RSL zoning due to the 
steep topography in 
this area. 

Principle 3: 
Use Lowrise (LR) zones 
to transition between 
commercial and lower-
scale residential areas.

Residential Urban Village

Solid areas have a 
typical increase in zoning 
(usually one story)

Hatched areas have a 
larger increase in zoning 
or a change in zone type.

Residential Small Lot (RSL)
cottages, townhouses, duplexes/triplexes 
similar in scale to single family zones

Seattle Mixed (SM)
buildings with a mix of 
offices, retail, and homes

Lowrise (LR)

proposed zoning
white labels identify changes:

MHA requirements
vary based on scale of  zoning change
(residential proposal shown)

zone categories
follow the links below to see examples of  how buildings could look under MHA

urban villages
areas designated for growth in our Comprehensive Plan

Existing 
boundary

Seattle 2035 
10-minute walkshed

Proposed 
boundary

Open space

å Public school

Light rail

Bus stop

!Á

October 19, 2016

Midrise (MR)
apartments with 7-8 stories

Lowrise 3 (LR3) max height 50 ft.

Lowrise 1 (LR1) max height 30 ft.

Lowrise 2 (LR2) max height 40 ft.

townhouses, rowhouses, or apartments

Highrise (HR)
apartments with heights 
of 240-300 ft.

Industrial Commercial (IC)
MHA applies only to commercial uses

Neighborhood Commercial (NC)
mixed-use buildings with 4-9 stories

Commercial (C)
auto-oriented commercial buildings

seattle.gov/HALAInteractive web map

existing zone | draft MHA zone

HALA.Consider.it

(M) 6% of homes must be affordable or 
a payment of $13.25 per sq. ft

(M1) 9% of homes must be affordable or 
a payment of $20.00 per sq. ft

(M2) 10% of homes must be affordable 
or a payment of $22.25 per sq. ft

Columbia City
MHA area

Principle 4a:
In designated historic 
districts, do not 
increase development 
capacity.

Principle 6b:
Implement urban village 
expansions recommended 
in Seattle 2035 but 
considering topography 
and natural boundaries.

Principle 5:
Increase housing options 
near infrastructure like 
transit.

Principle 8:
Local urban design input 
suggests opportunities for 
small-scale commercial along 
Edmunds.

Principle 6c:
Zoning changes in expansion 
areas should ensure 
compatibility with existing 
neighborhood context. 

Principle 2: 
Neighborhood Commercial (NC) 
zoning encourages high-quality 
design and pedestrian-friendly 
development.

LOW INCOME 
APTS.

CONDO-
MINIUMS

APART-
MENTS

APART-
MENTS

LR3

LR2
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NC2 40

SALON

GROCERY

RESTAURANT / 
RETAIL

SINGLE 
FAMILY

5000

SINGLE 
FAMILY

5000

SINGLE 
FAMILY

5000

SINGLE FAMILY

APARTMENTS

CHURCH RETAIL

CHURCH

DRAFT HALA REZONE MAP PROPOSED ZONING MAP

SITE A
SITE B

SITE A SITE A
SITE B SITEB

SITES A&B - SITE ANALYSIS - Urban and Environmental Context
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SITES A&B - CONTEXT - Site Neighbors

1
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12
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2 3from alley looking west, up to Rainier Ave S

looking south at intersection of Rainier Ave S and 42nd Ave S

looking east, down alley

from 42nd Ave S, looking west into the site looking NW, up Rainier Ave S looking E from 42nd Ave S

looking south from 42nd Ave S, looking west into Site B

hair salon at Rainier Ave S learning center at Rainier Ave S

looking south, up 42nd Ave S condominiums across 42nd Ave S from site

10 from alley, looking southeast between sites

11 13
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SITES A&B - CONTEXT - Neighboring Streetscapes

32
4

1

1

2

3

4

Looking E across 42nd Ave S

Looking SW across Rainier Ave S

Looking W across 42nd Ave S

Looking NE across Rainier Ave S

CONDO-
MINIUMS

SALON

SITE B

SITE A

LOOKING AT SITE A FROM ACROSS STREET

LOOKING AT SITE B FROM ACROSS STREET

LOOKING ACROSS STREET FROM SITE B

LOOKING ACROSS STREET FROM SITE A

RAINIER AVE S
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Tight angle/ steep slope at main site entrySidewalk along Rainier Ave S Power line/ existing street edge at 42nd Ave SBird’s Eye View- looking northeast- Discontinuous 
alley/ does not continue directly eastward to 42nd Ave S

