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To create a downtown townhome development which 
provides a transition between multi-family structures, 
businesses, and single family uses. The project seeks to 
maximize density potential while integrating landscape 
and fostering a safe and active street with street facing 
units and front terraces adjacent to the public right of 
way.

(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.

DEVELOPMENT 
OBJECTIVES

SENIOR LIVING

N

N

PROPOSED 
MERCER 
ISLAND 
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BANK

GROCERY

APARTMENTS

APARTMENTS

GAS

APARTMENTS

ISLANDINA 
CENTER

To create a residential development that seeks to infill 
an under-utilized lot and provide much needed housing 
within the urban core.  The project seeks to maximize 
density potential while integrating urban landscape and 
fostering a safe and active street with street facing units 
adjacent to the public right of way.

VICINITY MAP AND DESIGN OBJECTIVESVICINITY MAP AND DESIGN OBJECTIVES

SITE

PUBLIC TRAIL

BIKE FRIENDLY 

TOWN CENTER ZONE

PROJECT 
DESCRIPTION

SITE

MERCERDALE
PARK BUS STOP

TC

R-8.4

R-15

R-9.6
MF-2

MF-2

R-9.6

R-8.4

SITE

LUTHER 
BURBANK 

PARK

N
O

R
TH

M
ER

C
ER

D
A

LE
 

PA
R

K

I-90
SE 29TH ST

SE 28TH ST

SE 27TH ST

SE 30TH ST

80
TH

 A
VE

 S
E

78
TH

 A
VE

 S
E

77
TH

 A
VE

 S
E

76
TH

 A
VE

 S
E

SE 24TH ST

IS
LA

N
D

 C
R

ES
T 

W
AY

77
TH

 A
VE

 S
E

FUTURE LIGHTRAIL

PARK & 
RIDE

1MEDICI ARCHITECTS2900 78th Ave SE 2900 78th Ave SE      Design Review    2025     Design Review    2025



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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DARK GRAY STAMPED CONCRETE

DARK GRAY STAMPED CONCRETE

(2) FLOATING WOOD BENCHES
WITH CONCRETE SUPPORT

USE KEY
LANDSCAPING STAMPED

CONCRETE

WATER

LOT SIZE					     7,200 SF
LOT DIMENSIONS				    60’ x 120’

LANDSCAPE SUFRACES SHALL EQUAL AT LEAST 
25% OF THE SITE.
				    7,200 SF * 25% = 1,800 SF

GROUND LEVEL PLANTING ARE CALCULATED AT A 
RATE OF 100%

	 PROPOSED AREA:	    208 SF

GREEN ROOFS ARE CALCULATED AT A RATE OF 
50%.

	 PROPOSED AREA:   2,480 SF * 50% = 1,240 SF

ARTISTIC GREEN WALLS ADJACENT TO GROUND 
LEVEL PUBLIC SPACES QUALIFY AS A LANDSCAPED 
SURFACE AT A RATE OF 125%

	 PROPOSED AREA: 283 SF * 125% = 352 SF

TOTAL PROPOSED 		  1,800SF /
LANDSCAPE:			   25% OF SITE

LANDSCAPE REQUIREMENTS

PROPOSED SITE PLANPROPOSED SITE PLAN
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2900 78TH AVE SE

520 SF

LOT SIZE					     7,200 SF
LOT DIMENSIONS				    60’ x 120’

MINOR SITE FEATURES
SHALL HAVE AT LEAST 3 MINOR SITE FEATURES TO 
COMPLIMENT BUILDING DESIGN AND CREATE VISUAL 
FOCAL POINTS.

