
 DESIGN COMMISSION 
REGULAR HYBRID MEETING AGENDA 

 

Wednesday, April 2, 2025, at 6:00 PM 

DESIGN COMMISSIONERS LOCATION 
Chair: Suzanne Zahr Mercer Island Community & Event Center and Zoom 
Vice Chair: John Xu 8236 SE 24th Street | Mercer Island, WA 98040 
Commissioners: Megan Atkinson, Traci Granbois,  (206) 275-7706 | www.mercerisland.gov 
Catherine Lategan, Christopher Patano, and Laura Uskevich. 
 

We strive to create an inclusive and accessible experience. Those requiring accommodation for  
Design Commission meetings should notify the Deputy City Clerk’s Office three (3) days prior to the meeting at 

(206) 275-7791 or by emailing cityclerk@mercerisland.gov. 
 

Individuals wishing to speak live during Public Appearances (public comment period) must register with the Deputy City 
Clerk at (206) 858-3150 or cityclerk@mercerisland.gov by 4pm on the day of the Design Commission meeting. Each speaker 
will be allowed three (3) minutes to speak.  

Join the meeting at 6:00 pm (Public Appearances will start sometime after 6:00 PM) by: 
1) Telephone: Call 253.215.8782 and enter Webinar ID 899 0996 8567, Passcode 944011. 
2) Zoom: Click this Link Webinar ID 899 0996 8567, Passcode 944011 
3) In person: Mercer Island Community & Event Center -8236 SE 24th Street, Mercer Island, WA 98040 

CALL TO ORDER & ROLL CALL, 6 PM 

PUBLIC APPEARANCES 
This is the opportunity for anyone to speak to the Commission about issues of concern.  

REGULAR BUSINESS 

1. Design Commission Meeting Minutes for March 5, 2025 
Recommended Action: Approve the minutes. 

2. DCB25-04: Design Standard Review (DSR) 25-004 Study Session for Herzl Ner-Tamid Conservative 
Congregation Preschool-8 Project 

Recommended Action: There is no recommended motion at this time as this is a Design Commission 
study session. 

OTHER BUSINESS 

3. Next Scheduled Meeting 

ADJOURNMENT 
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DESIGN COMMISSION 
HYBRID MEETING MINUTES 
Wednesday, March 5, 2025 

 
 

CALL TO ORDER 
Vice Chair Xu called the virtual meeting to order at 6:03 PM from a remote location. 
 
ROLL CALL 
Commissioners Traci Granbois (remote), Laura Uskevich, John Xu, and Suzanne Zahr were present. 

Absent: Commissioners Megan Atkinson, Christopher Patano, and Catherine Lategan were absent. 

STAFF PRESENT 
Ryan Harriman, Planning Manager 
Grace Manahan, Code Compliance Planner (Remote)  
Deb Estrada, Deputy City Clerk 
Raven Gillis, Recreation Specialist 

 
APPEARANCES – There were no public appearances. 

REGULAR BUSINESS 
 

1. Election of Chair and  
Vice Chair Xu opened the floor for nominations for Chair. 

Commissioner Zahr nominated herself. There were no other nominations. 

A motion was made by Uskevich; seconded by Xu to: 
Elect Suzanne Zahr as Chair 
Approved 3-1-0 

 
2. Design Commission Meeting Minutes for July 3, 2024 

A motion was made by Zahr; seconded by Uskevich to: 
Approve the July 3, 2024, minutes.  
Approved 4-0 

 
3. DCB25-02: Design Standard Review (DSR) 25-002 Study Session – Extra Mile  

Grace Manahan, Code Compliance Planner, introduced the applicant’s representative. 
 
Nichole Evans, with Expedite the Diehl, provided a brief presentation, outlining the project. There were no 
questions from Commissioners. 

 
4. DCB25-03: Design Standard Review (DSR) 25-003 Study Session – Encounter Church 

Grace Manahan, Code Compliance Planner, introduced Urbal Architecture representatives for the applicant:  
• Brenna Richart, Designer 
• Chad Lorentz, Principal 
• Brad Austin, Project Manager 

 
Brad Austin, Project Manager with Urbal Architecture, provided a brief presentation outlining the project and 
responded to questions from Commissioners. 
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OTHER BUSINESS 

Planning Manager Ryan Harriman provided a brief update on current projects and mandated code amendments. 
 
ADJOURNED 
 

The meeting adjourned at 6:43 pm 
 

________________________________ 
Deborah Estrada, MMC, Deputy City Clerk 
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DESIGN COMMISSION 

CITY OF MERCER ISLAND 

DCB 25-04  
April 2, 2025 
Regular Business  

 

 

 

 

AGENDA BILL INFORMATION  
 

TITLE: DCB 25-04: Design Standard Review (DSR) 24-004 
Study Session for Herzl Ner-Tamid Conservative 
Congregation Preschool-8 Project 

☒ Discussion Only  

☐ Action Needed:  

☐ Motion  

☐ Recommendation 
RECOMMENDED ACTION:  N/A 

 

STAFF: Ryan Harriman, Planning Manager 
Molly McGuire, Senior Planner 

EXHIBITS:  1. Plan Set 
2. Project Narrative and Discussion 

 

EXECUTIVE SUMMARY 

On April 4, 2024, the Applicant applied for a study session with the Design Commission to review a proposal 
to construct a three-story, mixed-use building, housing a preschool and K-8 private school on the lower levels 
and rental office space on the upper level and a half. Parking, trash, utilities, and pedestrian paths are located 
on adjacent parcels owned by Herzl Ner-Tamid Conservative Congregation (HNT). Applicants for Design 
Commission Design Review are required to take part in a study session with the Design Commission prior to 
public hearing pursuant to Mercer Island City Code (MICC) 19.15.220(C)(2)(a); this study session fills this 
requirement.  

The Applicant will need to submit a formal design review application for the proposed development, which 
will require approval by the Design Commission prior to issuance of any construction permits. Following 
completion of this study session and receipt of an application for design review, an open record public 
hearing in front of the Design Commission will be scheduled pursuant to MICC 19.15.220(C)(2).  

 

BACKGROUND 

The Applicant is proposing to construct a preschool and K-8 school with rental office space on parcel number 
0824059045. This parcel is within the Business (B) zoning designation, which permits outright both public and 
private schools accredited or approved by the state for compulsory school attendance and office uses. The 
associated pedestrian pathways, utilities, fencing, landscaping, trash enclosure, and parking would be located 
on parcel numbers 2107000010 and 1515600010 which are split zoned Business (B) and Single-Family 
Residential (R-9.6). Pursuant to MICC 19.01.040(G)(2), where a boundary between zones divides a lot into two 
or more pieces, the entire lot shall be deemed to be located in the first zone on the following list in which any 
part of the lot is located: R-15, R-12. R-9.6, R-8.4, MF-2L, MF-3, MF-2, PI, PBZ, C-0, TC, and B, parcel numbers 
2107000010 and 1515600010 are designated R-9.6. The proposed development would be shared between 
the existing synagogue and the new preschool, K-8 school, and office building. The existing synagogue on 
parcel number 1515600010 was permitted in December of 1979, without the approval of a conditional use 
permit, as one was not required at the time. MICC 19.02.010(C)(3) allows places of worship when authorized 
by the issuance of a conditional use permit. 

Location: The subject property is located at 3700 E Mercer Way (King County parcel numbers 1515600010, 
2107000010, 0824059045, 151560TRCT), situated in the SW 1/4 of Section 8, Township 24 north, and Range 5 
east, W.M., in the City of Mercer Island, King County, WA. 
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Existing Conditions: The proposed development would be located on parcel number 0824059045, which is 
currently undeveloped and contains vegetation including ground cover, trees, and shrubs. Parcel numbers 
2107000010 and 1515600010 contain existing facilities, including parking and several buildings currently used 
by HNT. Parcel number 151560TRCT is a tract that contains an access road to the east parking lot, located on 
parcel number 1515600010. An Arborist Report, prepared by Davey Resource Group, Inc., identified 129 
regulated trees across all properties owned by HNT.  

Pursuant to MICC 19.15.220(B)(1), no building permit or other required permit shall be issued by the city for 
any major new construction or minor exterior modification of any regulated improvement without prior 
approval of the design commission or code official as authorized pursuant to MICC 19.15.010(C)(4)(a). Certain 
development and activities that do not require a permit are subject to design review as provided in 
subsection (C)(1)(c) of this section. 

The proposed development constitutes major new construction of a regulated improvement, as defined in 
MICC 19.16.010. 

ISSUE/DISCUSSION 

Staff review and analysis of the proposed development considers the direction provided in MICC 
19.12.010(D)(1): 

For full application of design requirements, all design requirements of chapter 19.12 
MICC shall apply, except as provided in MICC 19.01.050(D)(3)(a), when there is new 
construction from bare ground, or intentional exterior alteration or enlargement of a 
structure over a three-year period that incurs construction costs in excess of 50 percent 
of the existing structure’s current King County assessed value as of the time of the initial 
application for such work is submitted; provided, application of chapter 19.12 MICC shall 
not be construed to require an existing structure to be demolished or relocated, or any 
portion of an existing structure that is otherwise not being worked on as part of the 
construction to be altered or modified. 

As a result, the review and analysis provided below includes those design standards that apply based on the 
scope of the project. Those standards that do not apply are not included.  

Staff Analysis and Criteria for Review 

A. MICC 19.12.010 – General. 

Design vision. 

Non-Town Center areas are largely characterized by residential settings that are heavily vegetated, 
topographically diverse and enhanced with short and long-range views that are often territorial in 
nature. The design of new and remodeled structures should respond to this strong environmental 
context. Site design should maintain the natural character of the island and preserve vegetation 
concentrations, topography and the view opportunities that make Mercer Island special. 

Development of new and remodeled structures should conserve Mercer Island's special 
environmental characteristics, such as steep slopes, watercourses, and large concentrations of 
mature trees. Buildings shall be designed to be architecturally compatible with other structures in the 
neighborhood with respect to human scale, form and massing, and relationship to natural site 
features. High quality and durable materials, complementary colors, texture, and architectural detail 
should be incorporated into the design. Use of materials such as natural wood and stone, and design 
elements such as large building overhangs and window exposure to natural light, are encouraged. 

Landscaping should reflect the natural wooded character of Mercer Island and provide visual 
separation between different land uses. Amenities such as street trees, plantings, and other 
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landscape design elements, including fountains or water features, and art features should be 
integrated into new and remodeled structures and their sites. 

