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To create an urban infill apartment development for an 
under-utilized lot within the Mercer Town Center and 
nearby light rail station. This project seeks to maximize 
density and provide much needed housing within the 
urban core, while fostering a safe and active street.

(8) unit apartment building over an at-grade, open 
parking garage.  Public open space, on-site loading and 
ROW improvements are included in this proposal.
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2900 78th Ave SE
Mercer Island, WA 98040

PROJECT 
ADDRESS

531510-1219
PARCEL #

TC-4
ZONE

Public open space min. 3% OF GFA & 
min. of 3 minor site features

SITE FEATURES

7,200 SF
LOT AREA

8 parking stalls provided.
PARKING

51’ Max Building height 
(Up to 4 stories if affordable housing is provided)
Affordable housing proposed.

MAXIMUM HEIGHT

0’ rear setback, 0’ side setbacks
front setback 15’ from face of curb to face of 
building

SETBACKS

Landscape areas must equal at least 25% of site 
(1,800 sf)

LANDSCAPE

.17 acre

N

ZONING DATA AND CODE ANALYSISZONING DATA AND CODE ANALYSIS
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DEBIT
9,476 CF

CREDIT
17,295 CF

19.11.030 BULK REGULATIONS: 19.11.040.B AFFORDABLE HOUSING:
A.2 - BASE BUILDING HEIGHT

MAX:		  27 FT (2 STORIES)
PROPOSED:	 47 FT - 6 INCHES
		  (SEE 19.11.040.B: 4 STORIES, 51 FT ALLOWED)

A.6 - SETBACKS:

FRONT STREET:	 REQUIRED:	 15 FT
		  PROPOSED:	 15 FT +

NORTH:		  0 FT REQUIRED & PROPOSED
SOUTH:		  0 FT REQUIRED (EXISTING 15 FT EASEMENT)
EAST:		  0 FT REQUIRED & PROPOSED

A.7 - AVERAGE DAYLIGHT  PLANE:

DEBIT VOLUME:	 LEVEL 3:		 2,606 CF
		  LEVEL 4:		 6,870 CF
		  DEBIT TOTAL =	 9,476 CF

CREDIT VOLUME:	LEVEL 1:		 7,940 CF
		  LEVEL 2:		 4,768 CF
		  LEVEL 3:		 3,237 CF
		  LEVEL 4:		 1,350 CF
		  CREDIT TOTAL =	 17,925 CF

DIFFERENCE:				    17,295 CF
				                    - 9,476 CF
		  TOTAL CREDIT VOLUME =	 7,819 CF

B - AFFORDABLE HOUSING RATIO:

TO QUALIFY FOR AN ADDITIONAL 2 STORIES & MAX HEIGHT 
OF 51FT, 10% OF THE TOTAL UNITS ARE REQUIRED TO BE 
AFFORDABLE:

8 UNITS X 10% = 1 UNIT REQUIRED
1 AFFORDABLE UNIT PROPOSED
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ZONING & LAND USE ANALYSISZONING & LAND USE ANALYSIS

19.11.050 GREEN BUILDING STANDARDS:
B - GREEN BUILDING STANDARDS

PROJECT WILL MEET LEED GOLD STANDARD OR BUILT-GREEN 4 
STAR STANDARD.
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ZONING & LAND USE ANALYSISZONING & LAND USE ANALYSIS
19.11.060 SITE DESIGN:
A - MINOR SITE FEATURES

THREE MINOR SITE FEATURES REQUIRED WHICH WILL COMPLIMENT 
BUILDING DESIGN AND CREATE A VISUAL FOCAL POINT:

1. SCULPTURAL LIVING WALLS

2. SPECIAL PAVING INTEGRATED INTO THE OVER ALL OPEN SPACE

3. WATER FEATURE

B - MAJOR SITE FEATURES

A PUBLIC OPEN SPACE PER 19.11.060.D IS PROPOSED.

D - PUBLIC OPEN SPACE

D.1 SIZE:	MIN. 3% OF GROSS FLOOR AREA, WITH A MIN. WIDTH OF 20 FT
	 GROSS FLOOR AREA: 14,339 SF
	 14,339 SF X 3% = 430.17 SF REQUIRED (600 SF PROPOSED)

D.2 DESIGN ELEMENTS:
	 SIDEWALK LEVEL AMENITIES FOR PUBLIC USE  TO INCLUDE 		
	 FEATURES SUCH AS SEATING, LIGHTING, WATER FEATURES, 		
	 SPECIAL PAVING, AND LANDSCAPING FEATURES.