PROPOSED SITE FEATURES INCLUDE:
	 SPECIAL PAVING
	 WATER FEATURE
	 SCULPTURAL LIVING WALL

SITE DESIGN

N

PUBLIC OPEN SPACE REQUIREMENTS
	 SIZE: 		 MINIMUM 3% GFA
	 WIDTH:	 20’

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

PROPOSED AMENITIES INCLUDE:
	 12’ OF LINEAR SEATING
	 LIGHTING OF DESIGN ELEMENTS
	 VERTICAL AND HORIZONTAL WATER FEATURE
	 STAMPED CONCRETE PAVING

SEATING
	 HALF TO HAVE SEAT BACKS
	 WOOD SURFACE
	 18” DEEP
	 2’ LINEAR PER 100 SF OF OPEN SPACE

	 PROPOSED: 12’ LINEAR (6’ WITH BACK)

LANDSCAPE
	 SIZE:			   MIN. 25%, MAX 60%

	 PROPOSED:		 26.3% (170 SF)

PUBLIC OPEN SPACEPUBLIC OPEN SPACE
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PLANTING SCHEDULE:

NOTES

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

1 7-20-2022

2 2-7-2023

3 5-15-2024

D
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4 4-30-2025

LANDSCAPE PLANLANDSCAPE PLAN
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2900 78TH AVE SE

0.8-INCH LINEAR WET RECESSED LED
COLOR TEMP: 2700K
MODEL: 12100-8-R
COLOR: BLACK

SPRUCE LED CONTEMPORARY PATH LIGHT 
COLOR TEMP: 2700K
MODEL: 9066
COLOR: BLACK

2.4-INCH LINEAR WET RECESSED LED
COLOR TEMP: 2700K
MODEL: 12100-24-R
COLOR: BLACK

LED OUTDOOR SIGN LIGHT
COLOR TEMP: 2700K
MODEL: 31031
COLOR: BLACK

RECESSED ROUND LED
COLOR TEMP: 2700K
MODEL: 14144-R
COLOR: BLACK

SQUARED ARCHITECTURAL 4-INCH
COLOR TEMP: 2700K
MODEL: 11137
COLOR: BLACK

@ ENTRY AWNING @ UNIT DECKS

@ PATHWAY

@ LIVING WALL

@ BENCH

@ CANTILEVER SOFFIT

N

LIGHTING PLANLIGHTING PLAN
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GALAX URCEOLATA ADIATUM ALEUTICUM

AGAPANTHUS IRIS TECTORUM

WEST GREEN WALL
PLANTING ELEVATION
NOT TO SCALE

NORTH GREEN WALL
PLANTING ELEVATION
NOT TO SCALE

GSKY STANDARD
GREEN WALL PANEL

LEVEL 1
90.00

LEVEL 2
105.00

GSKY STANDARD
GREEN WALL PANEL

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
ELEVATIONS

L1.1

SEE SHEET L1.0 FOR
PLANT SCHEDULE

4-30-2025

LIVING WALLLIVING WALL

LiveRoof, LLC
P.O. Box 533
Spring Lake, MI 49456

(800) 875-1392
www.liveroof.com

LiveRoof Standard Module

LiveRoof Engineered Soil
LiveRoof Green Roof Plants (Minimum 95% Soil Coverage at Installation)

Minimum 40-mil Polypropylene or EPDM Slip Sheet, Edges Overlapped & Seamed
EPDM, TPO or PVC Waterproofing Membrane

Bonding Adhesive
Insulation

Insulation Adhesive

Moisture Portals™

TOP VIEW

SIDE VIEW

NOT TO SCALE

LiveRoof STANDARD SYSTEM

STANDARD AILLUSTRATIONS ARE TO CONCEPTUALLY ASSIST PROFESSIONALS IN DESIGNING LIVEROOF
INSTALLATIONS. LIVEROOF DOES NOT ACCEPT RESPONSIBILTY FOR ENGINEERING BASED ON
ILLUSTRATIONS.  A QUALIFIED ROOFING SPECIALIST SHOULD BE CONSULTED TO DETERMINE
APPROPRIATE WATERPROOFING AND ROOF DECK MATERIALS AND SUITABLE DESIGN.

