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Mixed-use building to provide at grade 
pedestrian oriented retail and 131 
residential units on 6 floors.

Promote small retail and commercial 
businesses at ground level project to 
be compatible in scale and character 
with existing buildings.

LOTS 1, 2, AND 3, BLOCK 5, FAUNTLEROY SUMMIT ADDN, 
LESS EAST 15 FT OF LOT 1 FOR STREET (CO 20756) TGW 
EAST 1/2 OF LOT 27 AND ALL OF LOTS 28, 29, AND 30, 
BLOCK 5, FAUNTLEROY SUMMIT ADDN, LESS EAST 15 FT 
OF LOT 30 FOR STREET (CO 20756)

Code: SBC 2018
Site Address: 7603 & 7617 35th Ave SW

3507 SW Ida Street
Tax Numbers: 2492200805, 2492200655, 

2492200665
Zone: NC2/55(M)
Occupancy: R-2, M, S-2
Construction Type: Type V-A and I-A
Site Area: 23,918 SF
FAR: 3.75
Building area for proposed scheme 3:

FAR GFA
Level P1 18,300 SF
Level 1 13,700 SF 14,500 SF
Level 2 15,200 SF 16,200 SF
Level 3 15,200 SF 16,200 SF
Level 4 15,000 SF 16,000 SF
Level 5 15,000 SF 16,000 SF
Level 6 15,000 SF 16,000 SF
Total 89,100 SF 113,200 SF
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ROUTE 71

PUBLICSINGLE
FAMILY

APARTMENTS PUBLIC

NEIGHBORHOOD USES

SITE

SF 5000 NC1/40 (M) NC3/55(M)

ZONING MAP

GAS STATION

OFFICE BLDG

RESTAURANT

SINGLE FAMILY
SINGLE FAMILY

SINGLE FAMILY
SINGLE FAMILY
SINGLE FAMILY

SINGLE FAMILY
SINGLE FAMILY

APARTMENTS

APARTMENTS

APARTMENTS

APARTMENTS

FIRE STATION

CHURCH

SITE

SW WEBER ST

SW HOLDEN ST
SW HOLDEN ST

SW AUSTIN ST

35
TH

 A
VE

 S
W

SW KENYON ST

SW IDA ST

BIKE 
LANE
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SW HOLDEN ST LOOKING NORTH

35TH AVE SW LOOKING WEST

OUTLIINE

The flowing photos show the site’s existing conditions and surrounding context. The site slopes roughly 8 ’ from north to south. There are three building presently on the site, a single family 
dwelling, use car lot and mortuary.
Overhead powerlines are located on 35th Ave SW and SW Holden Street. Presently the property is access by curb cuts located on each ROW.
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SW IDA ST LOOKING SOUTH 

SW IDA ST LOOKING NORTH

CONTEXT ANALYSIS
The neighborhood character is mostly apartment structures build in early 70's to mid 80's, gas station and church 
with brick facade. There are couple of contemporary buildings such as the fire station and Clearview office building. 
Few apartment buildings are presently being remodeled. There is prevalence of bevel siding on all existing 
apartment buildings. The apartment building presently undergoing remodel is being sided by cementitious panels. 
The fire station materials are grounded CMU and cementitious panels. The Clearview building is sided with metal 
siding.



10' SETBACK 13' ABOVE GRADE

15' POWERLINE SETBACK
10'X10' FROM SINGLE FAMILY SETBACK

10'X10' FROM SINGLE FAMILY SETBACK

15' POWERLINE SETBACK

10'X10' FROM SINGLE FAMILY SETBACK
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MORTUARY

MULTI-FAMILY

FIRE STATION

GAS STATION

SINGLE FAMILY HOUSES

CHURCH

OFFICEMULTI-FAMILY

SINGLE FAMILY HOUSE

The area within vicinity of this 
property has 4 predominant 
building types. Multistory 
apartments, fire station, gas 
station and office building.