Applicant’s responsibility. 

It is the responsibility of the applicant to design a project in compliance with the objectives and 
standards of this chapter and all other regulations applicable to the zone in which development 
occurs.  

Design review process. 

Design review shall be conducted by the city’s design commission or code official consistent with the 
process provided in MICC 19.15.220(C). The design commission or code official shall review each 
regulated improvement and determine each project’s conformance with the applicable objectives 
and standards of this chapter. 

For full application of design requirements, all design requirements of chapter 19.12 MICC shall apply, 
except as provided in MICC 19.01.050(D)(3)(a), when there is new construction from bare ground, or 
intentional exterior alteration or enlargement of a structure over any three-year period that incurs 
construction costs in excess of 50 percent of the existing structure's current King County assessed 
value as of the time the initial application for such work is submitted; provided, application of chapter 
19.12 MICC shall not be construed to require an existing structure to be demolished or relocated, or 
any portion of an existing structure that is otherwise not being worked on as part of the construction 
to be altered or modified. 

For purposes of determining when a project will be considered major new construction or minor 
exterior modification, and the threshold for application of design requirements as set forth in 
subsections (D)(1) and (2) of this section, if there is no current King County assessed value for a 
structure, a current appraisal of the structure, which shall be provided by the applicant and 
acceptable to the code official, shall be used as the value point of reference. 

Preliminary Staff Analysis: The proposed development is for new construction from bare ground, 
which requires full application of design requirements. There are existing structures on the properties 
that will not be demolished or relocated, or altered or modified as a result of the application of this 
chapter.  

B. MICC 19.12.020 – Site features and context.  

Objectives.  

To encourage design that respects natural landforms, mature trees, and sensitive areas and uses 
them to provide project identity. 

To ensure site design is approached in a systematic and unified manner that takes advantage of 
inherent opportunities and complies with specific standards for building location and orientation. 

To link open space and recreation areas, where feasible, with public open space, parks, and trails. 

To encourage building and site designs that use natural elements which link new or modified 
development to the neighborhood. 

To promote functional and visual compatibility and better transitions between different uses, 
adjacent neighborhoods, and between development and natural features. 

Standards. 

1. Site features.  
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a. Landforms. Design and layout of the site should incorporate natural landforms such as trees, 
topography and water courses into proposed developments. Cut and fill should be minimized 
and preservation of mature trees should be maximized, particularly adjacent to project 
boundaries and steep slopes. Natural contours should be respected and retained where 
feasible. 

Preliminary Staff Analysis: The design and layout of the proposed mixed-use building incorporates 
the natural topography of the subject property. The existing slopes outside of the building 
footprint would be retained where possible. The proposed tree removals are limited to those 
necessary to construct the building.  

2. Sloped or hillside development. 

a. Building development should generally occur on the least steep portions of the site in order to 
conserve the more fragile areas for landscaping or general open space. 

b. Structures built on substantial slopes or hillsides should be designed to minimize their visual 
impact on surrounding areas. Ridgelines of major slopes should not be broken by structures or 
loss of vegetative cover. Acceptable methods to integrate structures into the hillside include, 
but are not limited to, height control, stepped construction, muted earth tone colors, and tree 
preservation. 

c. Building orientation. Buildings should respond in design to a prominent feature, such as a 
corner location, a street or the lake. Buildings and site design should provide inviting entry 
orientation. Buildings should not turn their backs to the street. 

Preliminary Staff Analysis: The subject property contains a slope. The proposed building would be 
located on the least steep portions of the subject property. The building would be stepped and the 
tones would be muted to minimize the visual impact on the surrounding areas. All trees outside 
the proposed building footprint would be retained. The building is oriented toward a shared 
parking lot, which will be utilized by the proposed building school and office uses, as well as the 
existing synagogue and classroom through a Parking Management Plan. 

3. Relationship of buildings to site. 

a. Site design. Site design and architectural style shall be pedestrian in scale and address 
interface with public rights-of-way, vehicular and pedestrian circulation. 

b. Architectural context. New development should reflect important design elements of existing 
structures in the neighborhood, including but not limited to, roof forms, materials and colors. 

c. Multiple structures. Variable siting of individual buildings, heights of buildings, and building 
modulation should be used in order to provide variety in site and specific building design. 

d. Transitions to neighborhoods. Proposed developments should transition with and not 
overpower adjoining permitted land uses through modulation of building facades, use of 
established setbacks, and installation of landscape buffers. Building designs should step down 
to lower heights adjacent to surrounding buildings. 

e. Decorative landmarks. Imaginative exterior features that complement and are integrated into 
the building design and create visual focal points that give identity to an area, such as special 
paving in pedestrian areas, art features, decorative clocks, or water features should be 
provided. 

Preliminary Staff Analysis: The proposed development is designed to be pedestrian in scale and 
includes integration with vehicular and pedestrian circulation. The proposed development includes 
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modulation of building facades, uses setbacks, and provides landscape buffers as required in this 
chapter. Decorative signage and the color at the entry provide a visual focal point. The applicant 
may consider including exterior features that complement and are integrated into the building 
design to give identity to the area.  

C. MICC 19.12.030 – Building design and visual interest. 

Objectives. 

To ensure high quality materials and finishes are used to bring a visually interesting experience to the 
streetscape. 

To ensure that building design is based on a strong, unified, coherent, and aesthetically pleasing 
architectural concept. 

To not restrict the design to a particular style. 

To ensure that new buildings are appropriately designed for the site, maintain human scale, and 
enhance the architectural character of the neighborhood. 

To ensure buildings are detailed, provide visual interest, do not have blank walls and that large 
buildings are modulated and articulated to reduce their apparent mass and scale. 

To ensure high quality and durable buildings which will help to maintain and protect property values. 

Standards. 

1. Scale, form and mass. Scale, form, massing, building proportions, spacing of windows and 
doorways, roof silhouette, facade orientations, and style of architecture shall have a unified 
character and, as to commercial, regulated residential and regulated public facilities, recognize 
pedestrian needs. 

a. Scale. Building scale should be proportional to other adjacent buildings, the street edge and, 
as to commercial, regulated residential and regulated public facilities, to the pedestrian 
environment. 

b. Form and mass. Building forms should not present visual mass or bulk impacts that are out of 
proportion to adjacent structures, or that appear from the public way or surrounding 
properties as having unmodulated visual bulk. 

Preliminary Staff Analysis: The proposed building would be primarily oriented toward the south to 
preserve screening along East Mercer Way. A walkway would connect the south entry to the 
existing public way. The proposed new building mediates between the height of the freeway 
construction and the residential buildings to the south. The rockery and grade change along the 
south edge of the parking lot would reduce the apparent height of the building. The proposed 
building is set to the west of the existing synagogue to create a pleasing rhythm of building mass 
and open space. Adjacent streets contain two- and three-story buildings. The proposed stepped 
massing on the north, an offset second story, and horizontal façade modulation on the south 
reduce visual bulk.  

2. Building facades – Visual interest. 

a. Facade modulation. Building facade modulation shall break up the overall bulk and mass of 
the exterior of buildings and structures. Such modulation should always be addressed on the 
horizontal plane and the vertical plane. Large or massive buildings should integrate features 
along their facades that are visible from the public right-of-way, pedestrian routes and nearby 
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structures to reduce the apparent building mass and achieve an architectural scale consonant 
with other nearby structures. 

b. Modulation guidelines. 

i. Horizontal building facade modulation should occur at no less than every 50 feet 
of wall length. Forms of both vertical and horizontal building modulation may 
include, but are not limited to: facade indentations and extrusions; actual 
building separation; connecting atriums, courtyards and plazas; variable roof 
forms and overhangs; and decks and balconies. 

ii. Building facades visible from public ways and public spaces should be stepped 
back or projected forward at intervals to provide a minimum of 40 percent 
overall facade modulation. 

c. Ground level facades. Blank walls at the ground level that may be visible from a public view 
should be avoided. Ground level facades should create visual interest by utilizing features 
such as windows, wall articulation, arcades, trellises or other plant features. 

d. Fenestration. Fenestration should be integrated in the overall building design and should 
provide variety in facade treatment. 

e. Horizontal variation and emphasis. Building facades should be made more visually interesting 
through the use of reveals, medallions, belt courses, decorative tile work, clerestory windows, 
or other design features. The scale of the detail should reflect the scale of the building. 

f. Signs. Building design should allow space for a wall sign, consistent with the provisions of 
MICC 19.12.080, Signs, if it is anticipated that a wall sign will be used. 

Preliminary Staff Analysis: A stepped building massing along the vertical plane on the north breaks 
the overall bulk as viewed from the north, east, and west. An indentation in the south façade 
breaks the linear façade and varies the roofline to provide modulation in the horizontal plane and 
achieve architectural scale. The ground level façade on the south is visible across the parking lot 
and creates visual interest by a deep indentation wrapped in colorful fiber cement panel, with 
signage and a projecting canopy at the entry to provide texture and shadow. The north façade, 
which abuts the access easement, utilizes a separate extruded gym volume, varied window, 
storefront, and landscape screening to create visual interest. The design uses varying fixed and 
operable windows in combination with storefront glazing to provide variety in façade treatment. 
Varying materials, modulation, and varying fenestration make the horizontal façade visually 
interesting. Signs are proposed, as described below.  

3. Building articulation. Design shall articulate building facades by use of variations of color, 
materials or patterns, or arrangement of facade elements that are proportional to the scale of the 
building. Architectural details that are used to articulate the structure may include reveals, 
battens, and other three dimensional details that create shadow lines and break up the flat 
surfaces of the facade. 

a. Tripartite articulation. Tripartite building articulation (building top, middle, and base) should 
be used to create human scale and architectural interest. 

b. Fenestration. Fenestration should be used in facades visible from public ways and public 
spaces visible from public ways for architectural interest and human scale. Windows should 
be articulated with treatments such as mullions or recesses and complementary articulation 
around doorways and balconies should be used. 
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c. Architectural elements. The mass of long or large scale buildings should be made more visually 
interesting by incorporating architectural elements, such as arcades, balconies, bay windows, 
dormers, and/or columns. 

d. Upper story setback. Upper stories should be set back to reduce the apparent bulk of a 
building and promote human scale. When buildings are adjacent to single-family residential 
dwellings, upper story setbacks shall be provided from property lines. 