	 PROPOSED AMENITIES INCLUDE:
	 - 12 FT OF LINEAR SEATING
	 - LIGHTING OF DESIGN ELEMENTS
	 - VERTICAL AND HORIZONTAL WATER FEATURES
	 - STAMPED CONCRETE PAVING

	 SEATING:
	 - HALF TO HAVE SEAT BACKS
	 - WOOD SURFACE
	 - 18 INCHES DEEP
	 - 2 FT LINEAR PER 100 SF OF OPEN SPACE

	 LANDSCAPE:
	 - SIZE: MIN. 25%, MAX. 60%
	 - 206 SF OR 34% PROPOSED

D.3 PUBLIC OPEN SPACE PLAN:
	 (SEE PLAN)

D.4 PUBLIC ACCESS:
	 THE PROPOSED OPEN SPACE WILL BE AVAILABLE TO THE 		
	 PUBLIC 24/7.

19.11.070 GREENERY AND OUTDOOR SPACES:
A - LANDSCAPE AREA REQUIREMENT:

MIN. 25% OF THE DEVELOPMENT SITE TO BE LANDSCAPED.

7,200 SF X 25% = 1,800 SF

A. GROUND LEVEL:	 206 SF (COUNTED @ 100%)

B. GREEN WALL:		  283 SF (COUNTED @ 125%)

C. GREEN ROOF:		  2,480 SF (COUNTED @ 50%)

TOTAL LANDSCAPE PROPOSED:

	 206 SF
	 354 SF
           +1,240 SF
             1,800 SF LANDSCAPE AREA PROPOSED
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19.11.100 BUILDING DESIGN:
B.1 - FENESTRATION:

AREA CALCULATION

TOTAL AREA:		  179 SF
DOOR & WINDOW AREA:	 94 SF
GREEN WALL:		  40 SF

134 SF/179 SF = 75% PROPOSED (75% REQUIRED)	    
*NOTE LIMITED WIDTH OF BUILDING FRONTAGE DUE TO EASEMENT

B.2 - STREET-FACING FACADE ELEMENTS:

1. A COMBINATION OF EQUITONE INTEGRATED COLOR PANELS & NICHIHA  
NON-COMBUSTIBLE WOOD SIDING, WRAP THE MASSING ABOVE THE PUBLIC 
OPEN SPACE.

2. CLERESTORY WINDOWS ARE PROVIDED ABOVE THE STOREFRONT OF THE 
LOBBY.

3. RECESSED BALCONIES FOR THE INDIVIDUAL RESIDENTIAL UNITS.

4. ACCENT MATERIAL TO HIGHLIGHT THE RECESSED BALCONIES.

5. PERFORATED METAL PANELS WRAP THE STREET FACING RESIDENTIAL 
BALCONIES.

6. SLANTED STRUCTURAL COLUMNS THAT SUPPORT THE CANTILEVERED 
UPPER FLOORS.

7. POWDER COATED STEEL SHEETS THAT CREATE THE PERIMETER OF THE 
RAISED GRAVEL BED ALONG THE NORTH PROPERTY LINE TURN DOWNWARD  
AT THE FRONT CORNER OF THE FACADE AND WILL BLEND SEAMLESSLY WITH 
COLOR COORDINATED EXIT PASSAGEWAY DOOR SO IT WON’T FROM THE 
OVERALL DESIGN.   

B.3 - MAJOR FACADE MODULATION:

BLOCK FRONTAGES SHALL INCLUDE AT LEAST ONE OF THE FEATURES IN 
SUBSECTION A, B, AND C.

A.THE STREET-FACING FACADE IS MODULATED INTO TWO MAJOR VERTICAL 
MASSINGS. THE CANTILEVERED MASSING THAT STACKS ON ALL UPPER 
FLOORS IS 26 FT WIDE. THE SECOND MAJOR MASSING IS RECESSED 30 FT 
FROM THE ROW AND IS 19 FEET WIDE.