PROPOSED
LOCATION 

OF PARKING 
GARAGE & 

SERVICE- EXIT 
ONLY

PROPOSED
LOCATION 

OF PARKING 
GARAGE & 

SERVICE ACCESS- 
ENTRY & EXIT

view

EXISTING
1-STORY BUILDING 

EXISTING ADJACENT
3-STORY BUILDING EXISTING

ADJACENT
1-STORY HOUSE

EXISTING
ADJACENT
1-STORY HOUSE

EXISTING
ADJACENT
2-STORY CONDO

PROPOSED
PRIMARY 
BUILDING 
ENTRY

PROPOSED
PRIMARY 
BUILDING 
ENTRY

ADJACENT 3-STORY 
ASSISTED LIVING FACILITY 
BLDG IN CONSTRUCTION

EXISTING HOUSE 
TO BE REMOVED

EXISTING HOUSE 
TO BE REMOVED

EXISTING ADJACENT
2-STORY BUILDING 

EXISTING 
HOUSE TO BE 

REMOVED

SITES A&B - EXISTING SITE PLAN

PROJECT ADDRESS:
5256 RAINIER AVENUE SOUTH
SEATTLE, WA 98118

OWNER: PSW REAL ESTATE
MANAGER: PATRICK COBB
5256 RAINIER AVE S, SEATTLE, WA 98118

LEGAL DESCRIPTIONS:
Site A: Lots 15-21, Central Addition to Columbia, 
Vol. 14 of Plats, Pg. 14, King County 
LOT 15-16, PARCEL #148040-0080
LOT 17-18, PARCEL #148040-0090
LOT 19-20, PARCEL #148040-0100
LOT 21, PARCEL #148040-0105

Site B: Lots 1-6, Central Addition to Columbia, 
Vol. 14 of Plats, Pg. 14, King County
LOT 1-2, PARCEL #148040-0006
LOT 3-4, PARCEL #148040-0020
LOT 5-6, PARCEL #148040-0030

42
N

D
 A

VE
 S

RAINIER AVE S

19
4.

75
’

126’

154.25’

12
6’

182.5’
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IMPROVED ALLEY

UNIMPROVED ALLEY

Contours altered 
as a result of past 

excavation

north

203’

Site A
PROJECT # 3025493
5256 RAINIER AVE S

(NC2-40 zone)
(Contract rezone to NC2-65)

Site B
PROJECT # 3025781

5217 42ND AVE S
(Contract Rezone to NC2-65

Self limited to 55’)

PROPOSED 1-WAY DRIVEWAY

EXISTING 
HOUSE TO BE 

REMOVED
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SITES A&B - EXISTING SITE PLAN/ TOPOGRAPHY
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ZONING ENVELOPE MASSING AND SECTIONS

42ND AVE S

NC2-65 rezone

PENDING NC3-65 
rezone

PENDING NC3-65 
rezone NC2-65 rezone NC2-65 rezone

NC2-65 (self-
limited to 55’ max 
building height)

Draft HALA NC2-55 

Draft HALA NC2-55 Draft HALA NC2-55 

Existing NC2-40

Existing NC2-40 Existing NC2-40

SITE A

SITE A

ALLEY

ALLEY

SITE B

SITE B

RAINIER AVE S

RAINIER AVE S

NC2-65 rezone
Draft HALA NC2-55 

Existing NC2-40
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Arborist Report: PSW Real Estate – Columbia City 
Date: 9/8/2016                                                                                                   pg.  4 of 13 

2940 Westlake Ave N (Suite 200)   ·   Seattle, WA  98109   ·   Phone 206.528.4670 
w w w . t r e e s o l u t i o n s . n e t  

 
 

Photographs 
 

 
Photo 1:  Tree 67 with codominant leads and heavy ivy growth 
 

 

2940 Westlake Ave N (Suite 200)   ·   Seattle, WA  98109   ·   Phone 206.528.4670 
w w w . t r e e s o l u t i o n s . n e t  

 

 
 

Project No. TS - 5535 
Arborist Report 

TO: Patrick Cobb, PSW Real Estate 

SITE: 5256 Rainier Ave. S, Seattle, WA 98118 (including 5207, 5213, 5217 42nd Street 
and 5250, 5262, 5260 Rainier Avenue S) 