Preliminary Staff Analysis: The proposed second story would be projected and wrapped with a 
different façade material creating a distinct tripartite building articulation. The vertical ribs of the 
proposed standing seam metal cladding would create a distinct pattern of fine shadows. The 
entire building would have a regular pattern of window fenestration. Distinct areas would be 
punctuated with areas of storefront and windows are grouped together to create larger patterns 
of solid and void. The mass of the building would be made visually interesting by façade 
modulation, stepped massing, separate gym volume, a varying roofline, and varied façade 
materials. Each consecutive story would be stepped back on the north façade effectively reducing 
the apparent bulk of the building and promoting human scale.  

4. Materials and color. 

a. Durable building exteriors. Building exteriors should be constructed from high quality and 
durable materials that will weather well and need minimal maintenance. 

b. Consistency and continuity of design. Materials and colors generally should be used with 
consistency on all sides of a building. 

c. Material and color variation. Color and materials should highlight architectural elements 
such as doors, windows, fascias, cornices, lintels, sills and changes in building planes. 
Variations in materials and colors should generally be limited to what is required for contrast 
or to accentuate architectural features. 

d. Concrete walls. Concrete walls should be architecturally treated. The enhancement may 
include textured concrete such as exposed aggregate, sand blasting, stamping or color 
coating. 

e. Bright colors. Bright colors should be used only for trim and accents. Bright colors may be 
approved if the use is consistent with the building design and other design requirements. 
Fluorescent colors are prohibited. 

Preliminary Staff Analysis: High quality, durable metal siding and a limited area of fiber cement 
panels would be used to ensure a building exterior that weathers well and needs minimal 
maintenance. The metal siding has varying textures and shifts in plane, but in a unified color. The 
entry is punctuated with a contrasting color. In general, concrete would not be exposed in order to 
comply with the energy code requirements. An accent color at the recessed entry would be used to 
demarcate the entry and relate to the school use.  

5. Building entrances. 

a. Architectural features and design. Special design attention should be given to the primary 
building entrance(s). A primary entrance should be consistent with overall building design, 
but made visually distinct from the rest of the building facade through architectural features. 
Examples include recessed entrances, entrances which roof forms that protrude from the 
building facade, and decorative awnings, canopies, porte-cocheres, and covered walkways. 

b. Entrance connections. The primary entrance to a building should be easy to recognize and 
should be visible from the public way and/or physically connected to the public way with 
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walkways. Landscaping should reinforce the importance of the entrance as a gathering place 
and create visual and physical connections to other portions of the site and to vehicular and 
pedestrian access points. 

Preliminary Staff Analysis: The primary entrance would be recessed and accentuated using 
material, color, signage and a projecting canopy. A walkway would connect the building entrance 
to the public way and to the existing synagogue building.  

6. Rooflines. 

a. Roofline variation, interest, and detail. Roofline variation, interest, and detail shall be used to 
reduce perceived building height and mass and increase compatibility with smaller scale 
and/or residential development. Roofline variation, interest and detail may be achieved 
through use of roofline features such as dormers, stepped roofs, and gables that reinforce a 
modulation or articulation interval, incorporation of a variety of vertical dimensions, such as 
multiplaned and intersecting rooflines, or flat-roofed designs that include architectural details 
such as cornices and decorative facings. 

b. Roofline variation, numeric standard. Roof line variation shall occur on all multifamily 
structures with roof lines which exceed 50 feet in length, and on all commercial, office or 
public structures which exceed 70 feet in length. Roof line variation shall be achieved using 
one or more of the following methods: 

i. Vertical off-set ridge or cornice line; 

ii. Horizontal off-set ridge or cornice line; 

iii. Variations of roof pitch between 5:12 and 12:12; or 

iv. Any other approved technique which achieves the intent of this section. 

Preliminary Staff Analysis: Roofline variation would be provided by stepping back each consecutive 
story on the north façade which would reduce the building’s perceived height and mass. The 
applicant would propose this technique to satisfy (b)(iv) above for “any other approved technique 
which achieves the intent of this section”. The Design Commission would need to approve this 
technique during the formal design review meeting.  

7. Additional standards for buildings containing residential units. Buildings containing residential 
units should incorporate the following additional design elements to make them residential in 
character: 

a. Bay windows, dormers, patios or decks; 

b. Base articulation such as plinths; or 

c. Other techniques approved by the design commission which make the building residential in 
character. 

Preliminary Staff Analysis: The proposed development would not contain residential units.  

8. Corporate design. Building and site design for chain or franchise businesses should use 
customized components consistent with the objectives and standards of this chapter. Specific 
icons or trademarks of a company may be used, but the overall design of the building and site 
must represent a development compatible with the neighborhood including its colors, materials, 
textures and treatment of design. 
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Preliminary Staff Analysis: The proposed development would not contain chain or franchise 
businesses.  

9. All-weather features. All-weather features at the sidewalk, courtyard or public gathering space 
areas of commercial and regulated public facilities, such as awnings, canopies, covered walkways, 
trellises, or covered patios, should be provided to make spending time outdoors feasible in all 
seasons. 

Preliminary Staff Analysis: A projecting canopy would protect the main entry and a smaller recess 
would protect the door on the west façade.  

10. Public schools should respect privacy for adjacent residential properties by providing appropriate 
screening and placement of windows in buildings. Distance from residential property lines should 
also be considered when determining the appropriate amount of screening and the type and 
placement of windows. 

Preliminary Staff Analysis: The proposed development does not contain a public school. 

D. MICC 19.12.040 – Landscape design and outdoor spaces. 

Objectives. 

To ensure that landscape design reinforces the natural and wooded character of Mercer Island, 
complements the site, the architecture of site structures and paved areas, while enhancing the visual 
appearance of the neighborhood. 

To ensure that landscape design is based on a strong, unified, coherent, and aesthetically pleasing 
landscape concept. 

To ensure that landscape plantings, earth forms, and outdoor spaces are designed to provide a 
transition between each other and between the built and natural environment. 

To ensure suitable natural vegetation and landforms, particularly mature trees and topography, are 
preserved where feasible and integrated into the overall landscape design. Significant trees and tree 
stands should be maintained in lieu of using new plantings. 

To provide a vegetated screen between dissimilar uses, to screen surface parking areas from adjacent 
uses and public rights-of-way. 

To ensure planting designs include a suitable combination of trees, shrubs, groundcovers, vines, and 
herbaceous material; include a combination of deciduous and evergreen plant material; emphasize 
native plant material; provide drought tolerant species; and exclude invasive species. 

Standards. Any quantitative standards contained in MICC 19.12.040(B) that specify types of plant 
material, quantities, spacing, and planting area widths are not intended to dictate a rigid and formal 
landscape. The applicant should incorporate the quantitative standards into a quality landscape and 
planting design that meets the stated objectives and standards of this section. 

1. Landscape area. Landscape design shall address all areas of a site not covered by structures or 
used by automobiles. Landscape areas include open space, plantings, patios, plazas, pedestrian 
ways, trails, and other outdoor spaces. Surface parking lot planting and screening are required as 
set forth in MICC 19.12.040(B)(7), (8) and (9). Design review, however, shall be primarily 
concerned with: (a) areas of a site that require landscaping in order to address the impact of 
development on adjoining properties or public ways; and (b) parts of the development that are 
visible from adjoining properties or public ways. 
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Preliminary Staff Analysis: The landscape plan on Sheet L-201 of the plan set includes screening 
from adjoining properties and public ways on the north and west property lines.  

2. Outdoor spaces. Outdoor spaces should be designed at a human scale and include hardscape 
spaces, spaces created by plant materials and combinations of the two. 

a. Strategically placed and useable pedestrian areas such as courtyards, plazas, outdoor seating 
or other gathering places should be provided for commercial, regulated residential and public 
facilities. 

b. On-site recreation areas appropriate to the users should be provided for residential and 
public projects. 

c. The design of outdoor spaces should combine necessary site functions, such as storm water 
detention, with open space and visual interest areas. 

Preliminary Staff Analysis: The proposed outdoor spaces contain hardscape and softscape, and 
respond to human activity.  

3. Architectural features. The design of landscape architectural features should be in scale with and 
complement the architecture of site structures and the visual character of the neighborhood. 

a. Use of architectural screens, arbors, trelliswork, art features, fountains and paving treatments 
such as wood, brick, stone, gravel and/or other similar methods and materials should be used 
in conjunction with native plant materials or in place of plant materials where planting 
opportunities are limited. 

b. Fences should be made of ornamental metal or wood, masonry, or some combination of the 
three. The use of razor wire, barbed wire, chain link, plastic or wire fencing is prohibited if it 
will be visible from a public way or adjacent properties, unless there are security 
requirements which cannot feasibly be addressed by other means. 

c. Fences should not create the effect of walled compounds that are isolated from adjacent 
developments and public ways. 

Preliminary Staff Analysis: The proposed development includes a 1” coated chain link fence for a 
secure perimeter. The fence would be visible from a public way or adjacent properties, however, 
security requirements cannot be addressed by other means.  

4. Minimum landscape area requirements. 

a. Total landscaped area. The following minimum areas shall be landscaped: 

i. Single-family residential (SF). For nonresidential uses in single-family residential zones 
(SF), a minimum of 35 percent of the gross lot area of shall be landscaped. 

ii. Multifamily residential (MF). In multifamily residential zones (MF-2, MF-2L, MF-3), a 
minimum of 40 percent of the gross lot area shall be landscaped. 

iii. Planned business zone (PBZ). In the planned business zone (PBZ) landscape area 
requirements shall be as set forth in MICC 19.04.010. 

iv. Commercial office (CO). In commercial office (CO) zones, a minimum of 40 percent of 
the gross lot area shall be landscaped. 

v. Business (B). In business (B) zones, a minimum of 25 percent of the gross lot area shall 
be landscaped; provided, for fuel stations, a minimum of ten percent of the gross lot 
area shall be landscaped. 
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b. Impervious surfaces. For all zones, area landscaped by impervious surfaces should constitute 
no more than 25 percent of the total required landscape area; provided, for multifamily 
residential zones, area landscaped by impervious surfaces should constitute no more than ten 
percent of the total required landscape area. 

Preliminary Staff Analysis: The proposed development is located within the (B) zone. A minimum 
of 25 percent of the gross lot area shall be landscaped. Impervious surfaces should constitute no 
more than 25 percent of the total required landscape area. The applicant is required to 
demonstrate that these standards are met. 