LiveRoof System Saturated Weight:  27-29 lbs / sf

Drainage Holes

Ergonomic Handles

Over Conventional Roofing Assembly

Provided
by others

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 z2900-a_2010

PROTECTED BY COPYRIGHT ©2024 CADDETAILS.COM LTD. CADdetails.com
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PRO WALL: TYPICAL WINDOW, DOOR & CORNER DETAILS

EXTERIOR WALLS

NOTES:
1.   INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
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SECTION DETAIL
GRAVEL DRAIN
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SEE caddetails.com/listing/5246-037
FOR MIN. WIDTH
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CORNER TRIM
MOUNTING
BRACKET 3' O.C.

STAINLESS OR
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CORNER TRIM
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GSKY GUTTER DRAIN

OVER OPENING
DRAIN PIPE TO DIRECT

WATER FROM GUTTER TO
MAIN DRAINAGE (RUN

DRAIN PIPE IN SIDE TRIM)
LINE OF SIDE TRIM
(TRIM WIDTH CAN

MATCH WIDTH WITH
GUTTER WIDTH)

CORNER TRIM
MOUNTING
BRACKET 3' O.C.

STAINLESS OR
ALUMINUM GSKY
CORNER TRIMSECTION DETAIL

TRENCH DRAIN

PRO WALL: TYPICAL DRAIN DETAILS

EXTERIOR WALLS

NOTES:
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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: IRRIGATION CONTROL UNITS

EXTERIOR WALLS
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2'1'-3"

1'-
1"

4'

3'1'-3"

1'-
1"

4'

ICU-600
IRRIGATION CONTROL UNIT FOR:

*GREEN WALLS SMALLER THAN 1080 SQFT (INTERIOR OR EXTERIOR)
*EXTERIOR WALLS IN USDA PLANT ZONE 9 OR HIGHER (NON-FREEZING CLIMATES)

ICU-1000
IRRIGATION CONTROL UNIT FOR:

*GREEN WALLS LARGER THAN 1080SQFT (INTERIOR OR EXTERIOR)
*EXTERIOR GREEN WALLS IN FREEZING CLIMATES USDA PLANT ZONE 8 OR BELOW (USDA PLANT ZONE 8 = MAX 20F OR -6.7C)

CONTROLLER/TIMER
HARD WIRE CONNECTION

120 VAC/2 AMP IN CONDUIT
BY ELECTRICIAN

DEDICATED TELEPHONE
LINE WITH RJ 11 CONNECTION

ELECTRICIAN

FERTILIZER TANK

FERTILIZER
INJECTOR

PRESSURE REGULATION
VALVE

1" IRRIGATION
MAIN LINE INLET
(SIZE MAY VARY)

CONTROLLER/TIMER

CONDUIT WITH 16 GA. SOLID COPPER
MULTI-STRAND CABLE BY OTHERS
(# OF WIRES DETERMINED BY # OF

IRRIGATION ZONES AND
SENSORS ON THE WALL)

1" CONDUIT BY GSKY

FLOW SENSOR REQUIRES
MIN. 1' STRAIGHT PIPE
BEFORE AND AFTER
THE SENSOR

HARDWIRE CONNECTION
120 VAC/2 AMP IN CONDUIT

BY ELECTRICIAN

GRAVITY DRAIN VALVE FOR
AUTOMATED WINTERIZATION

DEDICATED IRRIGATION ZONE
SUPPLY LINES FROM ICU TO

GREEN WALL BY OTHERS
1" FIPT STUB-OUTS ARE REQUIRED

DEDICATED IRRIGATION ZONE SUPPLY
LINES FROM ICU TO GREEN

WALL BY OTHERS 3/4" FIPT STUB-OUTS
ARE REQUIRED;  1" SUPPLY LINE MAY BE

USED TO KEEP FLOW TO STUB-OUT

1" CONDUIT BY GSKY

DEDICATED TELEPHONE LINE
WITH RJ 11 CONNECTION BY

ELECTRICIAN

MASTER VALVE
PRESSURE REGULATION VALVE

1" IRRIGATION MAIN LINE
INLET (SIZE MAY VARY)