BUILDING MATERIAL PRESENT IN THE VICINITY TO BE INCROPORATED INTO PROPOSED PROJECT. BRICK AT THE RETAIL LEVEL CEMENTITIOUS PANELS AT UPPER LEVELS.
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NICHIHA WALL PANEL

NICHIHA COLOR A

NICHIHA COLOR B
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OUTREACH SUMMERY:
PROVIDE MORE PARKING AND DO NOT 
ELIMINATE ANY STREET PARKING.
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APPLICABLE
ZONING

SMC-SEC
TION

SUB-SEC
TION REQUIREMENT

OPTIO
N 1

OPTIO
N 2

OPTIO
N 3

Uses Permitted 23.47A.004 Table A Eating and Drinking Establishments, Offce, Sales and Service, Live Work Units, Residential Uses, Lodging:
Permitted

X X X

Street-Level Uses 23.47A.005 C.1 & D.1 Eating & Drinking, entertainment, hotels, offices, parks, retail, & sales, are allowed. Residential is also allowed. X X X
Street-level
Development
Standards

23.47A.008 A.1 Applies for structures in NC-zones X X X

A.2.b Blank street facing facades between 2 feet & 8 feet shall not be more than 20 feet in length X X X
A.2.c Total blank facades shall not exceed 40% of the width of the street facing facade of the structure X X X
A.3 Street level, street facing facades shall be within 10 of the street property line, unless wider sidewalks, plazas,

or other approved spaces are provided.
X X X

B.2.a 60% of street facing facades between 2 feet & 8 feet shall be transparent X X X
B.3.a Non-residential uses > 600 SF shall extend an average depth of at least 30 feet and a minimum depth of 15

feet from the street-level stree-facing facade
X X X

B.4 Non-residential uses at street level shall have a floor-to-floor height of at least 13 feet X X X
E.2 Each live-work unit must have a pedestrian entry on the street-facing facade that is designed to be visually

prominent and provide direct access to the non-residential portions of the unit.
Structure Height 23.47A.012 A 55 feet X
Floor Area Ratio 23.47A.013 Table A FAR limit outside Station Area Overlay District: 3.75 X X X
Landscaping 23.47A.016 A.2 Green factor of 0.3 required X X X

B.1 Street Trees are required X X X
Light and Glare
Standards

23.47A.022 A Exterior lighting must be shielded and directed away from adjacent uses X X X

B Interior lighting in parking garages must be shielded to minimize nighttime glare affecting nearby uses X X X
Amenity Area 23.47A.024 A Amenity areas are required in an amount equal to 5 percent of the total gross floor area in residential use,

except as otherwise specifically provided in this Chapter 23.47A.
X X X

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

X X X

Required Parking 23.54.015 Table A, K The non-residential use is located within a frequent transit service area. = No minimum requirement X X X
Table B, M The residential use is located within a frequent transit service area. = No minimum requirement X X X

Required Bicycle
Parking

23.54.015 Table D,
A.1

Eating and drinking establishments: Long-term = 1 per 5,000 sf, Short-term = 1 per 1,000 sf
General Sales: Long Term = 1 per 4,000 sf & 1 per 2,000sf,
Multi-family structures: Long-term = 1 per dwelling unit, Short-term = 1 per 20 dwelling units

X X X

Trash Storage 23.54.040 Table B Mixed use development that contains both residential and non-residential uses shall meet the storage space
requirements shown in Table A

X X X

E Trash storage shall not be between building and the street X X X
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CS1
NATURAL SYSTEMS AND SITE FEATURES

B. SUNLIGHT AND NATURAL VENTILATION
THE PROPOSAL IS LOCATED AT THE CORNER OF 35TH AVE SW AND 
SW HOLDEN ST. ALL PROPOSALS PROVIDE NATURAL LIGHT ON EAST, 
SOUTH AND WEST ELEVATION TO MAXIMIZED INDIVIDUAL UNIT'S 
EXPOSURE LIGHT AND AIR.
C. TOPOGRAPHY
THE SITE IS RELATIVELY FLAT WITH AN APPROXIMATE 2 FOOT SLOPE 
FROM EAST TO WEST AND NORTH TO SITE
D. PLANTS AND HABITAT
THERE ARE NO SIGNIFICANT PLANTS AND HABITAT PRESENT ON 
THE SITE OR WITHIN THE VICINITY OF THE SITE

CS2
URBAN PATTERN AND FORM

A. LOCATION IN THE CITY AND NEIGHBORHOOD
THE PROPOSAL IS LOCATED IN SOUTH WEST AREA OF SEATTLE. IT'S 
LOCATED AT THE CORNER OF 35TH AVE SW AND SW HOLDEN ST. THE 
IMMEDIATE VICINITY CONSISTS OF MIX OF RESIDENTIAL AND COMMERCIAL 
STRUCTURES, AS WELL AS FIRE STATION, THE PROPOSAL IS CONSISTENT 
WITH DEVELOPMENT IN THE NEIGHBORHOOD.