5. Entrance landscaping. For commercial and regulated public facilities, landscaping at entrances 
should frame an outdoor space near the entrance and reinforce this important building feature as 
a gathering place. 

Preliminary Staff Analysis: The proposed development would not be a commercial or regulated 
public facility.  

6. Planting material, types and design. The following planting types should be used: 

a. Native or northwest-adapted plants should be used for all open space and buffer locations 
and drought tolerant plantings should be used in a majority of plantings. 

b. New plantings should complement existing species native to the Pacific Northwest. 

c. Ground cover should be used to ensure planting areas are attractive, minimize maintenance 
and the potential for encroachment of invasive plant material. Ground cover should be 
planted and spaced to achieve total coverage within three years after installation. 

Preliminary Staff Analysis: The proposed plant schedule on Sheet L-201 of the plan set includes 
native species like Vine Maple, Cascara, Western Sword Fern, and Huckleberry. Ground cover is 
proposed.  

7. Perimeter screen types and widths by use and location.  

a. An institutional use requires 20 feet of partial screening adjacent to the public way, 20 feet of 
full screening adjacent to single-family residential and public park. Breaks may be allowed for 
institutional and public facilities to create focal points, preserve views, and highlight the 
prominence of important buildings. 

b. Perimeter width averaging. Averaging of screen widths may be allowed, if the objectives of 
this section, the minimum landscape area requirements set forth in MICC 19.12.040(B)(4) and 
the following criteria are met: 

i. Plant material is clustered to more effectively screen parking areas and structures; 
and 

ii. Significant trees are retained. 

Preliminary Staff Analysis: The applicant must demonstrate that screening requirements have 
been met. Sheet A-011 of the plan set shows 20’ partial screening from the public way on the west 
side of the subject property. The applicant applied perimeter width averaging where plant 
material would be clustered to screen parking areas and structures from adjacent public way and 
significant trees outside of the building footprint would be retained. The applicant must 
demonstrate that the minimum landscape area requirements in MICC 19.12.040(B)(4) and the 
objectives of this section are met.  
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8. Perimeter landscape screens. Perimeter landscape screens should be consistent with the 
following definitions of screen types. Where existing undergrowth will be retained, the shrub and 
ground cover requirements for all screen types may be adjusted, provided the objectives of this 
section are met. 

a. Full screen. A full screen provides a dense vegetated separation between dissimilar uses on 
adjacent properties. A full screen should block views from adjacent properties as seen at the 
pedestrian eye level in all seasons within three years of installation. The number of trees 
provided shall be proportionate to one tree for every ten feet of landscape perimeter length. 

b. Partial screen. A partial screen provides a moderate vegetated separation between uses on 
adjacent properties and intermittent views to adjacent properties. A partial screen shall 
provide the desired screening function as seen at the pedestrian eye level in all seasons within 
three years of installation. The number of trees provided shall be proportionate to one tree 
for every 20 feet of landscape perimeter length. 

c. Filtered screen. A filtered screen should provide in all seasons and within three years of 
installation a lightly vegetated visual separation between uses on adjacent properties and 
allow visual access to adjacent properties. When compared to the other screen types, a 
filtered screen should be characterized by more open spaces, light filtration and transparency 
through the plant material forming the screen. 

Preliminary Staff Analysis: The Applicant must demonstrate that these standards are met. 

9. Surface parking lot planting. Surface parking lot planting is required in addition to required 
perimeter landscape screens. The requirements for surface parking lot planting for new parking 
lots with fewer than 20 spaces and for additions or remodels may be waived or modified if the 
applicant can demonstrate that these standards would reduce the amount of parking below the 
minimum required for the site. 

a. Standards by location. Surface parking lots not located adjacent to public rights-of-way should 
provide one tree for every six parking stalls. Surface parking lots located in the front of 
buildings or adjacent to public rights-of-way should provide one tree for every four parking 
stalls. Trees should be at least six feet high at the time of planting. All lots should have 
planting areas at the end of parking aisles. 

b. Common standards for surface parking lot planting. The following standards apply to all 
surface parking lot planting: 

i. Shrubs. Shrubs should be maintained at a maximum three feet height within surface 
parking lots so views between vehicles and pedestrians will not be blocked. Irregular 
spacing and clustering is encouraged; however, the minimum number of shrubs shall 
be determined by assuming shrubs are planted on three foot centers throughout the 
entire planting area. Where vehicle headlights may project onto neighboring 
properties, shrubs shall be spaced to provide a continuous planting buffer. 

ii. Planting islands or strips. Planting islands or strips should have an area of at least 80 
square feet and a narrow dimension of not less than five feet if wheel stops are 
provided to prevent vehicle overhang. A narrow dimension of not less than eight feet 
may be provided if the vehicle overhang area is included in the planting area. 

iii. Tree location. In parking lots, trees should be planted no closer than four feet from 
pavement edges where vehicles overhang planted areas. Curb stops may be used to 
proportionally decrease this distance. 
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iv. Narrow planting strips and parking spaces. Narrow parking lot islands or peninsulas 
and planting strips shall not be planted in sod. Location of wider parking spaces 
adjacent to islands is suggested to reduce damage to plant materials. 

v. Clustering of new plant material. Clustering of new plant material within surface 
parking lots may be approved if the objectives of this section are met. 

Preliminary Staff Analysis: The proposed development would require 105 parking spaces across all 
uses which utilize the cooperative parking. The existing parking lot contains 105 parking spaces 
with no surface parking lot planting and there is no room within the existing parking lot to provide 
plantings.  

10. Landscape grading standards. 

a. Slopes in planting areas. Graded slopes in planting areas should not exceed a 3(Horizontal): 
1(Vertical) slope, in order to decrease erosion potential and to facilitate maintenance. Graded 
slopes planted with grass should not exceed a 4(H): 1(V) slope. 

b. Erosion control. On ungraded slopes equal to or greater than 2(H): 1(V), erosion control 
netting or alternative procedures shall be used to prevent erosion. 

c. Guidelines. The obligation to install plants, shrubs and ground cover includes the obligation to 
utilize soil, planting practices and irrigation equipment that maximize the likelihood of their 
long-term survival. 

Preliminary Staff Analysis: The Applicant must demonstrate that the landscape grading standards 
are met.  

11. General planting, irrigation and maintenance standards. The following standards apply to the 
planting requirements set forth above: 

a. Coverage. Planting areas should be completely covered with trees, shrubs, flowers, mulched 
areas, and/or ground covers. 

b. Berms and landforms. Earth berms and landforms in combination with shrubs and trees may 
be used to achieve the initial planting height requirement. 

c. Minimum width. All planting areas should be a minimum of five feet in width. Planting areas 
should be wider wherever possible. 

d. Sight clearance. At intersections, plantings shall not create sight obstructions that may 
compromise pedestrian or traffic safety. 

e. Planting coverage. All required planting areas should extend to the ditch slope, curb line, 
street edge, or area of sidewalk. 

f. Curbs required. Permanent curbs or structural barriers/dividers should enclose planting areas 
in vehicle use areas except when draining runoff from pavement to planting areas functioning 
as rain gardens or other low impact development facilities. Wheel stops should also be used 
to protect planting areas from damage due to cars overhanging the curb. 

g. Plantings near utilities. Trees shall not be planted within eight feet of a water or sewer 
pipeline. Shrubs shall be at least four feet from hydrants. A full screen will be required to 
screen above-ground utilities from adjacent uses and public rights-of-way. Perimeter 
plantings shall be clustered in areas to screen structures, utility structures, loading areas, 
trash enclosures, storage areas and mechanical equipment. This subsection shall not apply to 
utilities, structures, loading areas, enclosures or equipment unless the utility, structure, 
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loading area, enclosure or equipment is being added as part of the regulated improvement 
being reviewed. 

h. Drainage. Planting areas shall be provided with adequate drainage. 

i. Maintenance requirements. All required landscaping shall be maintained in good condition. 
Plant material should be cared for in a way that allows their natural form to be maintained, 
even when the plant reaches maturity. Performance guarantees to ensure maintenance or 
required landscaping may be required pursuant to MICC 19.01.060. 

Preliminary Staff Analysis: The Applicant must demonstrate that these standards are met.  

E. MICC 19.12.050 – Vehicular and pedestrian circulation. 

Objectives. 

To create an attractive street edge and unified streetscape, to encourage pedestrian activity in 
commercial areas, stimulate business, maintain adequate public safety, and create a sense of 
community. 

To provide for safe and efficient parking and loading areas while minimizing their visual and noise 
impacts. 

To provide safe and efficient pedestrian connections within and between projects and the public way 
to enhance safety and circulation. 

Standards. 

1. Vehicular circulation characteristics. 

a. Parking lot design. Parking areas should be designed for efficient and safe ingress and egress 
by vehicles and should not inhibit safe pedestrian movement or circulation. Parking lot design 
should be subordinate to the overall site design and should be located behind new buildings 
when appropriate and physically feasible. Below grade parking is also encouraged. Planting 
strips should be incorporated between parking aisles in new and expanded parking lots where 
space permits. Parking lot development standards, such as stall and aisle dimensions, are 
contained in appendix A. 

b. Loading docks. Proposed development of features such as loading docks, and other features 
designed to support activities with a substantial likelihood of generating significant noise 
should be designed with noise attenuation walls and sited in a manner to limit impacts to 
adjacent properties and pedestrian areas. 

Preliminary Staff Analysis: The existing parking lot would be regraded to accommodate 
accessibility and a fire truck turn around. Space does not allow for planting strips to be 
incorporated between aisles. Most of the existing parking area would be restriped to conform to 
the stall and aisle dimensions in appendix A. The areas that are nonconforming to appendix A are 
legally nonconforming and allowed to be maintained pursuant to MICC 19.01.050(A)(4).  

2. Pedestrian circulation characteristics. 

a. Pedestrian improvements. All developments shall provide for pedestrian access including 
pedestrian walkways, sidewalks, and/or paths. Areas for sitting and gathering should be 
provided as an integral part of regulated public facilities, regulated residential and commercial 
building design. Pedestrian improvements should be separated from vehicular areas by 
physical barriers such as curbs or landscaping. This requirement for new parking lots with 
fewer than 20 spaces and for additions or remodels may be waived or modified where the 
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applicant can demonstrate that these standards would reduce the amount of parking below 
what would be required for the site. 

b. On-site circulation for regulated public facilities and commercial buildings. Proposed 
development should be linked to existing and planned walkways and trails. Entrances of all 
buildings should be linked to each other and to public ways and parking lots. Where possible 
and feasible, the pedestrian system shall connect to paths or sidewalks on neighboring 
properties. 