B. THE MASSINGS FEATURE A MIXTURE OF MATERIALS THAT HIGHLIGHT THIS 
FORM AS DISTINCT MASSING THAT SITS ON TOP OF THE LOBBY STRUCTURE. 
THIS RECESSED MASSING FEATURES A PARAPET ROOF LINE WHERE THE 
CANTILEVERED MASSING SHOWS A FLAT ROOF WITH OVERHANGS.

C.THERE IS A VARIATION IN MATERIAL ARTICULATION AND ROOF LINE 
MODULATION AND THE CANTILEVER MASSING COMPARED TO THE 
GROUNDED, RECESSED MASSING, THE BUILDING COULD READ AS TWO 
DISTINCT BUT CONNECTED BUILDINGS.

B.4 - MINOR FACADE MODULATION:

AT LEAST 3 MINOR FACADE MODULATIONS SHALL BE INCORPORATED IN THE 
DESIGN OF THE BUILDING.

1. RECESSED BALCONIES FOR EACH UNIT RESIDENTIAL UNIT.
2. BUMP-OUTS ARE HIGHLIGHTED BY A CHANGE IN MATERIAL.
3. FENESTRATION PATTERNS BREAK UP THE OPAQUE MASSINGS.

ZONING & LAND USE ANALYSISZONING & LAND USE ANALYSIS
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LiveRoof, LLC
P.O. Box 533
Spring Lake, MI
49456

(800) 875-1392
www.liveroof.com

NOT TO SCALE
PipeRunner
v2022-11-9

SLOPE, REFLECTIVE SURFACES, SHADE, BUILDING HEIGHT AND WIND EXPOSURE AFFECT IRRIGATION NEEDS.
CONSULT LIVEROOF LICENSED GROWER FOR APPROPRIATE PLANT SELECTIONS BASED ON SITE CONDITIONS.
CONSULT A QUALIFIED IRRIGATION SPECIALIST TO DETERMINE APPROPRIATE DESIGN CONFIGURATION OF IRRIGATION,
INCLUDING PIPE DIAMETER, LAYOUT, HEAD STYLE AND SPACING.

TOP VIEW SIDE VIEW
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flow

PipeRunner
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TM.

Fill gap with LiveRoof brand
Engineered Green Roof Soil

or Pea Gravel

LiveRoof Modules (2.5"-8" soil
height)PipeRunner (3" wide) fit tightly between

LiveRoof
Modules before pulling soil elevators

Parapet

Max pipe diameter of
1.25"

LiveRoof Modules (2.5"-8" soil
height)PipeRunner (3" wide) fit tightly between

LiveRoof
Module and Parapet  before pulling soil
elevators

Max pipe diameter of
1.25"

LiveRoof
RoofEdge

Max pipe diameter of
1.25"

LiveRoof Modules (2.5"-8" soil
height)

1.0"

3.0"

24" Long

Fill gap with LiveRoof brand
Engineered Green Roof Soil

or Pea Gravel

Fill gap with LiveRoof brand
Engineered Green Roof Soil

or Pea Gravel

PipeRunner Lateral Line Application - LiveRoof Module

PipeRunner Perimeter Line Application - Parapet

PipeRunner Perimeter Line Application - LiveRoof RoofEdge

PipeRunner (3" wide) fit tightly between LiveRoof
Module and LiveRoof RoofEdge  before pulling soil
elevators

GSKY STANDARD
GREEN WALL PANELS

GSKY STANDARD
GREEN WALL PANEL

18
" T

YP

D
EP

TH
 A

S 
PE

R

1'-6" SQ.

5'-0" WIDTH x 10'-0" LENGTH

INCORPORATED P.S.

12610 NE 104TH ST.
KIRKLAND WA  98033

SITE PLANNING
PARKS AND

URBAN DESIGN

RECREATION PLANNING

LANDSCAPE ARCHITECTURE

E-: jgm@jgm-inc.com
FX: 425.822.3525 
PH: 425.454.5723

 JGM

2900 78TH AVE. S.E.
MERCER ISLAND, WA
98040

PLANTING DETAILS

L2.0

GREEN ROOF TRAYS

UP

PS 01

C

PS 02

C

PS 03

C

PS 04

C

PS 05

C

PS 06

S

PS 07

S

PS 08

S

PS 09

S

PS 10

(VAN)

LOADING ZONE

LOBBY

EXIT
PASSAGEWAYPSE

ESMT
REC. NO.

