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Zoning Requirements
Zoning Code Requirements   

Address    3636 Stone Way N  
Seattle, WA 98103 

Parcel Number   8033700215 
Zoning    C2-40 

Fremont Hub Urban Village  
Site Area   31,487 sf 

Use   SMC 23.47A.004   
 Sales & Services  Permitted 
 Residences  Conditional Use 
 Live Work  Permitted 

Except where expressly treated as a residential use, live-work units shall be deemed a 
nonresidential use. 

Street-Level Uses  SMC 23.47A.005   
Residential uses   20% max of street-level street-facing facade if facing an arterial. 

      Façade length = 280’ x .2 = 56’ allowed 

Street-Level Standards SMC 23.47A.008 
 Blank facades:  may not exceed 20 ft in width or 40% of facade 
 Transparency:  60% required  
      280’ x .60 =  168’ required 

Height and Depth: Nonresidential uses shall extend an avg. of at least 30 ft and a min. of 15 ft in depth from 
the street-level street-facing facade. 
Nonresidential uses at street level shall have a floor-to-floor height of at least 13 feet.  

Lot Line: Street-level street-facing facades shall be located within 10 feet of the street lot line, 
unless wider sidewalks, plazas, or other approved landscaped or open spaces are 
provided. (SMC 23.47A.008 A3) 

Residential uses:  At least one of the street-level street-facing facades containing a residential use shall have 
a visually prominent pedestrian entry. (SMC 23.47A.008 D2) 
The floor of a unit located along the street-level street-facing facade shall be at least 4 feet 
above or 4 feet below sidewalk grade or be set back at least 10 feet from the sidewalk. 
(SMC 23.47A.008 D3) 

Height Limit   SMC 23.47A.012 
Base Height:  40 feet 

Additional 4 feet height is allowed if a minimum 13’ FTF height is provided at ground level 
non-residential uses, and the additional height would not allow an additional story. 

Total Height Allowed:  44 feet 
Rooftop features:  Open railings, planters, skylights, clerestories, greenhouses, solariums, parapets and 

firewalls may extend up to 4 feet above the otherwise applicable height limit. 
 Mechanical equipment may extend up to 15 feet above the applicable height limit. 
 Stair and elevator penthouses may extend above the applicable height limit up to 16 feet. 

Floor Area Ratio SMC 23.47A.013 
Allowed FAR:   3.25 for mixed use 

Portions of a story that are completely below grade are exempt (SMC23.86.007). 
Total developable area:   
     31,487 x 3.25 =  102,333 sf allowed
Area Proposed:  102,500 sf

Setbacks   SMC 23.47A.014 
Front/Back/Side:  None 
Alley Dedicaton:  2 ft 

Landscaping  SMC 23.47A.016  
Green Factor   .30 or greater. 
Street Trees   Required 

Amenity Area  SMC 23.47A.024 
5% of total gross residential floor area. 

Standards:  All residents shall have access to at least one common or private amenity area 
Amenity areas shall not be enclosed 
Common amenity areas shall have a minimum horizontal dimension of 10 feet, and no 
common amenity area shall be less than 250 square feet in size 
Private balconies and decks shall have a minimum area of 60 square feet, and no 
horizontal dimension shall be less than 6 feet 

Gross floor area in residential use =  
109,510 sf x .05 =  5,475 sf required
Provided: 
Level 2      256 sf at balconies 
Roof   5,333 sf 
TOTAL   5,589 sf provided compliant 

Required Parking SMC 23.47A.030 
Residential:   no minimum required in Urban Village with frequent transit service  
Sales & Services:  no requirement for first 1500 sf of each unit  (SMC 23.54.015 D2) 

then 1 space/500sf 
Live-Work Units  no requirements if less than 1500 sf 

 (3400 – 1500)sf retail/500 sf = 4 spaces required 

Parking provided:  105 spaces provided (40% medium spaces) compliant 

Bicycle parking
Residential:  Long term: 1 spot per 4 units 
General Sales & Svcs: Long term: 1 spot / 12,000 sf 
   Short term: 1 spot / 4,000 sf 
Live-Work Units:  no minimum required 

Notes: 
113 units / 4 =   29 long term bicycle parking spaces required

Solid Waste & Recycling Storage SMC 23.54.040 
 Residential:  