Preliminary Staff Analysis: A proposed pedestrian path would connect the existing synagogue 
building with the new building and the public way. Space does not allow for pedestrian 
improvements to be separated from vehicular areas by physical barriers. Bollards are proposed at 
the north side of the parking area between the parking area and the school entrance.  

3. Residential development parking standards. 

a. Garages and carports are not required in order to meet minimum parking requirements for 
residential development. 

b. Parking spaces that count towards minimum parking requirements may be enclosed or 
unenclosed. 

c. Parking spaces in tandem shall count towards meeting minimum parking requirements at a 
rate of one space for every 20 linear feet with any necessary provisions for turning radius. For 
purposes of this subsection, "tandem" is defined as having two or more vehicles, one in front 
of or behind the others with a single means of ingress and egress. 

d. Existence of legally nonconforming gravel surfacing in existing designated parking areas may 
not be a reason for prohibiting utilization of existing space in the parking area to meet parking 
standards, up to a maximum of six parking spaces. 

e. Parking spaces are not required to exceed eight feet by 20 feet, except for required parking 
for people with disabilities. 

f. Required off-street parking shall not be a condition of permitting a residential project if 
compliance with tree retention pursuant to MICC Chapter 19.10 would otherwise make a 
proposed residential development or redevelopment infeasible. 

g. Parking spaces that consist of grass block pavers may count toward minimum parking 
requirements. 

h. Existing parking spaces that do not conform to the requirements of this section by June 6, 
2024 are not required to be modified or resized, except for compliance with the Americans 
with Disabilities Act. Existing paved parking lots are not required to change the size of existing 
parking spaces during resurfacing if doing so will be more costly or require significant 
reconfiguration of the parking space locations. 

Preliminary Staff Analysis: The proposed development does not include residential uses. 

F. MICC 19.12.060 – Screening of service and mechanical areas. 

Objectives. 

To ensure that building and site appurtenances are properly integrated into the design concept. 

To properly screen mechanical equipment to reduce visual impacts. 

18

Item (2)



 

Page 16 

To ensure service and truck loading areas, utility structures, and elevators are screened from public 
view in such a manner that they are not visible from public ways or residential areas. 

Standards. 

1. Accessory buildings. Ground level outdoor storage buildings, mechanical equipment and utility 
vaults shall be screened from adjacent public ways. 

Preliminary Staff Analysis: The proposed trash loading area would be clad with materials 
matching the main building and is located away from adjacent public ways. Mechanical 
equipment and the electrical transformer would be screened from public way with landscaping.  

2. Rooftop mechanical equipment and appurtenances. All rooftop mechanical equipment shall not 
be visible and shall be enclosed, hidden or screened from adjacent properties, public ways and 
parks. Rooftop appurtenances are allowed if there is a functional need for the appurtenance and 
that functional need cannot be met with an appurtenance of a lesser height. This provision shall 
not be construed to allow building height in excess of the maximum limit. Rooftop appurtenances 
should be located at least ten feet from the exterior edge of any building, and shall not cover 
more than 20 percent of the rooftop area. Appurtenances shall not be located on the roof of a 
structure unless they are hidden or camouflaged by building elements that were designed for that 
purpose as an integral part of the building design. All appurtenances located on the roof should 
be grouped together and incorporated into the roof design and thoroughly screened. The 
screening should be sight-obscuring, located at least ten feet from the exterior edge of any 
building; and effective in obscuring the view of the appurtenances from public streets or 
sidewalks or residential areas surrounding the building. 

Preliminary Staff Analysis: The elevator overrun would be set back more than 10 feet from the 
building edge and clad to match the building. Photovoltaic panels would not be screened as 
screening would negate their use. The applicant would be required to demonstrate that the solar 
panels would not be visible from public streets, sidewalks, or residential areas. The solar panels 
would not be allowed to cover more than 20 percent of the rooftop area.  

3. Meters and mechanical units. Water meters, gas meters, electric meters, ground-mounted 
mechanical units and any other similar structures should be hidden from public view or screened. 

Preliminary Staff Analysis: Mechanical equipment and the electrical transformer located on the 
north side of the building would be screened from public way with landscaping.  

4. On-site service areas. All on-site service areas, loading zones, outdoor storage areas, garbage 
collection and recycling areas and similar activities should be located in an area not visible from 
public ways. Service areas should accommodate loading, trash bins, recycling facilities, storage 
areas, utility cabinets, utility meters, transformers, etc. Service areas should be located and 
designed for easy access by service vehicles and for convenient access by all tenants. Loading 
activities should generally be concentrated and located where they will not create a nuisance for 
adjacent uses. Loading docks shall meet the standards identified in MICC 19.12.050(B)(1)(b). 

Preliminary Staff Analysis: The proposed trash loading area would be clad in materials that match 
the main building and would be located away from adjacent public ways. Mechanical equipment 
and the electrical transformer would be screened from the public way with landscaping.  

5. Garbage, recycling collection and utility areas. Garbage, recycling collection and utility areas shall 
be enclosed and screened around their perimeter by a wall or fence at least seven feet high, 
concealed on the top and must have self-closing doors. If the area is adjacent to a public way or 
pedestrian alley, a landscaped planting strip, minimum three feet wide, shall be located on three 
sides of such facility. 
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Preliminary Staff Analysis: The proposed trash loading area would be clad in materials that match 
the main building and would be located away from adjacent public ways. 

6. Fence, trellis and arbor standards. Fences, trelliswork and arbors shall meet the standards 
identified in MICC 19.12.040(B)(3). 

Preliminary Staff Analysis: The applicant must demonstrate that the proposed fence meets the 
standards in MICC 19.12.040(B)(3). 

7. Noise, vapor, heat or fumes. With respect to all aspects of the development referred to above in 
this section, emissions of noise, vapor, heat or fumes should be mitigated. 

Preliminary Staff Analysis: N/A 

G. MICC 19.12.070 – Lighting. 

Objectives.  

To regulate exterior lighting in order to avoid unsafe and unpleasant conditions as the result of poorly 
designed or installed exterior lighting. 

To discourage excessive lighting that negatively impacts adjacent land uses. 

To protect low and moderate density residential zones from the negative impacts associated with 
institutional, mixed-use, and commercial exterior lighting. 

To create a safe environment during hours of darkness. 

To ensure lighting is an integral part of any new or existing development. Lighting shall contribute to 
the individuality, security and safety of the site design without having overpowering effects on the 
adjacent areas. 

To ensure lighting is viewed as an important feature for functional and security purposes and that the 
design of light fixtures and their structural support is integrated with the architectural theme and 
style of the main structures on the site. 

Standards. 

1. Architectural elements. Lighting should be designed as an integral architectural element of the 
building and site. 

Preliminary Staff Analysis: Building and pole-mounted lighting would be integrated into the 
proposed development.  

2. Function and security. On-site lighting shall be sufficient for pedestrian, bicyclist, and vehicular 
safety. Building entrances should be well lit to provide inviting access and safety. Building-
mounted lights and window lights should contribute to lighting of walkways in pedestrian areas. 

Preliminary Staff Analysis: The Applicant will be required to demonstrate that the building 
entrance would be well lit. Building mounted lights are proposed. Sheet E-102 of the plan set 
shows the subject property lighting photometric calculations.  

3. Lighting height. Freestanding, parking area, and building-mounted light fixtures shall not exceed 
16 feet in height, including any standard or base. 

Preliminary Staff Analysis: The Applicant must demonstrate that the freestanding, parking area, 
and building-mounted light fixtures would not exceed 16 feet in height.  

4. Shielding. All exterior lighting fixtures shall be shielded or located to confine light spread within 
the site boundaries. Full cut-off fixtures should be used. The use of unshielded incandescent 
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lighting fixtures less than 160 watts and any unshielded lighting less than 50 watts may be 
allowed. Parking area light fixtures shall be designed to confine emitted light to the parking area. 

Preliminary Staff Analysis: The Applicant must demonstrate that the exterior lighting fixtures 
would be shielded or located to confine light spread within the subject property boundaries. Sheet 
E-102 of the plan set shows the lighting photometric calculations.  

5. Uplighting of structures and signs. 

a. Residential zones. Structures in residential zones shall not be illuminated by uplighting. 
Limited uplighting of signs and plantings in residential zones may be approved provided 
there is no glare or spillover lighting off the site boundaries. 

b. Nonresidential zones. Structures, signs, and plantings in nonresidential zones may be 
illuminated by uplighting, provided there is no glare or spillover lighting off the site 
boundaries. 

Preliminary Staff Analysis: The proposed development does not include uplighting of structures or 
signs.  

6. Light type. Lighting should use low wattage color-corrected sodium light sources, which give more 
"natural" light. Metal halide, quartz, neon and mercury vapor lighting are prohibited in residential 
zones. High pressure sodium lights may only be used as street lights and must be fully shielded. 

Preliminary Staff Analysis: The proposed lighting would be LED lighting with a warm (3000K) color 
temperature is proposed.  

H. MICC 19.12.080 – Signs 

Preliminary Staff Analysis: The Applicant must demonstrate that the future proposed signage meets 
these standards. The future proposed signs would be reviewed for compliance with this section under 
a separate Code Official Design Review – Sign permit.   

 

NEXT STEPS 

The applicant will need to submit a formal design review application for the proposed development, which 
will require approval by the Design Commission prior to issuance of any construction permits. Following 
completion of this study session and receipt of an application for design review, an open record public 
hearing in front of the Design Commission will be scheduled pursuant to MICC 19.15.220(C)(2).  

 

RECOMMENDED ACTION 

There is no recommended motion at this time as this is a Design Commission study session.   
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PROJECT SITE

THE PROPOSED PROJECT ON THE COMMERCIALLY ZONED LOT IS A 3-STORY 
MIXED-USE BUILDING HOUSING A PRESCHOOL-8 PRIVATE SCHOOL AND 
COMMUNITY MULTIPURPOSE SPACE ON LEVELS 0, 1 AND 2; AND 
COMMUNITY OFFICE RENTAL SPACE ON LEVELS 2 AND 3.