CS3
ARCHITECTURAL CONTEXT AND CHARACTER
A. EMPHASIZING POSITIVE NEIGHBORHOOD ATTRIBUTES
THE PROPOSAL PROVIDES AN APPROACH TO MASSING THAT IS 
CONTEMPORARY AND VIABLE IN A NEIGHBORHOOD THAT IS IN 
EVOLVING NEIGHBORHOOD. IT IS CONSISTENT WITH THE ADJACENT 
FIRE HOUSE TO THE EAST AND CLEARVIEW OFFICE LOCATED NORTH 
EAST OF THIS PROJECT. THE EXISTING MULTI-FAMILY STRUCTURE TO 
THE SOUTH AND EAST ARE OF SIMILAR HIGH AND ARE PRESENTLY IN 
PROCESS OF FACADE REMODEL WITH CONTEMPORARY DESIGN.

C. SECONDARY ARCHITECTURAL FEATURES
USE OF MATERIALS FOR THE PROPOSED 
STRUCTURE FOUND IN THE NEIGHBORHOOD. 
SUCH AS GROUNDED CMU (FIRE STATION), HARDIE 
PANEL (CLEARVIEW BUILDING). USE OF MATERIAL 
DELINEATE TWO USE PROPOSED FOR THIS 
PROJECT.

DC3
OPEN SPACE CONCEPT
A. BUILDING-OPEN SPACE RELATIONSHIP
THE PROPOSED BUILDING WILL PROVIDE OPEN 
SPACE ON THE ROOF AS PUBLIC SPACE AND DECKS 
ON SECOND FLOOR TO BE USED AS PRIVATE OPEN 
SPACE. RETAIL TENANTS WILL BE ABLE TO USE 
SIDEWALK FOR OUTDOOR ACTIVITIES
B. OPEN SPACE USES AND ACTIVITIES
THE ROOF TOP DECK WILL PROVIDE SEATING AS 
WELL AS BBQ AREA TO BE USED BY RESIDENTIAL 
TENANTS.

DC4
EXTERIOR ELEMENTS AND FINISHES

THE PROPOSED PROJECT WILL BE OF DURABLE MATERIALS 
CONSISTENT WITH THE NEIGHBORHOOD. MATERIALS WILL BE 
USED TO CREATE AN ATTRACTIVE AND INVITING STREET 
EDGE. PATTERN AND RHYTHM IN THE ALTERNATION OF 
FACED MATERIALS WILL BE USED TO REDUCE THE SCALE 
AND IDENTIFY PROPOSED USES.
B. SIGNAGE
RETAIL SIGNAGE WILL LOCATED ON THE FENESTRATION 
LOCATED JUST BELOW THE PROPOSED GLASS CANOPY. THE 
RESIDENTIAL ENTRANCE WILL SINGED THE SAME WAY.
C. LIGHTING
LIGHTING WILL LOCATED AT EACH RETAIL PILASTER 
JUST BELOW THE CANOPY TO LIGHT THE SIDEWALK
D. TREES, LANDSCAPE AND HARDSCAPE MATERIALS
STREET TREES WILL BE PROVIDE IN TREE WELLS AS 
REQUIRED BY SDOT. SCREENING VEGETATION ALONG 
WITH FENCE ALONG THE WESTERLY PROPERTY LINE. 
GREEN ROOF WITH TREES IN POTS TON BOTH SECOND 
FLOOR AND ROOF DECK

THE ARRANGEMENT OF USES WITHIN THE SITE IS 
CLEARLY EXPRESSED. AT GROUND LEVEL PROJECT 
WILL HOUSE RETAIL AND PARKING AND THE UPPER 
FLOORS WILL HOUSE MULTI-FAMILY UNITS. MOST OF 
THE UNITS WILL HAVE VIEWS OF THE OLYMPICS OR 
CASCADES.
B. VEHICULAR ACCESS AND CIRCULATION
THE PARKING IS REQUIRED PER CODE AND THE 
ACCESS TO THE PARKING STRUCTURE WILL FROM 
SW HOLDEN ST. THE DRIVEWAY WITH BE MINIMUM 
WITH REQUIRED PER CODE.
C. PARKING AND SERVICE USES

A. ARRANGEMENT OF INTERIOR USES

DC1
PROJECT USES AND ACTIVITIES

B. ARCHITECTURAL AND FAÇADE COMPOSITION

PARKING WILL BE LOCATED ON GROUND LEVEL 
AND SCREEN BY BUILDING ON THE SOUTH SIDE, 
FENCE ON THE WEST SIDE AND SOLID WALL ON 
THE NORTH SIDE.