     For > 100 d.u.  575 sf plus 4 sf for each d.u. above 100 
 Non-residential: 
      0 - 5,000 sf  82 sf 
 Mixed Use:  Reqs for residential plus 50% of req for non-residential  

Standards:   12’ min horizontal dimension 
IF 20’ min horizontal dimension then reduce required size by 15% 
10’ wide and 21’ overhead clearance required 

 575 sf + (11 units x 4) + (82 x .5)= 660 sf required

Parking Standards  SMC 23.54.030 
    10’ Sight Triangle required on exit side of 22’ wide driveway. 

In Commercial 2 zone, the sight triangle at a garage exit may be provided by mirrors 
and/or other approved safety measures. (SMC 23.54.030 G6)
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Project Description

Site anD DeVeLoPment inFormation

1. Please describe the existing site, including location, existing uses and/or structures, topographical or other 
physical features, etc.

The site is located on Stone Way North, mid-block between North 36th Street and North 38th Street. 
The existing structure warehouses the materials for a roofing company. The site slopes downward 
approximately 15 feet from the northwest corner to the southeast corner. The change in grade is ap-
proximately nine feet across the west property line (adjacent to Stone Way N), or about 3.5%. 

2. Please indicate the site’s zoning and any other overlay designations, including applicable neighborhood-
Specific Guidelines.

The site is zoned C2-40’ and is in the Fremont Hub Urban Village (F.H.U.V.) for which there are no 
formal design guidelines. The Wallingford neighborhood is east of the F.H.U.V. Adjacent zones in-
clude C1-30’ on the east side of the alley, C1-40’ north of 38th and one block west, and IC-45’ south 
of 36th. That IC-45’ zone is proposed to be rezoned to IC-65’ as a way to transition from the indus-
trial uses to the south and the proposed residential uses to the north.

3. Please describe neighboring development and uses, including adjacent zoning, physical features, existing 
architectural and siting patterns, views, community landmarks, etc.

The buildings on either side of the project site include a 3-story (approx 40’) institutional building to 
the north, and a single-story neighborhood restaurant tucked in next to a 3-story (approx 40’) public 
storage building to the south. Other nearby uses include single-story commercial buildings with ad-
jacent surface parking lots. The block east of this site contains scattered single-family homes, but 
recent development trends toward lowrise apartments and duplexes.

This block has a pattern of street trees on both sides of the street; however, there are no existing-
street trees at this site. There are potential rooftop views southwest toward Queen Anne Hill and 
south to Downtown. 

4. Please describe the applicant’s development objectives, indicating types of desired uses, structure height, 
(approx), number of residential units (approx), amount of commercial square footage (approx), and number of 
parking stalls (approx). Please also indicate potential requests for departure from development standards.

The applicant proposes to build a mixed-use development that provides quality housing and small-
scale retail in a growing neighborhood within the Fremont Hub Urban Village. The proposed project 
is a 4-story building with approximately 111 apartment units, 10 live/work units, and 4,000 square 
feet of commercial space. Approximately 105 parking spaces are provided in an underground ga-
rage. The applicant is targeting LEED certification at a level to be determined.
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Urban Design Cues

Single family 
residential 

industrial commercial build-
ings

character 
restaurant

corner
expression

bulky building, 
bland facade

Stone Way = 
minor arterial Desire for urban amenity

3.5% sloped 
street

institutional 
building

multi family

cHaLLenGeS:
• Sloped site makes ground-level entries difficult.
• Existing patterns of use do not encourage pedestrian traffic.
• Creating open space on Stone Way shifts building mass to the alley.
• The site’s low point is at the alley, pushing the average grade plane (and 
    therefore the height limit) down relative to Stone Way.
• Optimizing 3.25 F.A.R. allowed. 