THE EXISTING PERMITTED USES ON THE RESIDENTIALLY ZONED LOTS AT 
3700 E MERCER WAY SITE INCLUDE A SYNAGOGUE BUILDING (USE 
APPROVED 1970); CARETAKER'S FACILITY AND OUTDOOR PLAY AREAS 
(1979); MULTIPURPOSE BUILDING (1979); NON-COMMERCIAL 
RECREATIONAL AREA USED BETWEEN 7 AM AND 10 PM (1979); AND 
ASSOCIATED PARKING.

THE PROPOSED AMENDMENT TO THE EXISTING CONDITIONAL USE 
PERMIT(S) WOULD ALLOW THE USERS OF THE MIXED-USE BUILDING TO 
SHARE THE SYNAGOGUE’S EXISTING PARKING LOTS FOR PARKING, DROP-
OFF AND PICKUP DURING HOURS WHEN THE SYNAGOGUE IS NOT BEING 
USED FOR WORSHIP; AND WOULD PERMIT THE SCHOOL TO USE THE 
EXISTING OUTDOOR PLAY AREAS AND THE NON-COMMERCIAL 
RECREATIONAL AREA

ARCHITECT
ANJALI GRANT DESIGN
3427 BEACON AVE S
SEATTLE, WA 98144
(206) 512-4209

CIVIL ENGINEER 
JACOBSON CONSULTING ENGINEERS
255 S KING ST, SUITE 800
SEATTLE, WA 98104
(206) 426-2600

STRUCTURAL ENGINEER
PCS STRUCTURAL SOLUTIONS
1011 WESTERN AVE, UNIT 810
SEATTLE, WA 98104
(206) 292-5076

MECHANICAL, PLUMBING
HV ENGINEERING
6912 220TH STREET SW, SUITE 303
MOUNTLAKE TERRACE, WA 98043
(206) 706-9669

ELECTRICAL ENGINEER
TF-WB
1200 WESTLAKE AVE N,
SEATTLE, WA 98109
(206) 285-7228

LANDSCAPE ARCHITECT
KK-LA
111 WEST JOHN STREET, SUITE 306
SEATTLE, WA 98119
(206) 323-6032

ACOUSTICS
A3 ACOUSTICS LLP
1909 25TH AVE S, SUITE A
SEATTLE, WA 98144
(206) 551-5280

SEPA CONSULTANT
JEFF DING 
EA ENGINEERING, SCIENCE & 
TECHNOLOGY, INC.  
2200 SIXTH AVENUE, SUITE 707 
SEATTLE, WA 98121

ENVIRONMENTAL
RAEDEKE ASSOCIATES, INC.   
2111 N. NORTHGATE WAY STE. 219 
SEATTLE, WASHINGTON, 98133 
(206) 525-8122  

GEOTECHNICAL
ASSOCIATED EARTH SCIENCES, INC. 
911 5TH AVENUE 
KIRKLAND, WASHINGTON 98033 
425-827-7701

PROJECT NAME AND DESCRIPTION
BARNABIE POINT PROJECT
3-STORY MIXED-USE BUILDING HOUSING A PRESCHOOL-8 PRIVATE 
SCHOOL AND COMMUNITY MULTIPURPOSE SPACE ON LEVELS 0, 1 AND 2; 
AND COMMUNITY OFFICE RENTAL SPACE ON LEVELS 2 AND 3.

FILE NUMBER
CUP24-001

OWNER
HERZL-NER-TAMID CONSERVATIVE CONGREGATION

ADDRESS
3700 E MERCER WAY
MERCER ISLAND, WA 98040

ZONING DESIGNATION
B, R-9.6

LEGAL DESCRIPTION
PARCEL A: (APN 082405-9045-07)
THAT PORTION OF GOVERNMENT LOT 11, SECTION 8, TOWNSHIP 24 
NORTH, RANGE 5 EAST, W.M., IN KING COUNTY, WASHINGTON; TOGETHER 
WITH THAT PORTION OF THE SOUTHEAST QUARTER OF SECTION 7, 
TOWNSHIP 24 NORTH, RANGE 5 EAST, W.M., IN KING COUNTY, 
WASHINGTON, DESCRIBED AS FOLLOWS:
BEGINNING AT THE INTERSECTION OF THE WEST LINE OF GOVERNMENT 
LOT 11 WITH THE NORTH LINE OF DOYLE-HANSEN ADDITION, ACCORDING 
TO THE PLAT THEREOF RECORDED IN VOLUME 75 OF PLATS, PAGE 24, 
RECORDS OF KING COUNTY, WASHINGTON;
THENCE SOUTH 89°09'34" EAST SLONG THE NORTH OF SAID DOYLE-
HANSEN ADDITION, A DISTANCE OF 253.49 FEET TO THE WEST LINE OF LOT 
7 OF CHANNEL CREST, ACCORDING TO THE PLAT THEREOF RECORDED IN 
COLUME 72 OF PLATS, PAGE 63, RECORDS OF KING COUNTY, 
WASHINGTON;
THENCE NORTH 01°12'29" EAST ALONG SAID WEST LINE, A DISTANCE OF 
111.48 FEET TO THE SOUTH LINE OF TRACT "A" OF SAID CHANNEL CREST;
THENCE SOUTH 85°39'49" WEST ALONG SAID SOUTH LINE 173.15 FEET TO 
SOUTHEASTERLY LINE OF LAND CONVEYED TO STATE OF WASHINGTON 
TOLL BRIDGE AUTHORITY UNDER RECORDING NO. 3032009;
THENCE SOUTH 65°24'55" WEST ALONG SOUTHEASTERLY LINE TO THE 
EASTERLY MARGIN OF EAST MERCER WAY, AS CONVEYED TO KING COUNTY 
UNDER RECORDING NO. 923897;
THENCE SOUTH 01°02'29" WEST TO THE NORTH LINE OF SAID DOYLE-
HANSEN ADDITION;
THENCE SOUTH 89°09'34" EAST ALONG SAID NORTH LINE 70.61FEET TO 
THE POINT OF BEGINNING.

PARCEL B: (APN 210700-0010-06)
LOTS 1 THROUGH 5, INCLUSIVE, DOYLE-HANSEN ADDITION, ACCORDING 
TO THE PLAT THEREOF RECORDED IN VOLUME 75 OF PLATS, PAGE 24, 
RECORDS OF KING COUNTY, WASHINGTON.

PARCEL C: (APN 151560-0010-06)
LOTS 1 THROUGH 7, INCLUSIVE, CHANNEL CREST, ACCORDING TO THE 
PLAT THEREOF RECORDED IN VOLUME 72 OF PLATS, PAGE 63, RECORDS OF 
KING COUNTY, WASHINGTON;

TOGETHER WITH AN UNDIVIDED 7/8THS INTEREST IN TRACT "A" OF SAID 
PLAT.

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

ASSESSOR'S PARCEL NUMBER
0824059045, 1515600010, 2107000010, 151560TRCT
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DESIGN DEVELOPMENT

22 JANUARY 2025

DESIGN REVIEW PLANSET -
SHEET INDEX, GENERAL

NOTES

A-000

VICINITY MAP

PROJECT DESCRIPTION (CUP)

DESIGN TEAM

PROJECT DATA

SHEET INDEX - DESIGN REVIEW

SHEET # SHEET NAME

A-000 DESIGN REVIEW PLANSET -  SHEET INDEX, GENERAL NOTES

A-010 LAND USE/SITE PLAN

A-011 SITE PLAN ENLARGED-WEST

A-012 SITE PLAN ENLARGED-EAST

LU-1 EXISTING SITE & CONTEXT

LU-2 EXISTING SITE & CONTEXT

LU-3 VIEW FROM E MERCER WAY

LU-4 VIEW NORTHEAST FROM PARKING LOT

LU-5 VIEW SOUTHEAST FROM BOAT LAUNCH ROAD

LU-6 MATERIAL BOARD

LU-7 EXTERIOR ELEVATIONS

LU-8 EXTERIOR ELEVATIONS

LU-9 HEIGHT DIAGRAMS

LU-10 AXON VIEW

LU-11 AXON VIEW

C6.00 OVERALL PAVING AND STRIPING PLAN

L-101 TREE PROTECTION PLAN - WEST

L-102 TREE PROTECTION PLAN - EAST

L-103 TREE INVENTORY & REPLACEMENT

L-201 LANDSCAPE PLAN - WEST

L-202 LANDSCAPE PLAN - EAST

L-203 LANDSCAPE PLAN - ENLARGEMENT

A-100F B01 FURN PLAN

A-101F L01 FURN PLAN

A-102F L02 FURN PLAN

A-103F L03 FURN PLAN

E-101 SITE PLAN - ELECTRICAL

E-102 SITE LIGHTING PHOTOMETRIC CALCULATIONS

SHEET COUNT: 28

4 FEBRUARY 2025
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10' SEWER EASEMENT
FOR MERCER ISLAND SEWER DISTR ICT

(PER PLAT)

10' WATER LINE EASEMENT
RECORDING NO. 7104260335

10' WATER L INE
EASEMENT

RECORDING NO.
7105050427

10' WATER LINE EASEMENT
RECORDING NO. 7105050427

NO ADDRESS

3600 E MERCER WAY

3650 E MERCER WAY

NO ADDRESS

NO ADDRESS

NO ADDRESS
3702 E MERCER WAY

3600 E MERCER WAY

3700 E MERCER WAY

NO ADDRESS

PARCEL B

PARCEL C

3650 E MERCER WAY

SHED

SHED

TAX NO. 2107000010

TAX NO. 151560TRCT

TAX NO. 1515600080

TAX NO. 0824059039

TAX NO. 210700TRCT

TAX NO. 210700TRCT
TAX NO. 2107000080

TAX NO. 151560TRCT

TAX NO. 1515600010

TAX NO. 0824059310

TAX NO. 1515600080

LAKE WASHINGTON
T

/1 A-012/1 A-011

S
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T
B
A

C
K

3
5
' -

 0
"

EXISTING 3-STORY RELIGIOUS 
INSTITUTION 

(NO CHANGE TO USE OR 
OCCUPANCY)

EXISTING 3-STORY 
RELIGIOUS SCHOOL

EXISTING 1-STORY 
SINGLE-FAMILY 
RESIDENCE

NEW 3-STORY K-8 
SCHOOL AND RENTAL 

OFFICES

RIGHT-OF-WAY SETBACK

45' - 0"