7403120494

M
AI

LB
O

X

ELEC / RISER

R
EF

U
SE

EN
C

LO
SU

R
E

ST
A

IR
S

EL

O
VE

R
H

EA
D

 G
AR

AG
E 

D
O

O
R

FTC

78
TH

 A
VE

 S
E

BU
IL

D
IN

G
 A

BO
VE

MECHANICAL
ZONE

GSKY STANDARD
GREEN WALL PANEL

WEST GREEN WALL
PLANTING NOT TO SCALE

NORTH GREEN WALL
PLANTING NOT TO SCALE

GREEN WALL
PANELS

FOUNTAIN AREA - MAX. 12" WATER DEPTH

(2)8' WOOD BENCHES - MAX. 18" SEAT HEIGHT

LOW PLANTING

SITE

ROOF PLANTING

C

FOUNTAIN WET
WALL

GSKY STANDARD
GREEN WALL PANEL

E
A

B

C

PLANTING SCHEDULE:

NOTES

LIGHTING SCHEDULE:

D

E

INCORPORATED P.S.

12610 NE 104TH ST.
KIRKLAND WA  98033

SITE PLANNING
PARKS AND

URBAN DESIGN

RECREATION PLANNING

LANDSCAPE ARCHITECTURE

E-: jgm@jgm-inc.com
FX: 425.822.3525 
PH: 425.454.5723

 JGM

2900 78TH AVE. S.E.
MERCER ISLAND, WA
98040

PLANTING PLAN

L1.0

D

D

DD

CC

B

B

A

A
A

25MEDICI ARCHITECTS2900 78th Ave SE 2900 78th Ave SE      Design Review    2025     Design Review    2025

PRO WALL: TYPICAL DRAIN DETAILS

EXTERIOR WALLS

NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWING.
3.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN PROFESSIONALS

      FOR PLANNING PURPOSES ONLY.  THIS DRAWING MAY NOT BE USED FOR CONSTRUCTION.
4.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND APPROVED BY
      THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.
5.   ADDITIONAL INFORMATION (MAY NOT BE VISIBLE) AVAILABLE IN MODEL SPACE.

6.   CONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER
      REFERENCE NUMBER 5246-037

PROTECTED BY COPYRIGHT ©2020 CADDETAILS.COM LTD. CADdetails.com

14/12/20205246-037

PROTECTED BY COPYRIGHT ©2020 CADDETAILS.COM LTD.

REVISION DATECADdetailsPLUS™

GSKY PLANT SYSTEMS, INC
25 SEABREEZE AVE. UNIT 404

DELRAY BEACH, FL 33483
TOLL FREE: 1-888-708-4759

PHONE: (561) 894-8688
FAX: (888) 508-8005

www.gsky.com

±
 6

"

SEE TABLE FOR
MIN. WIDTH

4"

SEE TABLE FOR
MIN. WIDTH

SEE TABLE FOR
MIN WIDTHM

IN
 6

"

SEE TABLE FOR
MIN WIDTH

M
IN

 6
"

METAL GRATING COVER

TRENCH DRAIN AREA

SLOPED FLOOR FINISH WATERPROOFING

2" DRAIN PIPE WITH
SCREEN COVER

2" DRAIN PIPE WITH
SCREEN COVER

WATERPROOFING

DRAIN AREA WITH
GRAVEL

FINISHED CURB
AROUND DRAIN AREA

WATERPROOFING

PERFORATED
DRAINAGE PIPE

DRAIN AREA
WITH GRAVEL

HARD SURFACE FOR
MAINTENANCE WITH LIFT

SECTION DETAIL
TRENCH DRAIN

SECTION DETAIL
CURB DRAIN

SECTION DETAIL
GUTTER DRAIN

SECTION DETAIL
GRAVEL DRAIN

STRIP OF MEMBRANE
OVER GUTTER

STAINLESS OR
ALUMINUM

GUTTER DRAIN

2" DRAIN PIPE WITH
SCREEN COVER

GUTTER DRAIN
TRENCH DRAIN
GROUND DRAIN

CURB DRAIN

HEIGHT: LESS THAN 16 PANELS
MIN. 12"
MIN. 12"
MIN. 12"
MIN. 12"