GoaLS:
• Meet development objectives by developing site to full potential.
• Respond to Fremont Neighborhood Plan goals to increase housing 
   alternatives and to add housing opportunities in commercial zones.
• Create commercially-viable retail and live/work spaces along Stone Way.
• Provide open space as a pedestrian amenity on Stone Way.
• Provide a quality, mixed-use building in a transitional area.
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The information included on this map has been compiled by King County staff from a variety of sources and is subject to change without notice. King County makes no representations or
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Zoning: Site
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13’-0” minimum height for non-
residential

4’-0” mixed-use height increase
40’-0” basic height limit (c2-40)

4’-0” allowable for roof top features

13’6”minimum width for sidewalk & 
         planting strip
approx 18’ width existing

bastyr light eell

2’ alley dedication

Proposed parking 
access at lowest-

point

bastyr center

Storage Facility

3.5 degree slope 
down Stone Way in 

front of site
STONE WAy NORTH

ALLEy BEHIND SITE

nortH

nortH

Stair and elevator penthouses may extend 16’ 
beyond height limit 

transparency required 
for Stone Way

Zoning: Building Envelope
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the proposed building on views of Lake Union 
and the downtown skyline from Stone Way and 
neighboring residential structures.  
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iMAP

The information included on this map has been compiled by King County staff from a variety of sources and is subject to change without notice. King County makes no representations or
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information contained on this map. Any sale of this map or information on this map is prohibited except by written permission of King County.
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H

Site

baStYr

40’ HeiGHt Limit

4’ miXeD USe 
aDDitionaL 
StrUctUre 
HeiGHt

Site

aLLeY

i

ProPoSeD 
bUiLDinGProPoSeD 

bUiLDinG
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entrances Visible from the Street

Human activity (Project by tiscareno associates)

residential open Space (Project by tiscareno associates)

Streetscape compatibility

Human activity (Project by tiscareno associates)

Design Guidelines

a-2 StreetScaPe comPatibiLitY 
the entry plaza breaks up the long block and provides pedestrian 
interest.

a-8 ParkinG anD VeHicLe acceSS
all tenant parking is located in a below-grade garage with access off 
the existing vehicular alley. the elimination of multiple existing curb 
cuts along Stone Way will increase pedestrian safety.

a-7 reSiDentiaL oPen SPace
the entry court provides open space at ground level that benefits 
residents and organizes multiple entries. additional open space is 
provided for residents at the roof to take advantage of views and 
solar access.

a-3 entranceS ViSibLe to tHe Street 
Signage, awnings and a strong relationship to the entry court will 
clearly identify the residential lobby from the street.

a-4 HUman actiVitY
the design provides a variety of experiences, including retail entries 
at the sidewalk and live-work entrances off a shared entry court. the 
residential lobby is located off the entry court to increase activity and 
provide a place for informal interaction.

a-5 reSPect For aDjacent SiteS
the design provides a variety of experiences, including retail entries 
at the sidewalk and live-work entrances off a shared entry court. the 
residential lobby is located off the entry court to increase activity and 
provide a place for informal interaction.

Locating the residential lobby and live-work units off the shared entry 
court will minimize impacts on other properties.

a-6 tranSition betWeen reSiDence anD Street
the entry court provides attractive entry to the residential lobby. the 
change in grade creates a buffer from the street while landscaping 
and materials invite human activity. 
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exterior Finish material

Height, bulk and Scale compatibility

Human Scale

architectural concept and consistency

architectural context

Human Scale (Project by tiscareno associates)

Design Guidelines

c-2 arcHitectUraL concePt anD conSiStencY
the design will be contemporary, with clean lines 
and balanced proportions. changes in materials and 
glazing will differentiate between retail, live-work units, 
and residential units. Varied parapet heights will help 
define forms.

c-4 eXterior FiniSH materiaL
exterior materials will emphasize durability and 
maintenance to protect the long-term quality of the 
building.

c-3 HUman ScaLe
Landscaping and materials will make the entry 
courtyard a comfortable and inviting area. architectural 
details and materials will be designed with a good 
human scale in mind.

b-1 HeiGHt, bULk anD ScaLe comPatibiLitY
the design will be consistent with proposed zoning in 
the neighborhood. establishing a courtyard at the entry 
reduces the mass of the building along Stone Way. 
Detailing and articulation will break up the building 
along the alley.