S
ETB

A
C

K
1
0
' - 0

"

SETBACK

10' - 0"

FF
DROPOFF LOOP 
QUEUE CAPACITY 
= 68 CARS 

DROP-OFF QUEUE, ENTERING SITE

DROP-OFF QUEUE, 
LEAVING SITE

ENTRY GATE OPEN DURING JDS 
PICKUP/DROPOFF

PRESCHOOL PLAY AREA

DUMPSTER ENCLOSURE

NEW ELECTRICAL TRANSFORMER

K-8 DROP-OFF AREA (MARKED W/ STANCHIONS)

1'

EMERGENCY VEHICLE ACCESS TO EASEMENT

PARCEL A
082405-9045-07

ZONING: B
NET LOT AREA: 26,774 SF

TRACT
151560TRCT

PARCEL B
210700-0010-06
ZONING: R-9.6

LOT AREA: 48,076 SF

PARCEL C
151560-0010-01
ZONING: R-9.6

LOT AREA: 84,200 SF

16,376 SF
BUILDING (LOT

COVERAGE)

3,824 SF
LANDSCAPE

1,983 SF
LANDSCAPE 195 LF

CALCULATED LOT SLOPE
107-91=16
16/195 X 100
=8.2%

+91'

+107'

PROJECT NAME AND DESCRIPTION
BARNABIE POINT PROJECT
3-STORY MIXED-USE BUILDING HOUSING A PRESCHOOL-8 PRIVATE 
SCHOOL AND COMMUNITY MULTIPURPOSE SPACE ON LEVELS 0, 1 AND 2; 
AND COMMUNITY OFFICE RENTAL SPACE ON LEVELS 2 AND 3.

FILE NUMBER
CUP24-001

OWNER
HERZL-NER-TAMID CONSERVATIVE CONGREGATION

ADDRESS
3700 E MERCER WAY
MERCER ISLAND, WA 98040

ZONING DESIGNATION
B, R-9.6

LEGAL DESCRIPTION
PARCEL A: (APN 082405-9045-07)
THAT PORTION OF GOVERNMENT LOT 11, SECTION 8, TOWNSHIP 24 
NORTH, RANGE 5 EAST, W.M., IN KING COUNTY, WASHINGTON; TOGETHER 
WITH THAT PORTION OF THE SOUTHEAST QUARTER OF SECTION 7, 
TOWNSHIP 24 NORTH, RANGE 5 EAST, W.M., IN KING COUNTY, 
WASHINGTON, DESCRIBED AS FOLLOWS:
BEGINNING AT THE INTERSECTION OF THE WEST LINE OF GOVERNMENT 
LOT 11 WITH THE NORTH LINE OF DOYLE-HANSEN ADDITION, ACCORDING 
TO THE PLAT THEREOF RECORDED IN VOLUME 75 OF PLATS, PAGE 24, 
RECORDS OF KING COUNTY, WASHINGTON;
THENCE SOUTH 89°09'34" EAST SLONG THE NORTH OF SAID DOYLE-
HANSEN ADDITION, A DISTANCE OF 253.49 FEET TO THE WEST LINE OF LOT 
7 OF CHANNEL CREST, ACCORDING TO THE PLAT THEREOF RECORDED IN 
COLUME 72 OF PLATS, PAGE 63, RECORDS OF KING COUNTY, 
WASHINGTON;
THENCE NORTH 01°12'29" EAST ALONG SAID WEST LINE, A DISTANCE OF 
111.48 FEET TO THE SOUTH LINE OF TRACT "A" OF SAID CHANNEL CREST;
THENCE SOUTH 85°39'49" WEST ALONG SAID SOUTH LINE 173.15 FEET TO 
SOUTHEASTERLY LINE OF LAND CONVEYED TO STATE OF WASHINGTON 
TOLL BRIDGE AUTHORITY UNDER RECORDING NO. 3032009;
THENCE SOUTH 65°24'55" WEST ALONG SOUTHEASTERLY LINE TO THE 
EASTERLY MARGIN OF EAST MERCER WAY, AS CONVEYED TO KING COUNTY 
UNDER RECORDING NO. 923897;
THENCE SOUTH 01°02'29" WEST TO THE NORTH LINE OF SAID DOYLE-
HANSEN ADDITION;
THENCE SOUTH 89°09'34" EAST ALONG SAID NORTH LINE 70.61FEET TO 
THE POINT OF BEGINNING.

PARCEL B: (APN 210700-0010-06)
LOTS 1 THROUGH 5, INCLUSIVE, DOYLE-HANSEN ADDITION, ACCORDING 
TO THE PLAT THEREOF RECORDED IN VOLUME 75 OF PLATS, PAGE 24, 
RECORDS OF KING COUNTY, WASHINGTON.

PARCEL C: (APN 151560-0010-06)
LOTS 1 THROUGH 7, INCLUSIVE, CHANNEL CREST, ACCORDING TO THE 
PLAT THEREOF RECORDED IN VOLUME 72 OF PLATS, PAGE 63, RECORDS OF 
KING COUNTY, WASHINGTON;

TOGETHER WITH AN UNDIVIDED 7/8THS INTEREST IN TRACT "A" OF SAID 
PLAT.

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

ASSESSOR'S PARCEL NUMBER
0824059045, 1515600010, 2107000010, 151560TRCT
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DESIGN DEVELOPMENT

22 JANUARY 2025

LAND USE/SITE PLAN

A-010

N

1" = 40'-0"
1

SITE PLAN-OVERALL

1" = 80'-0"
2

SITE DIAGRAM

LOT AREAS (B-ZONED PARCEL)

Comments AREA
% OF TOTAL

LOT AREA

BUILDING (LOT COVERAGE) 16,376 SF 61%

16,376 SF 61%

HARDSCAPE 3,925 SF 15%

3,925 SF 15%

LANDSCAPE 3,898 SF 14%

LANDSCAPE 1,983 SF 7%

LANDSCAPE 304 SF 1%

LANDSCAPE 449 SF 2%

6,634 SF 25%

26,935 SF 100%

MINIMUM LANDSCAPE REQUIREMENT FOR BUSINESS (B) ZONE - 25% 
OF GROSS LOT AREA.
LOT AREA: 26,881 SF
MINIMUM LANDSCAPE REQUIREMENT: 6,720 SF

4 FEBRUARY 2025
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TT
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LANDSCAPE BUFFER 
FROM PUBLIC WAY
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37 EXISTING PARKING STALLS

10' FULL SCREEN LANDSCAPE 
BUFFER FROM PUBLIC PARK

S
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C
K
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OVERHEAD POWER LINE 
SETBACK (12' DIAMETER 
AROUND ELEVATED POWER 
LINE)

PUBLIC WAY PUBLIC PARK

3 ACCESSIBLE PARKING STALLS

2 EXISTING 
ACCESSIBLE 
PARKING STALLS 11 EXISTING PARKING STALLS

EXISTING 3-STORY RELIGIOUS 
INSTITUTION (NO CHANGE TO USE OR 

OCCUPANCY)

NEW 3-STORY PK-8 
SCHOOL AND RENTAL 

OFFICES

/1 A-012

PEDESTRIAN WALKWAY TO STREET

ACCESSIBLE 
PEDESTRIAN 
WALKWAY

LOADING ZONE & 
PICKUP/DROP-OFF 
TURNAROUND & 
QUEUEING LOOP

20' WIDE FIRE 
DEP'T 
TURNAROUND 
PER CIVIL

6' WELDED WIRE AND STEEL FENCE ALONG SOUTH 
EDGE AS SHOWN (BUDGET PERMITTING)

6' STEEL PICKET FENCE ALONG 
WEST SIDE AS SHOWN (BUDGET 
PERMITTING)

BICYCLE PARKING

RIGHT-OF-WAY SETBACK

45' - 0"

S
ETB

A
C

K
1
0
' - 0

"

SETBACK

10' - 0"

VEHICLE 
GATE

BOLLARDS

SCIENCE/ ART TERRACE AND 
EGRESS ROUTE

F
F

DUMPSTER ENCLOSURE

NEW ELECTRICAL TRANSFORMER

1'

1'

TOTAL PARKING COUNTS:
WEST: 22+3 ADA+37+2 ADA+11 = 75
EAST: 5+5+7+8+5 = 30
TOTAL: 105
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DESIGN DEVELOPMENT

22 JANUARY 2025

SITE PLAN ENLARGED-WEST

A-011

1" = 20'-0"
1

SITE PLAN-ENLARGED WEST N

4 FEBRUARY 2025

DESIGN REVIEW
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10' SEWER EASEMENT
FOR MERCER ISLAND SEWER DISTRICT

(PER PLAT)

10' WATER LINE
EASEMENT

RECORDING NO.
7105050427

10' WATER LINE EASEMENT
RECORDING NO. 7105050427

3650 E MERCER WAY

NO ADDRESS

NO ADDRESS
3702 E MERCER WAY

3600 E MERCER WAY

3700 E MERCER WAY
PARCEL C

3650 E MERCER WAY
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TAX NO. 0824059039
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TAX NO. 2107000080

TAX NO. 151560TRCT
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LAKE WASHINGTON
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PARKING 
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5 EXISTING 
PARKING STALLS
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PARKING STALLS 
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EXISTING PARKING FOR 
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RELIGIOUS SCHOOL
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/1 A-011

6' WELDED WIRE AND STEEL FENCE 
ALONG EAST SIDE AS SHOWN 
(BUDGET PERMITTING)

1" COATED CHAINLINK FENCE 
ALONG NORTH SIDE AS SHOWN 
(BUDGET PERMITTING)

7 EXISTING 
PARKING 
SPACES TO 
REMAIN

5 EXISTING 
PARKING 
SPACES TO 
REMAIN
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SITE PLAN ENLARGED-EAST

A-012

1" = 20'-0"
1

SITE PLAN-ENLARGED EAST N

4 FEBRUARY 2025

DESIGN REVIEW
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3427 BEACON AVE S
SEATTLE 98144

ANJALI@AGRANTDESIGN.COM
206-512-4209

4 JANUARY 2025

DESIGN REVIEW

1

EXISTING SITE &  

CONTEXT

9725 SE 36th St

3795 E Mercer Way

3801 E Mercer Way

SITE

I-90

4 FEBRUARY 2025

DESIGN REVIEW
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3427 BEACON AVE S
SEATTLE 98144