RE: Inventory Report 

DATE: September 8, 2016 

PROJECT ARBORIST: Katherine Taylor, 
ISA Certified Arborist #PN-8022A 
ISA Qualified Tree Risk Assessor 

REVIEWED BY: Jake Dancer 
 Arborist Technician 
 

 
Summary 
There are ten (10) significant trees located on the above addressed sites, one (1) of which is Exceptional 
per City of Seattle Director’s Rule 16-2008. Two trees are Exceptional by size but do not meet the criteria 
for health and structural condition. 
 
There are five (5) trees, lettered A through E, on adjacent properties with overhanging canopies. One (1) 
tree is on an adjacent property at the northeast corner and four (4) trees are along Rainier avenue. 
 
According to preliminary plans none of the trees on site will be able to be retained, however the 
developer indicated that they plan to plant 8 trees in a grove area of the new development. 
 
Assignment & Scope of Report 
This report outlines the site inspection by Katherine Taylor and Jake Dancer of Tree Solutions Inc, on 
August 17th, 2016. Included are observations and data collected on site at 5250, 5256, 5262, and  5260 
Rainier Avenue S, Seattle, WA 98118 and 5217, 5213, 5207 42nd Street, Seattle, WA 98118. We were 
asked to evaluate significant trees on site for health and structure, and to provide a report of our 
findings. Patrick Cobb with PSW Real Estate requested these services to acquire information for project 
planning.  
 
The tree size, species, health and structural condition and related notes and recommendations for each 
tree can be found in the attached Tree Inventory. A site map with tree locations and preliminary plans 
are also attached. Photographs, Glossary and References follow the text. Limits of assignment can be 
found in Appendix A.  Methods can be found in Appendix B.  Additional assumptions and limiting 
conditions can be found in Appendix C.   Details of the risk assessment process can be found in Appendix 
D. 
 

Exceptional Tree #67: 
“The [Bigleaf Maple] 

trees in this area are in 
fair to poor condition 

and would not do 
well in close proximity 
to new construction. 

Because of these 
factors they are not 
good condidates for 

retention.”
EXISTING STREET 

TREE TO REMAIN

EXISTING STREET 

TREE TO REMAIN

EXISTING STREET 

TREE TO REMAIN

ARBORIST’S REPORT

EXISTING STREET 

TREE TO REMAIN
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SITE A - APPLICANT-SELECTED KEY DESIGN GUIDELINES

CS

DC

PL

CONTEXT & SITE

> CS1 C.2:  Topography/ Elevation Changes:
	 Use	the	existing	site	topography	when	locating	structures	and	open	spaces	on	the	site.		Consider	“stepping	up	or	down”	hillsides	to	accommodate	significant	changes	in	elevation.

 -  The building steps along Rainier Ave S to match the changes in topography. Access to parking is located from the lower portions of the site.

> CS2 B.2:  Adjacent Sites, Streets, and Open Spaces/ Connection to the Street:
 Identify opportunities for the project to make a strong connection to the street and carefully consider how the building will interact with the public realm.

 - The building has a 15’-wide cut-through, where both the retail entries and the residential lobby entry are located. Thia connection will draw the public in and allowing visual access to the open spaces   

    beyond.

> CS2 D.1:  Height, Bulk, and Scale - Existing Development and Zoning:
 Review the height, bulk, and scale of neighboring buildings as well as the scale of the development anticipated by zoning for the area to determine an appropriate complement and/or transition.

 - The building steps back 5’ at the upper level on all sides to better transition to adjacent buildings and zoning.

PUBLIC LIFE

> PL3 A.1.b&c: Entries - Design Objectives, Retail Entries & Common Entries to multi-story residential buildings
	 Design	primary	entries	to	be	obvious,	identifiable,	and	distinctive	with	clear	lines	of	sight	and	lobbies	visually	connected	to	the	street.

 -  The primary entries for both retail spaces and the residential lobby occur at from Rainier Ave S at a cut-out along the ground floor, which would be clearly visible and easily identifiable.

> PL3 C.2:  Retail Edges -Visibility
 Maximize visibility into the building interior and merchandise displays.

 - The full length of façade along Rainier Ave S is designed to be retail space with storefront windows.