c-1 arcHitectUraL conteXt
the architectural character of the surrounding area 
favors simple, functional buildings with a variety of 
uses, including warehouses, retail—particularly of 
building supplies, and both single and multi-family 
residences. the goal for this project is to emulate 
the simple shapes and durable materials of the 
surrounding neighborhood, while bringing a new 
vitality to the area.
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Personal Safety and Security

residential entries

Pedestrian open Spaces and entrances

transitions to multi Family mixed Use

Landscaping to enhance the building

Design Guidelines

D-12.2 reSiDentiaL entrieS anD tranSitionS: mULti-FamiLY / 
miXeD- USe
the entry court will have a generous stairway to provide transition 
from the sidewalk, and the architectural details will differentiate the 
live-work units from the residential lobby. these details will include 
overhead protection, lighting, and landscaping.

e-2 LanDScaPinG to enHance tHe bUiLDinG anD/or Site 
Street trees will continue an established pattern along Stone 
Way and provide continuity with sites on both sides of the street. 
Landscape treatments will make the entry court distinctive and help 
negotiate the change in grade. Greenery will be provided along 
the street façade wherever spaces allows. rooftop patios will be 
landscaped to provide attractive amenity space for residents.

c-5 StrUctUreD ParkinG entranceS
the garage entry is located off the existing vehicular alley.

D-1 PeDeStrian oPen SPace anD entranceS
the residential lobby and live-work units open onto a landscaped 
entry court. overhead protection, signage, and lighting will further 
enhance that area.

D-6 ScreeninG oF DUmPSterS, UtiLitieS anD SerVice areaS
Dumpsters, utilities, and service areas are located off the existing 
alley. care will be taken to screen them from adjacent residential 
units.

D-7 PerSonaL SaFetY anD SecUritY 
Landscaping in the entry court will maintain clear sight lines across 
the courtyard and from the sidewalk. Live-work units facing Stone 
Way and the entry court will provide eyes on the street, and upper-
level residential units will have clear views of the entry court. open 
rails will be used in place of solid retaining walls. Pedestrian areas 
will be well-lit.
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Fremont Hub Urban Village:  Fremont Vision Statement

Fremont ViSion Statement
We live in a clean, healthy, natural environment with open, 
multi-use greenspaces;
Our community is safe, vibrant, and friendly and encourages 
and supports cultural, artistic, and economic activity and 
diversity, with an abundance of diverse and affordable housing 
options;
We enjoy an accessible variety of basic goods and services in 
a genuine pedestrian culture, linked to pubic transit options;
Our community is a web of interconnected small businesses, 
artists and artisans, industry, and residents who contribute to 
each other’s well being.

DeSiGn reSPonSe
the proposed building provides a variety of apartments and 
economic activity through ground level retail and live-work 
units.  the live-work units support cultural, artistic and eco-
nomic diversity by providing individuals affordable street-front 
retail to connect directly with the community.  

the preferred scheme incorporates a large centrally-located 
urban open space surrounded by the small retail spaces.  
the building will promote activity and vibrancy on Stone Way 
enhancing walkability and livability.
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Site Relationships Study

eXPLoration one: bLock bUiLDinG
• 13’ height for retail measured from lowest point
• Sloped site leaves retail buried on north side
• Achieves 3.25 F.A.R. and within C2 Zone envelope
• Deep residential levels don’t allow light to units: reduce floor plates

eXPLoration tWo: conSiStent SteP to tHe bUiLDinG
• Divide building mass in thirds and match retail/non-residential step with grade
• Recess a portion of facade to maintain retail
• Improves retail facades, but break in residential floor is unfeasible
• Disjointed floor plates require excessive use of stairs and ramps to transition 
   through each floor

13’
44’

retaiL anD reSiDentiaL miXeD-USe

13’
44’

LobbYLobbY

Height limit, site average Height limit, adjusted for slope
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Site Relationships Study

eXPLoration tHree: centraL coUrtYarD
• Divides building in thirds with an entry court in the middle
• Court provides transition from sidewalk to live/work and residential entries
• Improves live/work access and visibility
• Allows flexibility of ground floor uses: live/work could convert to retail
• Provides public amenity and urban oasis at the middle of a long block
• Creates double-height, non-residential space at the north end
• Optimizes residential square footage
• Maintains level circulation through the building

13’
44’

