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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 porches adjacent to the public right of way.

(10) 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 
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SENIOR LIVING

N

N
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MERCER 
ISLAND 
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BANK

GROCERY

APARTMENTS

APARTMENTS

GAS

APARTMENTS

ISLANDINA 
CENTER

To create a residential development that seeks to infi ll 
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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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

1.0 - 1.4 STALLS PER RESIDENTIAL UNIT
PARKING

N/A

LOT COVERAGE

With min. 10% aff ordable housing
51 feet and 4 stories maximum

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/A

IMPERVIOUS

N

ZONING DATA AND CODE ANALYSISZONING DATA AND CODE ANALYSIS
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LOW GROWING LANDSCAPING

LIVING WALL FLOATING OVER 
VERTICAL WATER ELEMENT

PERFORATED SCREENING

SHALLOW URBAN CREEK
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SCULPTURAL LIVING WALL

N

DARK GRAY STAMPED CONCRETE

DARK GRAY STAMPED CONCRETE

FLOATING WOOD BENCH 
W/ 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:    295 SF

GREEN ROOFS ARE CALCULATED AT A RATE OF 
50%.

 PROPOSED AREA:   3,250 SF * 50% = 1,625 SF

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

 PROPOSED AREA: 235 SF * 125% = 293 SF

TOTAL PROPOSED   2,213 SF /
LANDSCAPE:   30% OF SITE

LANDSCAPE REQUIREMENTS

PROPOSED SITE PLANPROPOSED SITE PLAN

4MEDICI ARCHITECTSMEDICI ARCHITECTS2900 78th Ave SE 2900 78th Ave SE      Design Review    2024     Design Review    2024



520 SF

145 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, LANDSCAPING, 
ARTWORK AND SPECIAL RECREATIONAL 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:  26.9% (179 SF)

PUBLIC OPEN SPACEPUBLIC OPEN SPACE
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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

FOUNTAIN WET
WALL

GSKY STANDARD
GREEN WALL PANEL

E

PLANTING SCHEDULE:

NOTES

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
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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

GSKY STANDARD
GREEN WALL PANEL

WEST GREEN WALL
PLANTING NOT TO SCALE

NORTH GREEN WALL
PLANTING NOT TO SCALE

ROOF PLANTING

GSKY STANDARD
GREEN WALL PANEL

LIVING WALLLIVING WALL

GSKY STANDARD
GREEN WALL PANELS

GSKY STANDARD
GREEN WALL PANEL
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MECHANICAL
ZONE

GREEN ROOF
MODULES

ROOF
HATCH

GREEN ROOFGREEN ROOF
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GARAGE LEVEL FOOTPRINT

HORIZONTAL SEPARATION PER 510.2

1ST LEVEL FOOTPRINT

2ND LEVEL FOOTPRINT

3RD LEVEL FOOTPRINT

6,870 CF

2,606 CF

GARAGE LEVEL FOOTPRINT

HORIZONTAL SEPARATION PER 510.2

1ST LEVEL FOOTPRINT

2ND LEVEL FOOTPRINT

3RD LEVEL FOOTPRINT

7,940 CF

4,768 CF

3,237 CF

1,350 CF

DEBIT
9,476 CF

CREDIT
17,295 CF

DEBIT VOLUME

2ND FLOOR:  2,606
3RD FLOOR:  6,870    
DEBIT TOTAL:  9,476 CF

AVERAGE DAYLIGHT PLANE CALCULATION

CREDIT VOLUME

GARAGE:  7,940
1ST FLOOR:  4,768
2ND FLOOR:  3,237
3RD FLOOR:  1,350    
CREDIT TOTAL: 9,476 CF

DIFFERENCE:  17,295
   - 9,476 

TOTAL
CREDIT VOLUME: 7,819 CF

MASSING & DAYLIGHT PLANEMASSING & DAYLIGHT PLANE
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SW PERSPECTIVE NW PERSPECTIVE

SE PERSPECTIVENE PERSPECTIVE

PERSPECTIVEPERSPECTIVE
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NW PERSPECTIVENW PERSPECTIVE
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