DESIGN CONCEPT

> DC1 B.1: Vehicular Access and Circulation - Access Location and Design

> DC1 C.1:  Parking and Service Uses - Below-Grade Parking

	 Choose	locations	for	vehicular	access,	service	uses,	and	delivery	areas	that	minimize	conflict	between	vehicles	and	non-motorists	wherever	possible.	

 Locate parking below grade wherever possible. 

 - Vehicular access is located off the alley, not off the main road (Rainier Ave). All parking (retail and residential) is located underground.

> DC2 B.1:  Architectural and Facade Composition - Facade Composition
 Design all building facades- including alleys and visible roofs- considering the compostition and architectural expression of the building as a whole. 

 -  All facades shall be designed to express the whole development as a unified project.

> DC3 A.1:  Building-Open Space Relationship - Interior/ Exterior Fit
 Develop an open space concept in conjunction with the architectural concept to ensure that interior and exterior spaces relate well to each other and support the functions of the development. 

 -  The open space, especially the “found” space between the two buildings, is designed to both support the adjoining amenity and residential spaces, and to provide a respite from the business of the   

     surrounding larger roads.

          



14

SITE B - APPLICANT-SELECTED KEY DESIGN GUIDELINES

CS

DC

PL

CONTEXT & SITE

> CS2 C.2:  Relationship to the Block - Mid-Block Sites:
 Look to the uses and scales of adjacent buildings for clues about how to design a mid-block building.

 -  Align entry with cut-through at Site A to provide a continuous through-route for residents.

> CS2 D.4:  Height, Bulk, and Scale - Massing Choices
 Strive for a successful transition between zones where a project abuts a less intense zone.

 -  Building steps back at both base level and the top level on 42nd Ave S to create a smaller mass abutting LR-Zone.

PUBLIC LIFE

> PL2 B.1:  Safety and Security - Eyes on the Street
 Create a safe environment by providing lines of sight and encouraging natural surveillance through strategic placement of doors, windows, balconies and street level uses.

 -  Residential units with individual stoops are located at grade to provide eyes on the street.

> PL3 B.2  Residential Edges - Ground-level residential
 Consider providing a greater number of transition elements and spaces, and choose materials carefully to clearly identify the transition from public sidewalk to private residence.

 -  Residential units at grade at accessed via individual stairs and separated from the street by an open garden/bioswale.

DESIGN CONCEPT

> DC1 B.1: Vehicular Access and Circulation - Access Location and Design

> DC1 C.1:  Parking and Service Uses - Below-Grade Parking
	 Choose	locations	for	vehicular	access,	service	uses,	and	delivery	areas	that	minimize	conflict	between	vehicles	and	non-motorists	wherever	possible.	

 Locate parking below grade wherever possible. 

 -  Vehicular access is located off the alley and all parking is located underground.

> DC2 A.2:  Architectural and Facade Composition - Reduced Perceived Mass
 Reduce perceived mass using secondary architectural elements, recesses, balconies or canopies, and/or building entries. 

 -  Building steps back at both base level and the top level on 42nd Ave S to create a smaller mass. The entry is recessed to both identify it and provide relief along the façade.

> DC2 B.1:  Architectural and Facade Composition - Facade Composition
 Design all building facades- including alleys and visible roofs- considering the compostition and architectural expression of the building as a whole. 

 -  All facades shall be designed to express the whole development as a unified project.

> DC3 B.4:  Open Space Uses and Activities - Multifamily Open Space
 Design common and private open spaces for multi-family project for use by all residents.

 - Open space is provided in multiple locations, including in a rooftop amenity area and at ground-level area adjacent to an indoor amenity space.          
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42nd A
ve S

42nd A
ve S

Gateway

Hitt’s Hill Park

Hitt’s Hill Park

Gateway

Site A

Site

Group Health 
Rainier Medical 
Center

Kin On Health Care 
Center

Rainier Ave SOrca 
Playfield

Columbia city

Rainier Ave S

Hillman city

Columbia Park

URBAN CHARACTERS

> Gateway for two neighborhoods

   Columbia CIty is founded in 1893. Hillman City is founded in the 1890s.