Urban oPen SPace
LobbY
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coLor keY

oUtDoor amenitY areaS

non-reSiDentiaL 
(retaiL or LiVe-Work)

reSiDentiaL USeS

ParkinG
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Scheme 1- Massing Concept

GroUnD FLoor PLan

ScHeme 1

1

3

2

5

4

6

7

Far: 3.21
retaiL: 4,600 SF
LiVe/Work: 3 UnitS
reSiDentiaL: 112 UnitS

LobbY

alley

VeHicULar 
entrY

View South Down Stone Way n
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GroUnD FLoor PLan FirSt FLoor PLan

Scheme 1- Massing Concept

aDVantaGeS:
• The courtyard to the south is at grade with the sidewalk, easing entry.
• The building is broken into three smaller masses.
• The parking entrances take advantage of the change in grade.
• Parking occupies parts of the ground floor without much access to light.

cHaLLenGeS:
• Difficult to reconcile the live/work units with the sidewalk grade.
• Two parking entrances.
• The ground floor parking diverts allowable square footage from residential or 
    retail use.
• Courtyards are small, with limited distance between facing residential units.
• The residential lobby is not cohesive.
• No solarium
• No retail at the north end of the street-facing facade. Departure required. 

ScHeme 1:

this design breaks the building up into three 
segments separated by courtyards that face 
Stone Way. the south court is at street level, with 
the north court at level 2. Light wells bring light 
and air to residential floor at the north and south 
property line. retail space occupies the ground 
floor of the south segment, with live/work units 
at the middle and north segment. the residential 
lobby enters off the south court, which is at the 
same elevation as the sidewalk. there are two 
parking areas: one at the ground level and one 
completely below grade. the 12-foot change in 
grade facilitates entering those different levels.
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VeHicULar 
entrY

coLor keY

oUtDoor amenitY areaS

non-reSiDentiaL 
(retaiL or LiVe-Work)

reSiDentiaL USeS

ParkinG

Scheme 2- Massing Concept

GroUnD FLoor PLan

1

4

3

2

5

6

7

ScHeme 2
Far: 3.07
retaiL: 4200 SF
LiVe/Work: 8 UnitS
reSiDentiaL: 106 UnitS

LobbY

alley

View South Down Stone Way n
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VeHicULar 
entrY

GroUnD FLoor PLan FirSt FLoor PLan

Scheme 2- Massing Concept

aDVantaGeS:
•Better access to views and light for more residential units.
•Mass at the corner is reduced.
•There is flexibility between the retail and live/work units—build-out 
could respond to demand.
•No parking visible at the street front facade

cHaLLenGeS:
• Due to change in grade the entry court is disconnected from the 
street.
• The floor plan is less efficient, with greatly reduced rentable area.
• Massing along the alley is not broken up.
• Additional facade area is costly 

ScHeme 2

Scheme 2 reduces the mass at the southwest 
corner, opening up units in that area to views and 
light. retail uses occupy that corner at ground 
level, with the potential for private open space 
above it. Live-work units and the residential lobby 
enter off the north courtyard, several feet below 
sidewalk grade. 
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LobbY

coLor keY

oUtDoor amenitY areaS

non-reSiDentiaL 
(retaiL or LiVe-Work)

reSiDentiaL USeS

ParkinG

Scheme 3- Massing Concept

GroUnD FLoor PLan

ScHeme 3
PreFerreD
Far: 3.25
retaiL: 4000 SF
LiVe/Work: 10 UnitS
reSiDentiaL: 111 UnitS
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GroUnD FLoor PLan FirSt FLoor PLan

Scheme 3- Massing Concept

aDVantaGeS:
• Stronger courtyard provides best opportunity for welcoming and 
commercially-viable live-work entrances
• The courtyard helps negotiate the grade change from sidewalk to 
entries and provides relief in an otherwise long block.
• Wider courtyard has better solar access.
• The mass of the building is broken up at the alley.
• Code-compliant scheme.

cHaLLenGeS:
• Ground floor retail is challenged by sloping site and existing patterns 
of use, however this scheme best addresses these challenges. 