DC2
ARCHITECTURAL CONCEPT

A. MASSING
THE SITE IS A TYPICAL CORNER LOT. IT IS 
APPROXIMATELY 102' BY 128'. WITHOUT THE ALLEY, THE 
SITE IS CONTAINED ON ALL BY EITHER RIGHT OF WAY OR 
EXISTING STRUCTURES. THE MASSING PROPOSAL 
RESPONDS DIRECTLY TO THIS CONDITION, SEEKING TO 
CREATE A DYNAMIC FAÇADES ALONG THE TWO STREETS, 
VERTICAL MODULATION ALONG THE ABUTTING 
RESIDENTIAL ZONE AND RECESS IN UPPER STRUCTURE 
ALONG THE NORTH PROPERTY.

THE RETAIL MATERIALS WILL BE SAME AS ONE USED ON 
ADJACENT FIRE STATION. THE UPPER FLOORS 
MODULATION IS ACHIEVED BY MEANS OF BAY 
WINDOWS, DECK AND TWO DISTINCT COLORS OF 
SIDING. THE NORTHERLY WALL MATERIAL WILL BE 
CONCRETE WITH REVEALS TO REDUCE THE BLANK 
WALL, THE WESTERLY WALL WILL HAVE OPENING AS 
WELL AS VERTICAL MODULATION TO REDUCE MASSING 
IMPACT OF THIS STRUCTURE ABUTTING RESIDENTIAL 
PROPERTIES

PL4
ACTIVE TRANSPORTATION

A. ENTRY LOCATIONS AND RELATIONSHIPS
THE RESIDENTIAL ENTRY IS LOCATED AT THE SOUTH 
FACED OF THE BUILDING, RESIDENTS AND VISITORS 
WILL HAVE DIRECT ACCESS TO TRANSIT AND RETAIL.
B. PLANNING AHEAD FOR BICYCLISTS
BICYCLE PARKING WILL BE PROVIDED IN THE 
PARKING GARAGE ADJACENT TO THE RESIDENTIAL 
ENTRY.
C. PLANNING AHEAD FOR TRANSIT
THE SITE IS SERVED BY TRANSIT AND BUS STOPS 
ARE LOCATED ON 35TH AVE SW WITHIN HALF OF 
BLOCK. ROUTE #37 IS LOCATED DIRECTLY 
ACROSS FROM THE SITE

A. BUILDING MATERIALS

THE WALKWAY LOCATED ON BOTH STREETS ARE OF 
SUFFICIENT WIDTH TO PROVIDE AMPLE ROOM FOR 
ANTICIPATED PEDESTRIAN AND OUTDOOR SEATING TO BE 
LOCATED IN THE WALKWAYS. BOTH COMMERCIAL AND 
RESIDENTIAL ENTRY ARE CONNECTED TO WALKWAYS 
LOCATED IN THE RIGHT OF WAY.

THE PROJECT WILL PROVIDE WEATHER PROTECTION BY 
MEANS OF CANOPIES LOCATED ADJACENT TO BOTH 
WALKWAYS LOCATED IN THE RIGHT OF WAYS. THE 
CANOPIES WILL BE INTEGRATED INTO OVERALL 
BUILDING DESIGN

THE RESIDENTIAL ENTRY IS PROPOSED TO BE LOCATED 
ALONG SOUTH FAÇADE OF THE BUILDING AND WILL HAVE 
A CANOPY TO PROVIDE WEATHER PROTECTION. THE 
PROPOSED DESIGN WILL PROVIDE MULTIPLE COVERED 
ENTRY POINTS FOR RETAIL PORTION OF THE BUILDING 
THUS PROVIDING MAXIMUM FLEXIBILITY FOR RETAIL 
TENANTS.

PL2
WALKABILITY
A. ACCESSIBILITY
THE PROJECT WILL MEET THE REQUIREMENTS FOR 
ACCESSIBILITY ACCORDING TO ADA STANDARDS.
B. SAFETY AND SECURITY
THE PROJECT WILL PROVIDE WELL-LIT RESIDENTIAL 
AND RETAIL ENTRIES. MOST OF THE RESIDENTIAL 
UNITS FACE THE RIGHT OF WAY PROVIDING 
ADDITIONAL EYES ON THE STREET. THE RETAIL 
COMPONENT OF THE PROJECT WILL MEET THE CODE 
REQUIREMENTS FOR TRANSPARENCY.
C. WEATHER PROTECTION