> Cultural neighborhood

   Columbia City Theater, Columbia City Gallery, Hitt Fireworks Company 

   Restaurants, bakeries, coffee shops, assorted retail, live-music venues 

> Housing stock

   Craftsman bungalows, a mix of market-rate and low-income apartment

   buildings, and townhome developments

> Public transit 

   Link light rail station opened in July 2009, connecting the neighborhood

   to both SeaTac airport and downtown Seattle

Quiet single family 
neighborhood

Quiet single family 
neighborhood

Active 
Columbia
City
Downtown

Active 
commercial 
area

Columbia City

Hillman City

Gateway

Gateway

Rainier	Playfield
Rainier Community 
Center

Columbia City Theater

Bike Works Seattle

Royal Esquire Club
Life Enrichment 
Bookstore

Seattle Gymnastics 
Academy

Columbia City
Gallery

Courtyard

Columbia City
Farmers market
Powerful school 
playground

Site B

SITES A&B - Concept Analysis 
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LOBBY
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4-STORY BLDG

PROPOSED ALLEY

UNIMPROVED ALLEY

EXISTING ALLEY PROPOSED ONE WAY DRIVEWAY
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BLDG

1-STORY 

BLDG
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RAINIER AVE S
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19’

Rainier Ave S

42nd A
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SITES A&B - DESIGN SCHEMES - Concept Overview

UNIMPROVED ALLEY

PROPOSED ONE WAY DRIVEWAY

4’

1-story
building

3-story
building

2-story
building

2-story
building

1-story
building

1-story
building

3-story
building

Rainier Ave. S

42nd
 A

ve. S

LOBBY

LOBBY

6-STORY BLDG

6-STORY BLDG 5-STORY BLDG

EXISTING ALLEY 19’

PROPOSED ALLEY

scheme 3scheme 1 scheme 2

6 stories + basement
81 + 87= 168  units
66 + 36 = 102 parking spaces
No departures

6 stories + basement
81 + 87 = 168  units
66 + 36 = 102 parking spaces
No departures

6 stories + basement
81 + 87 = 168  units
66 + 36 = 102 parking spaces
No departures

(preferred)
THE BOWLMINI COURTSRAINIER COURTYARD
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Bird’s eye view looking north west towards the site Bird’s eye view looking north towards the site

Building B

RAINIER AVE S

42ND AVE S

60’

44’
44’

170’

203’145’

40’

Building A

Building A
Building B

Existing Apartment

SCHEME        1 OVERVIEW (RAINIER COURTYARD)RAINIER COURTYARD

scheme 1

Site A
6 stories + basement
81 units
66 parking spaces

RAINIER AVE S

42N
D

 A
V

E S

1-STORY 

BLDG

1-STORY 

BLDG

1-STORY 

BLDG

2-STORY 

BLDG

2-STORY 

BLDG

3-STORY 

BLDG

PROPOSED ALLEY
UNIMPROVED ALLEY

EXISTING ALLEY PROPOSED ONE WAY DRIVEWAY19’

35’
110’

65
’

35’

3-STORY BLDG

RAINIER AVE S

42N
D

 A
V

E S

LOBBY

LOBBY

6-STORY BLDG

4-STORY BLDG

Site B
5 stories + basement
87 units
36 parking spaces

- Provides a pedestrian link between Rainier Avenue and 42nd Avenue South
- Courtyard along Rainier Avenue South.  
- Courtyard along 42nd Avenue South.

- Continuity of street frontage is broken along 42nd Avenue and Rainier Avenue South.  
- No opportunity for canopies protecting pedestrian streetscape along Rainier Avenue South. 
- Limited opportunity for an extension of the pedestrian experience along Rainier Avenue South into the alley.
- Reduces residential character along 42nd Avenue by breaking building facade and limiting 
  the number of stooped entries.  
- Lack of visual and daytime connection between Rainier Ave South and 42nd Avenue. 

CONS 

PROS

Rainier Courtyard
BUILDING SPECIFICATIONS
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SCHEME        1 SITE A- ZONING ENVELOPE  STUDIES
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SCHEME        SITE B - ZONING ENVELOPE  STUDIES
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SCHEME        2 SITE B - MASSING 
STUDIES
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UNIMPROVED ALLEY