ScHeme 3 - PreFerreD: 
coDe comPLiant ScHeme

this scheme has one central courtyard with 
the residential lobby and live-work entrances 
organized around it. the larger courtyard helps 
negotiate the change in grade across the site with 
a grand stair down to the entries. the retail space 
at the southwest corner enters off the sidewalk 
at grade. two-story live-work units occupy the 
north end of the street façade and enter off the 
sidewalk.  the lobby and solarium create a unified 
corner expression.  

VeHicULar 
entrY
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Typical Site Section

residential

residential

residential

residential

residential

residential

Light Well

retail/amenity

residential

residential

residential

residential

residential

residential

residentialcourtyard

Parking Parking

Live/Work
commercial aLLeY

Stone 
WaY n

aLLeY

Stone 
WaY n

Height Limit Height Limit

a

b

Section aSection b
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*allowable height is measured from the average grade plane per Dr9-
2011. this scheme utilizes the option to the General rule that allows the 
grade plane to be divided into sections to address the slope of the site.

aLLeY

Typical Site Section

additional 4’ for roof top 
features

40’ base height limit*

Grade level
 at sidewalk

residential

Height limit with additional 4’ for 
non-residential uses

residential

residential

courtyard

Lobby
Live-
Work

residential

Solarium

Parking

retail

13’ minimum for 
non-residential uses

Live-
Work

Live-
Work

residential

residential

Light Well beyond
Light Well beyond
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Landscape

main 
LobbY retaiL

entrY
LiVe-Work UnitS

LiVe-Work UnitS

VeHicLe 
entrance

retaiL
entrY

LanDScaPe rooF concePt

LanDScaPe Site concePt

bUiLDinG
entranceS
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Landscape

LaVenDer LittLe PrinceSS SPiraea HoSta

eUPHorbia

nanDina

karL FoerSter

SWorD Fern

StYraX

cLUmPinG bamboo

Vine maPLe
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Street - Level Studies / Massing Sketch From Street

View of site looking north east across stone way (preferred scheme shown)

Section 1 - retail

13’
min

While the architectural expression is not fully developed at this stage, this and the 
following pages show the potential façade expression of the preferred scheme as 
it relates to street-level activity and the surrounding context.

the building mass is broken down into three segments surrounding an 
entry court. transparency, human-scale materials and details, signage, and 
landscaping will express individual identities for the live-work and retail spaces. 
two-story storefront windows will help emphasize the commercial character.

the architectural character will combine classic elements such as base, middle, 
and top definition with crisp, contemporary lines. the material palette will look to 
the brick, metal, glass and cementitious panel found in the existing context. 

commercial spaces are highly visible to street and have individual entries to make 
these spaces attractive to tenants.  

residential 

retail

bay windows

18’ 3

2

1

4
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View of site looking north into court yard (preferred scheme shown)

Street - Level Studies / Massing Sketch From Street

Section 2 - courtyard

18’ 30’

13’
min

the entry courtyard provides important mid-block urban relief creates an 
identifiable image for the proposed project.

the street-facing façade has ties to the eclectic mix of nearby buildings 
such as the bastyr center, bellevue Health care Supply, roro bbQ, and 
planned projects such as Stone Way Village.

the proposed project’s uses, including retail, live-work units and rental 
housing are expressed in the facades of the building and add interest.

Pedestrian activity is emphasized with identifiable building entries, 
attractive landscaped areas, human-scale details, and overhead weather 
protection. the design of the roof top solarium, ground floor lobby and 
common areas will create a unique experience for the residents and 
stimulate social interactions. 

residential 

Live-Work

3

2

1

4
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View of site looking South east across stone way (preferred scheme shown)

Street - Level Studies / Massing Sketch From Street

Section 3 - Double Height Live-Work Units

Solarium

residential 

Live/Work

3

2

1

4

the facades respond to the street and grade, allowing entrances to 
step down with grade. the storefronts and live-work units express 
individual tenant identity through signage and entry details. two level 
storefront expression to improve commercial performance.

Different occupancies are expressed on the exterior of the building 
and add interest.

18’
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View of site looking South West down alley (preferred scheme shown)

Street - Level Studies / Massing Sketch From Street

Section 4 - alley and Planters

residential 

3

2

1

4

the alley facade faces a commercial zone; however, the building is 
modulated to strengthen the relationship with the nearby neighborhood 
character and to provide relief to alley-facing residential units. balconies 
provide visual interest. 


