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PROJECT

DESCRIPTION
(8) unit apartment building over an at-grade, open
e | parking garage. Public open space, on-site loading and
PARK * ROW improvements are included in this proposal.
DEVELOPMENT
OBJECTIVES

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.
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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.
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ZONING DATA AND CODE ANALYSIS
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PROJECT
ADDRESS

2900 78th Ave SE
Mercer Island, WA 98040

PARCEL#
531510-1219

ZONE

TC-4
LOTAREA
7,200 SF .17 acre

MAXIMUM HEIGHT
51’ Max Building height - Up to 4 stories if

affordable housing is provided.
Affordable housing proposed.

SETBACKS

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

building

PARKING
10 parking stalls provided.

LANDSCAPE

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

SITE FEATURES

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



EXISTING CONDITIONS
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PROPOSED SITE PLAN

SCULPTURAL LIVING WALL

LOW GROWING LANDSCAPING

(2) FLOATING WOOD BENCHES

_WITH CONCRETE SUPPORT
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\_DARK GRAY STAMPED CONCRETE

LIVING WALL AND
WATER FEATURE

WATER FEATURE

|
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USE KEY
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. WATER
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| CONCRETE

LANDSCAPE REQUIREMENTS

LOT SIZE
LOT DIMENSIONS

7,200 SF
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
LANDSCAPE:

1,800SF /
25% OF SITE



600"

SITE DESIGN

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

13-6"

MINOR SITE FEATURES

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

()]

5-10°

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

2-6 3/4"

5-6 3/4"

PUBLIC OPEN SPACE REQUIREMENTS
: SIZE: MINIMUM 3% GFA
3 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

240"

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

2900 78TH AVE SE /T\ y y
Scde 1= 17 24202555609 PM D PROPOSED: 12’ LINEAR (6" WITH BACK)
LANDSCAPE
@ SIZE: MIN. 25%, MAX 60%
PROPOSED: 26.3% (170 SF)



LANDSCAPE PLAN
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3. ALL NEW PLANTING AREAS SHALL BE IRRIGATED BY AUTOMATIC IRRIGATION SYSTEM WITH RAIN SHUT OFF DEVICE. LSRR AT
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LIGHTI NG
e T LED OUTDOOR SIGN LIGHT
COLOR TEMP: 2700K
MODEL: 31031
COLOR: BLACK

@ LIVING WALL

LIGHTING PLAN o ANLCON

2\ MN-CON

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

@ BENCH

7

2\ MN-CON

LIGHTI NG

SPRUCE LED CONTEMPORARY PATH LIGHT
COLOR TEMP: 2700K

f MODEL: 9066
B COLOR: BLACK

@ PATHWAY

2\ MN-CON

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

@ CANTILEVER SOFFIT
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2\ MN-CON 2\ MN-CON

LIGHTI NG LIGHTI NG

RECESSED ROUND LED SQUARED ARCHITECTURAL 4-INCH
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LIVING WALL

GSKY STANDARD
GREEN WALL PANEL

i
NORTH GREENWALL ~— -EBYEL A
PLANTING ELEVATION ‘

SEE SHEET L1.0 FOR

PLANT SCHEDULE
NOT TO SCALE
=7
GSKY STANDARD —|
‘GREEN WALL PANEL
STAINLESS STEEL SPILLWAY \ (]
1
| WET WALL HEAVY STONE TEXTURE| = |
|
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PLANTING ELEVATION S H‘ ‘ ‘ ‘
L e 5 &

NOT TO SCALE

GREEN WALL PLANTS

GALAX URCEOLATA

ADIATUM ALEUTICUM / WESTERN
MAIDENHAIR FERN

AGAPANTHUS 'PETER PAN" /
LILY=0F—=NILE

IRIS TECTORUM / ROOF IRIS

SLATE TILE CLADDING OVER CONCRETE WALL—— |
4

5246-030 CADdetailsPLUS™

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

(CONCRETE WALL WITH
SMOOTH SURFACE

3/8" DIA. SS WEDGE
ANCHOR

WATERPROOFING

\ GSKY TRIM MOUNTING ANGLE
GSKY STANDARD STAINLESS OR ALUMINUM GSKY
GREENWALLPANEL  SIDE TRIM SECURE INTO TRIM

GSKY SS FRAME

MOUNTING ANGLE
STAINLESS OR ALUMINUM
GSKY TOP TRIM SECURE T]— GSKY TRIM
INTO TRIM MOUNTING ANGLE MOUNTING ANGLE
|_— CONCRETE WALL
WITH SMOOTH SURFACE
|— GSKY IRRIGATION

DRIPLINE
4 GSKY S8 FRAME

GSKY STANDARD 3/8" DIA. CONCRETE
GREEN WALL PANEL L ANCHOR
1~ WATERPROOFING

NOTES:

INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.