HEIGHT: LESS THAN 16 AND 24 PANELS
NOT ADEQUATE

MIN. 24"
MIN. 24"
MIN. 24"

HEIGHT: LESS THAN 24 PANELS
NOT ADEQUATE

MIN. 36" (ASK GSKY)
MIN. 36" (ASK GSKY)
MIN. 36" (ASK GSKY)

PRO WALL: INSTALLATION ON CONCRETE WALL

EXTERIOR WALLS

NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWING.
3.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN PROFESSIONALS

      FOR PLANNING PURPOSES ONLY.  THIS DRAWING MAY NOT BE USED FOR CONSTRUCTION.
4.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND APPROVED BY
      THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.
5.   ADDITIONAL INFORMATION (MAY NOT BE VISIBLE) AVAILABLE IN MODEL SPACE.

6.   CONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER
      REFERENCE NUMBER 5246-030

PROTECTED BY COPYRIGHT ©2020 CADDETAILS.COM LTD. CADdetails.com

14/12/20205246-030

PROTECTED BY COPYRIGHT ©2020 CADDETAILS.COM LTD.

REVISION DATECADdetailsPLUS™

GSKY PLANT SYSTEMS, INC
25 SEABREEZE AVE. UNIT 404

DELRAY BEACH, FL 33483
TOLL FREE: 1-888-708-4759

PHONE: (561) 894-8688
FAX: (888) 508-8005

www.gsky.com

SECTION

PLAN VIEW

2"

1 
1/

2"

6 
1/

2"

5"

3"
4"

11 7/8"
TYP.

5"
 61/2"

3"
4"

11
 7

/8
"

GSKY TRIM
MOUNTING ANGLE

CONCRETE WALL
WITH SMOOTH SURFACE
GSKY IRRIGATION
DRIPLINE

GSKY SS FRAME

3/8" DIA. CONCRETE
ANCHOR
WATERPROOFING

GSKY STANDARD
GREEN WALL PANEL

STAINLESS OR ALUMINUM
GSKY TOP TRIM SECURE

INTO TRIM MOUNTING ANGLE

CONCRETE WALL WITH
SMOOTH SURFACE

WATERPROOFING

GSKY TRIM MOUNTING ANGLE

STAINLESS OR ALUMINUM GSKY
SIDE TRIM SECURE INTO TRIM
MOUNTING ANGLE

GSKY STANDARD
GREEN WALL PANEL

3/8" DIA. SS WEDGE
ANCHOR

GSKY SS FRAME

PRO WALL: IRRIGATION LAYOUT 2

EXTERIOR WALLS

NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2.   DO NOT SCALE DRAWING.
3.   THIS DRAWING IS INTENDED FOR USE BY ARCHITECTS, ENGINEERS, CONTRACTORS, CONSULTANTS AND DESIGN PROFESSIONALS

      FOR PLANNING PURPOSES ONLY.  THIS DRAWING MAY NOT BE USED FOR CONSTRUCTION.
4.   ALL INFORMATION CONTAINED HEREIN WAS CURRENT AT THE TIME OF DEVELOPMENT BUT MUST BE REVIEWED AND APPROVED BY
      THE PRODUCT MANUFACTURER TO BE CONSIDERED ACCURATE.
5.   ADDITIONAL INFORMATION (MAY NOT BE VISIBLE) AVAILABLE IN MODEL SPACE.

6.   CONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER
      REFERENCE NUMBER 5246-036

PROTECTED BY COPYRIGHT ©2020 CADDETAILS.COM LTD. CADdetails.com

14/12/20205246-036

PROTECTED BY COPYRIGHT ©2020 CADDETAILS.COM LTD.

REVISION DATECADdetailsPLUS™

GSKY PLANT SYSTEMS, INC
25 SEABREEZE AVE. UNIT 404

DELRAY BEACH, FL 33483
TOLL FREE: 1-888-708-4759

PHONE: (561) 894-8688
FAX: (888) 508-8005

www.gsky.com

ELEVATION
IRRIGATION LAYOUT FOR ICU-1000/ZONE VALVES IN SIDE TRIM

PLAN VIEW
ZONE VALVE DETAIL FOR ICU-1000 IN TOP TRIM
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




 

 

















 








 












































































 






















 























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