D. WAYFINDING
THE EXTERIOR ENTRIES ARE CLEARLY IDENTIFIED 
AND VISIBLE FROM THE STREET

PL3
STREET-LEVEL INTERACTION
A. ENTRIES

B. RETAIL EDGES
THE RETAIL WILL HAVE ABILITY TO USE ADJACENT 
SIDEWALKS, MULTIPLE ENTRY POINTS AS WELL AS 
FLOOR TO CEILING WINDOWS WILL PROVIDE GREAT 
VISIBILITY FROM STREET AND PROMOTE INTERACTION 
BETWEEN INDOOR AND OUTDOOR SPACE.THE PROPOSED DESIGN WILL PROVIDE 12' WIDE 

SIDEWALK ON BOTH STREETS PROVIDING ABILITY FOR 
RETAIL COMPONENT OF THIS PROJECT TO USE THAT 
SPACE FOR OUTDOOR SEATING. THE ROOF DECK ON 
SECOND LEVEL AND ROOF LEVEL WILL PROVIDE BOTH 
PRIVATE AND PUBLIC OPEN SPACE.

PL1
CONNECTIVITY
A. NETWORK OF OPEN SPACES

B. ADJACENT SITES, STREETS, AND OPEN SPACES
THE PROPOSAL IS LOCATED AT THE CORNER OF 35TH AVE SW AND 
SW HOLDEN ST. THE WEST IS A SINGLE FAMILY DWELLING, TO THE 
NORTH IS A VACANT LOT AND TO THE EAST IS SW HOLDEN ST AND 
TO THE SOUTH IS 35TH AVE SW.
C. RELATIONSHIP TO THE BLOCK
THE SITE IS A CORNER SITE AND TO THE NORTH IS HOWDEN-
KENNEDY FUNERAL HOME OF WEST SEATTLE. TO THE WEST ARE 
SINGLE FAMILY DWELLINGS. THE PROPOSED PROJECT WILL 
REPLACE AUTO MOTIVE REPAIR SHOP.
D. HEIGHT, BULK AND SCALE
THE PROPOSAL PROVIDES AN APPROACH TO THE MASSING THAT IS 
CONTEMPORARY AND INTRODUCED TO THE NEIGHBORHOOD BY THE 
DESIGN OF THE FIRE STATION AND CLEARVIEW OFFICE BUILDING. THE 
PROJECT WILL BE SET BACK FROM EXISTING SINGLE FAMILY 
DWELLING TO THE WEST AND WILL HAVE VERTICAL MODULATION TO 
REDUCE THE MASSING OF THE PROPOSED PROJECT.

B. WALKWAY AND CONNECTIONS

C. OUTDOOR USES AND ACTIVITIES
THE PROPOSAL WILL PROVIDE ROOF TOP DECK OF 
AMPLE SIZE FOR RESIDENTIAL TENANTS TO ENJOY 
VIEWS OF OLYMPIC. THE ROOF TOP DECK WILL ALSO 
PROVIDE BBQ AND SEATING.



ED
G
 3
03
79
61

76
17
 3
5T
H
 A
VE

 S
WSC

H
EM

E 
C
O
M
PA

R
IS
O
N

10
/5
/2
02
1

15

SCHEME 1 SCHEME 2 SCHEME 3(PREFFERED)
CONCEPT 2 building scheme above the podium Orient to 35th Ave SW Orient to 35th Ave SW with plaza
# UNITS 120 130 131
AMENITY SF (OUTDOOR): 4,000 4,000 4,000
COMMERCIAL/LIVE WORK
SF:

8,230 6,906 5,236

PARKING STALLS: 51 53 49
BIKE STALLS: AS REQUIRED PER CODE AS REQUIRED PER CODE AS REQUIRED PER CODE
FAR SF: 87,300 89,000 89,100
% of FAR ALLOWED 97.3% 99.3% 99.4%
GFA SF: 112,700 112,700 113,200
OPPORTUNITIES: • Two building scheme above podium deck

reduces the overall scale of the project.
• Strong retail presence facing 35th Ave SW • Retail plaza located at 35th Ave SW that will

provide outdoor seating for retail patrons.
• Plaza entry for the residential tenants • Residential lobby located near the midpoint of the

proposed building
• Strong retail presence facing 35th Ave SW

• Additional elevators and stairs required • Retail area size provides maximum flexibility for
leases.

• Residential lobby located near the midpoint of the
proposed building

• No blank facades • All residential units have a territorial view
• No blank facades
• 10’ Landscape buffer along the westerly property
abutting single family dwellings

CONSTRAINTS: • Residential units are facing inward thus
minimizing view of Olympic.

• Residential units are facing inward thus minimizing
view of Olympic.

• Additional elevators and stairs required
CODE COMPLIANCE: YES YES YES
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