DO NOT SCALE DRAWING.

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.

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.

ADDITIONAL INFORMATION (MAY NOT BE VISIBLE) AVAILABLE IN MODEL SPACE.

CCONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER

REFERENCE NUMBER 5246-030

/A\ EXTERIOR WALLS

u PRO WALL: INSTALLATION ON CONCRETE WALL

REVISION DATE 14/12/2020

METAL GRATING COVER
TRENCH DRAIN AREA AROUND DRAIN AREA 2 DRAIN PIPE WITH
SLOPED FLOOR FINISH 'WATERPROOFING SCREEN COVER

15246-037

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

DRAIN AREA WITH
GRAVEL
FINISHED CURB

WATERPROOFING

X Ly . [
5 L
BL.L SEE TABLE FOR © SEE TABLE FOR
2" DRAIN PIPE WITH MIN. WIDTH E MIN WIDTH

SCREEN COVER
SECTION DETAIL SECTION DETAIL
TRENCH DRAIN CURB DRAIN
STAINLESS OR STRIP OF MEMBRANE
ALUMINUM OVER GUTTER
GUTTER DRAIN DRAIN AREA
WITH GRAVEL WATERPROOFING
| HARD SURFACE FOR
MAINTENANCE WITH LIFT PERFORATED
1 DRAINAGE PIPE
2" DRAIN PIPE WITH
SCREEN COVER )
| SEE TABLE FOR SEE TABLE FOR
MIN. WIDTH MIN WIDTH
SECTION DETALL SECTION DETAIL
GUTTER DRAIN GRAVEL DRAIN
N 16 PANELS | HEIGHT: LESS THAN 16 AND 24 PANELS | HEIGHT: LESS THAN 24 PANELS
GUTTER DRAIN " NOT ADEQUATE NOT ADEQUATE
12" MIN. 24" MIN. 36" (ASK GSKY]
GROUND DRAIN| 3 MIN. 24" MIN. 36°
CURB DRAIN MIN. 12" MIN. 24" MIN. 36" (ASK GSKY}
NOTES:
1. INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.
2. DO NOT SCALE DRAWING.

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.

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.

ADDITIONAL INFORMATION (MAY NOT BE VISIBLE) AVAILABLE IN MODEL SPACE.

CCONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER

REFERENCE NUMBER 5246-037

/A\ EXTERIOR WALLS

u PRO WALL: TYPICAL DRAIN DETAILS

CADdetailsPLUS™ REVISION DATE 14/12/2020

PROTECTED BY COPYRIGHT ©2020 CADDETAILS.COM LTD.

CADdetails.com

PROTECTED BY COPYRIGHT ©2020 CADDETAILS.COM LTD. CADdetails.com
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SUBMERSIBLE LIGHT S +18
ELECTRICAL OUTLET——
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NOT TO SCALE

INSTALL FREEZING AND REV FREEZING [~ MAX 35 PANELS IN SINGLE ROW ——
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SINGLE IRRIGATION STUB-OUT AND
ELEVATION

(5246-036

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

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

1" IRRIGATION SUPPLY
LINE FROM STUB-OUT
CONTROL WIRES (FREE
WIRED OR IN CONDUIT)

ZONE VALVES
GSKY TOP TRIM

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

sz
3

INSTALLATION TO BE COMPLETED IN ACCORDANCE WITH MANUFACTURER'S SPECIFICATIONS.

DO NOT SCALE DRAWING.

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.

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.

ADDITIONAL INFORMATION (MAY NOT BE VISIBLE) AVAILABLE IN MODEL SPACE.

CCONTRACTOR'S NOTE: FOR PRODUCT AND COMPANY INFORMATION VISIT www.CADdetails.com/info AND ENTER

REFERENCE NUMBER 5246-036

m EXTERIOR WALLS

u PRO WALL: IRRIGATION LAYOUT 2
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GREEN ROOF

ROOF

HATCH

L

INGRESS/ EGRESS EASEMENT

(" LiveRoof STANDARD SYSTEM A

Over Conventional Roofing Assembly

SIDE VIEW

LiveRoof Module
LiveRoof Engineered Soil
LiveRoof Green Roof Plants (Minimum 95% Soil Coverage at Instalation)
Approved Siip Shest (Root Bartier  Protection Layer)
EPDM, TPO or PVC Waterproofing Membrane
Fully Adhered or Mechanically Fastened Coverboard [ Provided
[ byothers
Fully Adhered or Mechanically Fastened Insulation
\ (/ ) ) )

// 2

EERAYY _m il
HHHHHHHHHH\H\m\H HHHHHHHHH\m

[N ]