PROPOSED DRIVEWAY

SCHEME        OVERVIEW (THE BOWL)3 (preferred)
THE BOWL

scheme 3

Site A
6 stories + basement
81 units
66 parking spaces

Rainier Ave. S

42nd A
ve. S

The Bowl

1-story
building

3-story
building

2-story
building

2-story
building

1-story
building

1-story
building

3-story
building

Rainier Ave S

42nd
 A

ve S

LOBBY

CUT-THRU COURT ENTRY 
COURT

LOBBY

6-STORY BLDG

6-STORY BLDG 5-STORY BLDG

PROPOSED ONE WAY DRIVEWAYEXISTING ALLEY 19’

PROPOSED ALLEY

- Provides opportunity for a continuous covered canopy for along Rainier Avenue South. 
- Extends the pedestrian experience into a sheltered couryard zone.
- Creates pedestrian connection to internal public amentiy spaces.
- Connects Rainier Ave South to 42nd Avenue South with a visual link and daytime access to alley.   
- Steps back the massing of the upper story to enhance the pedestrian scale of the adjacent 
  streets and transitions to adjacent LR zones.  
- Pedestrian couryard orientation creates opportunities for public amenity seating areas and active terraces.
- Courtyard orientation is south facing and receives ample amounts of direct natural daylight. 

- No courtyards directly facing Rainier Avenue South or 42nd Avenue South.

CONS 

PROS

Site B
5 stories + basement
87 units
36 parking spaces

Bird’s eye view looking northwest towards the site Bird’s eye view looking north towards the site

Building B

Existing Apartment

Building A

RAINIER AVE S

31’

29’

37’

65’

58’

64’ 58’

64’

BUILDING SPECIFICATIONS
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THE BOWLSCHEME     3 SITE A - FLOOR PLANS
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SCHEME        SITE A - ZONING ENVELOPE  STUDIES3 (preferred)
THE BOWL

Looking northwest up Rainier Ave. S

Looking southeast down Rainier Ave. SBird’s eye view looking down towards the site

Bird’s eye view looking down towards the site
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SCHEME        SITE A - MASSING STUDIES3 (preferred)
THE BOWL

Looking northwest up Rainier Ave. S

Looking southeast down Rainier Ave. SBirdeye view looking down towards the site

Birdeye view looking down towards the site

alley

A

B

alley

Building B

Building B

Existing Apartment

Existing Apartment

Building A

Building A

Building B

Building A

Proposed 5ft 
setback
to respond to 
street scale 
along Rainier.

Building A

RAINIER AVE S

RAINIER AVE S

RAINIER AVE SRAINIER AVE S

Proposed 5ft 
setback
to respond to 
street scale 
along Rainier.

Existing LR 

42nd A
ve. S



35

(preferred)
THE BOWLSCHEME        3 SITE B - FLOOR PLANS

Lobby                         Commercial                     Residential                    Green space                    Elevator & stair                    Parking

Johnston Architects, PLLC
100 NE Northlake Way,
Suite 200
Seattle, WA 98105
t  206.523.6150
f  206.523.9382

RA
IN

IE
R 

CE
NT

RA
L

52
62

 R
AI

NI
ER

 A
VE

 S
SE

AT
TL

E,
 W

A 
 9

81
18

DRAWING ISSUE

09.22.2016 . Johnston Architects, PLLC

100 NE Northlake W
ay,

Suite 200

Seattle, W
A 98105

t  206.523.6150

f  206.523.9382

RAINIER CENTRAL

5262 RAINIER AVE S

SEATTLE
, W

A  9
8118

DRAW
ING ISSUE

09.22.2016

.

PROPOSED ALLEY

UNIMPROVED ALLEY

PROPOSED ONE WAY DRIVEWAY

P2

L2-5

P1

L6

L1

ROOF



36

(preferred)SCHEME        SITE B - ZONING ENVELOPE  STUDIES3
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SCHEME        3 SITE B - MASSING 
STUDIES

Looking north on 42nd Ave. S.Bird’s eye view looking down towards the site

Looking north on 42nd Ave. S
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SITES A&B - SITE SECTION- LOOKING NORTH
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COURTYARD SKETCH 
LOOKING NORTH

SITES A&B - BUILDING CHARACTER

BUILDING  on SITE A  
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SITES A&B- LANDSCAPE SITE PLAN

(showing Preferred Scheme 3)
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SITE A - LANDSCAPE PLAN
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SITE B - LANDSCAPE PLAN
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SITES A&B- LANDSCAPE PLAN - ROOF TOP
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SITES A&B - LANDSCAPE CONCEPT
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Johnston Architects |  PAST PROJECTS