FLOW SENSOR REQUIRES MIN. 1'
STRAIGHT PIPE BEFORE AND
AFTER THE SENSOR
FERTILIZER INJECTOR
FERTILIZER TANK

PRO WALL: IRRIGATION LAYOUT 2

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

PLAN VIEW
ZONE VALVE DETAIL FOR ICU-1000 IN TOP TRIM

MAX 36 PANELS IN SINGLE ROW
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INSTALL FREEZING AND REV FREEZING
SENSOR FOR FREEZING REGION

LOCATE ZONE VALVES WITH IN SIDE
TRIM SPACE; MIN. 6" SIDE TRIM

SPACE IS REQUIRED

LOCATE DRAIN VALVES AT BOTTOM
OF EACH ZONE FOR FREEZING REGION

SINGLE IRRIGATION STUB-OUT AND
CONDUIT FOR ICU-1000
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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

Slots allow for
drainage

Gaps allow for water
flow

PipeRunner
Irrigation solution for use with LiveRoof
Modules

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
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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
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FOUNTAIN WET
WALL
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PRO WALL: TYPICAL DRAIN DETAILS
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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
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WITH SMOOTH SURFACE
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WATERPROOFING

GSKY STANDARD
GREEN WALL PANEL

STAINLESS OR ALUMINUM
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INTO TRIM MOUNTING ANGLE
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SMOOTH SURFACE

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

PLAN VIEW
ZONE VALVE DETAIL FOR ICU-1000 IN TOP TRIM

MAX 36 PANELS IN SINGLE ROW
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TRIM SPACE; MIN. 6" SIDE TRIM

SPACE IS REQUIRED

LOCATE DRAIN VALVES AT BOTTOM
OF EACH ZONE FOR FREEZING REGION
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CONDUIT FOR ICU-1000

S C

D

Z
D
Z

Z

Z

Z

Z

F

D

D

D

D

CONTROL WIRES (FREE
WIRED OR IN CONDUIT)

ZONE VALVES

GSKY TOP TRIM



HW

ROOF 
HATCH

INGRESS/ EGRESS EASEMENT

PROJECT No.:

DATE:

DRAWN BY:

CHECKED By:

PROJECT ADDRESS:

PROJECT / CLIENT:

REVISIONS: DATE:

11711 SE 8TH STREET
SUITE 100
BELLEVUE, WA 98005
TEL: (425) 453-9298

This drawing is the exclusive property of 
MEDICI ARCHITECTS, and can be reproduced 
only with the permission of the Architect.  
Variations and modifications to work shown on 
this drawing shall not be carried out without 
written permission from the Architect.

PLOT SCALE:

DRAWING NAME:

PHASE:

REGISTRATION:

1:1

APPROVED FOR CONSTRUCTION:

INTAKE DATE:

MEDICI ARCHITECTS

EMILY D. BUCHWALTER
STATE OF WASHINGTON

REGISTERED
ARCHITECT

6926

NOT FOR 

CONSTRUCTION

200 W. RIVER ST.
SUITE 301
KETCHUM, ID 83340
TEL: (208) 726-0194

2/14/2025
1:15:46 AM

2900 78TH AVE SE

2900 Development LLC

2900 78TH AVE SE
MERCER ISLAND, 98040

ROOF PLAN

DESIGN REVIEW

A24 108

12/13/22

06

Author

Checker

 3/16" = 1'-0"1 DR_ROOF PLAN

MECHANICAL
ZONE

GREEN ROOF
MODULES

GREEN ROOFGREEN ROOF

9MEDICI ARCHITECTS2900 78th Ave SE 2900 78th Ave SE      Design Review    2025     Design Review    2025


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







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







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







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



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



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

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

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

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

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






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




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





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













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





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



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

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






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

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

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

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



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

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

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

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

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

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



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