Drainage Holes

T H@E
40mil EPDM, TPO, PVC polypropylene, Polyolefi or other

Installer ip proofing

\_ LiveRoof System Saturated Weight: 27-29 Ibs /st

ILLUSTRATIONS ARE TO CONGEPTUALLY ASSIST PROFESSIONALS IN DESIGNING LIVEROOF
INSTALLATIONS LIVEROGF DOES NOT ACCEPT RESPONSIBLTY FOR ENGIEERIG BASED ON
ILLUSTRATIONS. A QUALIFIED ROOFING SPECIALIST SHOULD BE CONSULTED TO DETERMIN
RPDROPRIATE WATERPROGFING AND ROGF DECK WATERIALS AND SUTABLE DESIGN

NOT TO SCALy
Q‘ STD Conventional
sz-ﬂ-ﬂ

LiveRoof

LiveRoof, LLG
PO, Box 533 (800) 875-1392
Spring Lake, MI 49456 Wi iveroof.com

( RoofEdge Standard Aluminum Edge Restraint

Part Number LiveRoof System Dimension Finish
Std-Mill-96 Standard 4.257" x 3.250" x 96" Mill
Std-Black-96 Standard 4.257" x 3.250" x 96" Black
Std-Bronze-96 Standard 4.257" x 3.250" x 96"

LiveRoof RoofEdge - Standard

LiveRoof Module - Standard

Gravel Ballast or Conventional Paver
Sip Sheet.
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Roof Deck

Sliding Connector-
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( PipeRunner

Irrigation solution for use with LiveRoof Modules
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Fill gap with LiveRoof brand PipeRunner Lateral Line Application - LiveRoof Module
Engineered Green Roof Soil

or Pea Gravel
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Max pipe diameter of 1.25" LiveRoof Modules (2.5"8" soil height)
PipeRunner (3 wide)ft tightly between LiveRoof

Modules before puling soil elevators

Fill gap with LiveRoof brand

Engineered Green Roof Soi PipeRunner Perimeter Line Application - Parapet
or Pea Gravel
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LiveRoof Modules (2.5"8" soil height)

Max pipe diameter of 1.25" \ 58"
PipeRunner (3 wide) ft tightly between LiveRoof

Module and Parapet before puling soil elevators.
PipeRunner Perimeter Line Application - LiveRoof RoofEdge

Fill gap with LiveRoof brand
Engineered Green Roof Sai
or Pea Gravel

LiveRoof
RoofEdge

Max pipe dizmeter of 1.25" \ LiveRoof Modules (2.5"8" soil height)
PipeRunner (3" wide)ft tightly between LiveRoof

Module and LiveRoof RoofEdge before puling soilelevators
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Roof Anchor Application

Using Roof Edge and Stone Ballast
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FLOOR PLANS
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MASSING & DAYLIGHT PLANE
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ELEVATIONS: WEST

EQUITONE - LUNARA

w w LA 20 - INTEGRATED
= _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ R = _ _ PARAPET MAX HEIGHT COLOR PANEL OR SIMILAR
z I ot 146.00
. | o
El | E
g 7 } g 5
o o
I | | ©
—- Jﬁ TOP OF ELEVATOR ROOF
- - - - - - | - ok TA1W$
‘ 5 MAX. ALLOWED HEIGHT gy
3 L | s 141.00 ¥
9] | :
I _ _ _ [ L _ TOR
B 137.48
B
- | | N . 0 S
| | | LEVEL 4 TOP M@
| 135.33
| I BLACK METAL PANEL
5 | ACCENTS - SHERWIN
} 5 WILLIAMS SW 6258
- i 4 S
|
|
| I
_ _ _ _ - _ _ _ LEVEL4
‘ l H - 126.33
3 Y
S
o N
—_— I > z
e
150" z
I
INGRESS/EAGRESS EASEMENT % EQUITONE - TECHTIVA
- _ _ 1 _ _ _ _ ] _ ol _ LEVEL 3 TE 90 OR SIMILAR
- Te 115.67
o =
=19
_ _ _ _ . “yI— - _
| 3
=
I 2
=
2 5
2l 5
" >
. L — _ _ _ | _ LEVEL 2
105.00
|
f 4 = POWDER COATED METAL
i } 9 SW 6258
I
| . x
! 6 8
| | | ol | 2| s
4 — © a e}
N | © 2 [
\ . I :
! &
A\ i 7 5
\ L] ks
| : |
/ |
LEVEL 1
;“t - " 90.00

NICHIHA - VINTAGE WOOD
CEDAR OR SIMILAR

CONCRETE
BOARD FORMED

LIVING WALL
VARIED SPECIES

MOZ DESIGNS PERFORATED METAL
PANEL GURADRAIL WITH 1 CIRCLES
OR SIMILAR




ELEVATIONS: SOUTH
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ELEVATIONS: EAST
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ELEVATIONS: NORT
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PERSPECTIVE




NW PERSPECTIVE
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SW PERSPECTIVE
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