ANJALI@AGRANTDESIGN.COM
206-512-4209

4 JANUARY 2025

DESIGN REVIEW

2

EXISTING SITE &  

CONTEXT

9725 SE 36th St
SITE

I-90

view southeast from Boat Launch road (north edge of site)

view northeast from parking lot (south edge of site)

view northeast from private residential lane (south edge of site)

view east from East Mercer Way

view east from pedestrian path on East Mercer Way

4 FEBRUARY 2025

DESIGN REVIEW
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4 JANUARY 2025

DESIGN REVIEW

3

VIEW FROM EAST 

MERCER WAY

similar view with trees in full leaf

4 FEBRUARY 2025

DESIGN REVIEW
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4 JANUARY 2025

DESIGN REVIEW

VIEW NORTHEAST 

FROM PARKING 

LOT

4
Standing Seam metal siding: Antique 
Patina, Cool Dark Bronze

Nu Wave metal siding: Midnight Bronze

Paint: Peacock Plume

4 FEBRUARY 2025

DESIGN REVIEW

29

Item (2)



��������

��� ��
� ��
�	��
���

��
�
��
�

��
��
��
	�
�

�
�

�
�
	
�
�
�
��
��
�
��


��
	
�
��
�



�
�
�
�
��
��
�
	
�
�
	
��

�
 

�")

3427 BEACON AVE S
SEATTLE 98144

ANJALI@AGRANTDESIGN.COM
206-512-4209

4 JANUARY 2025

DESIGN REVIEW

5

VIEW  SOUTHEAST 

FROM BOAT 

LAUNCH ROAD

4 FEBRUARY 2025

DESIGN REVIEW
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ANJALI@AGRANTDESIGN.COM
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4 JANUARY 2025

DESIGN REVIEW

MATERIAL BOARD

6

Fiber cement panel

Dark-toned windowSculptural signage

Standing seam metal siding

Antique Patina, Cool Dark Bronze Paint - SW 0020 Peacock PlumeCool Midnight Bronze

Nu-wave corrugated siding

1” Coated chain link fence

4 FEBRUARY 2025

DESIGN REVIEW

31
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L01
105' - 0"

L03
129' - 0"

L02
117' - 0"

ROOF TOS @ GRID A
140' - 0"

215' - 4"

B
A

S
E

NU WAVE CORRUGATED SIDING

PREFINISHED FIBER CEMENT
PANELS

M
ID

D
LE

T
O

P

29 SF BUILDING
SIGN

8 SF TENANT SIGN

UPPER STORY SETBACK

PROJECTING CANOPY

11 SF TENANT SIGN7 SF TENANT SIGN

1
' -

 0
"

6
' -

 1
"

L01
105' - 0"

L03
129' - 0"

L02
117' - 0"

ROOF TOS @ GRID A
140' - 0"

UPPER STORY SETBACK

B
A

S
E

M
ID

D
LE

T
O

P

PROJECTING BAY WINDOWS

1
' -

 6
"

RECESSED

IN PLANE

PROJECTED

1,461 SF RECESSED

1,335 SF
PROJECTED

937 SF IN PLANE

2,510 SF IN PLANE

1,550 SF
PROJECTED

422 SF RECESSED

1,870 SF IN PLANE

367 SF PROJECTED 367 SF PROJECTED
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DESIGN DEVELOPMENT

22 JANUARY 2025

EXTERIOR ELEVATIONS

LU-7

1/8" = 1'-0"
6

SOUTH ELEVATION

1/8" = 1'-0"
5

MODULATION DIAGRAM - SOUTH FACADE

1/8" = 1'-0"
2

EAST ELEVATION

1/8" = 1'-0"
1

MODULATION DIAGRAM - EAST FACADE

PERCENT MODULATION

AREA
% OF TOTAL

FACADE AREA

IN PLANE 4,788 SF 22%

IN PLANE 170 SF 1%

IN PLANE 634 SF 3%

IN PLANE 412 SF 2%

IN PLANE 937 SF 4%

IN PLANE 2,510 SF 11%

IN PLANE 1,870 SF 8%

11,321 SF 51%

PROJECTED 2,285 SF 10%

PROJECTED 649 SF 3%

PROJECTED 1,335 SF 6%

PROJECTED 1,550 SF 7%

PROJECTED 367 SF 2%

PROJECTED 367 SF 2%

6,553 SF 30%

RECESSED 2,275 SF 10%

RECESSED 1,461 SF 7%

RECESSED 422 SF 2%

4,158 SF 19%

TOTAL FACADE AREA 22,032 SF 100%

1" = 30'-0"
4

SOUTH ELEVATION MODULATION DIAGRAM

1" = 30'-0"
3

EAST ELEVATION MODULATION DIAGRAM 4 FEBRUARY 2025

DESIGN REVIEW
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L01
105' - 0"

L03
129' - 0"

L02
117' - 0"

ROOF TOS @ GRID A
140' - 0"

UPPER STORY SETBACK

68' - 4"

PROJECTING
CANOPY

L01
105' - 0"

L03
129' - 0"

B01
93' - 0"

L02
117' - 0"

ROOF TOS @ GRID A
140' - 0"

217' - 4"

9
' -

 0
"

RECESSED

IN PLANE

PROJECTED

2
6
' -

 6
"

3
' -

 4
"

1
3
' -

 7
"

2,275 SF RECESSED

4,788 SF IN PLANE

2,285 SF
PROJECTED

412 SF IN PLANE

649 SF PROJECTED170 SF IN PLANE

634 SF IN PLANE
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DESIGN DEVELOPMENT

22 JANUARY 2025

EXTERIOR ELEVATIONS

LU-8

1/8" = 1'-0"
2

WEST ELEVATION

1/8" = 1'-0"
6

NORTH ELEVATION

1/8" = 1'-0"
1

MODULATION DIAGRAM - WEST FACADE

PERCENT MODULATION

AREA

% OF TOTAL
FACADE AREA

IN PLANE 4,788 SF 22%

IN PLANE 170 SF 1%

IN PLANE 634 SF 3%

IN PLANE 412 SF 2%

IN PLANE 937 SF 4%

IN PLANE 2,510 SF 11%

IN PLANE 1,870 SF 8%

11,321 SF 51%

PROJECTED 2,285 SF 10%

PROJECTED 649 SF 3%

PROJECTED 1,335 SF 6%

PROJECTED 1,550 SF 7%

PROJECTED 367 SF 2%

PROJECTED 367 SF 2%

6,553 SF 30%

RECESSED 2,275 SF 10%

RECESSED 1,461 SF 7%

RECESSED 422 SF 2%

4,158 SF 19%

TOTAL FACADE AREA 22,032 SF 100%

1/8" = 1'-0"
5

MODULATION DIAGRAM - NORTH FACADE

1" = 30'-0"
4

NORTH ELEVATION MODULATION DIAGRAM

1" = 30'-0"
3

WEST ELEVATION MODULATION DIAGRAM

4 FEBRUARY 2025

DESIGN REVIEW
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1
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0"

L0
3

129' -
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B01

93' -
0"

L0
2
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0"

ROOF TO
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 A
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0"

LEVEL 1

105' -
0"

LEVEL 3
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0"

LEVEL B
01
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0"

LEVEL 2
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LEVEL B
02

86' -
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ROOF

140' -
0"

B-M
EZZ
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LEVEL 0 T.O.F.

91'-8"
LEVEL B01

93'-0"

LEVEL L02
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ROOF LEVEL

140'-0"
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105'-0"

LEVEL L03

129'-0"

UPPER ROOF
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L0
1

105' -
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DESIGN DEVELOPMENT

22 JANUARY 2025

HEIGHT DIAGRAMS

LU-9

1/16" = 1'-0"
1

SOUTH ELEVATION HEIGHT DIAGRAM

1/16" = 1'-0"
5

NORTH ELEVATION HEIGHT DIAGRAM
1/16" = 1'-0"

3
WEST ELEVATION HEIGHT DIAGRAM

1/16" = 1'-0"
2

EAST ELEVATION HEIGHT DIAGRAM

6
HEIGHT DIAGRAM

19.11.030 (A)(3) CALCULATION OF BUILDING HEIGHT

A. THE INTENT OF THE BUILDING HEIGHT CALCULATION IN THIS SECTION IS TO LIMIT THE VISUAL 
MASS OF A BUILDING SO THAT IT DOES NOT APPEAR TO EXCEED THE MAXIMUM HEIGHT LIMIT IN 
SUBSECTION (A)(1) OF THIS SECTION.

B. THE MAXIMUM ALLOWABLE BUILDING HEIGHT IN SUBSECTION (A)(1) OF THIS SECTION SHALL BE 
CALCULATED AS THE VERTICAL DISTANCE MEASURED FROM THE BASE OF A BUILDING FACADE TO THE 
HIGHEST POINT OF THE ROOF STRUCTURE EXCLUDING APPURTENANCES. THE BASE OF THE BUILDING 
FACADE SHALL BE MEASURED FROM THE ADJACENT PUBLIC SIDEWALK IF APPLICABLE, OR FROM THE 
LOWER OF EXISTING OR FINISHED GRADE ALONG BUILDING FACADES THAT ARE NOT ADJACENT TO A 
PUBLIC SIDEWALK. SEE FIGURE 4.

C. IF THE BASES OF THE OPPOSITE BUILDING FACADES ARE NOT AT APPROXIMATELY THE SAME 
ELEVATION, THEN THE BUILDING MUST BE CONFIGURED TO GO DOWN IN HEIGHT AS BETWEEN THE 
HIGHER AND LOWER FACADES IN A MANNER SIMILAR TO FIGURE 4 OR IN AN EQUIVALENT MANNER 
SUCH THAT THE AVERAGE OF THE BUILDING HEIGHTS CALCULATED BETWEEN THE FACADES IS 
APPROXIMATELY EQUAL TO OR LESS THAN THE MAXIMUM PERMITTED BUILDING HEIGHT.

SHADED AREA REPRESENTS TOPOGRAPHY 36' ABOVE 
EXISTING GRADE (3-D)

THE MAJORITY OF THE 
BUILDING IS WELL BELOW 
THE HEIGHT LIMIT

LESS THAN HALF OF THE BUILDING FOOTPRINT IS 
SLIGHTLY ABOVE THE HEIGHT LIMIT, IN ORDER TO 
PROVIDE AN ACCESSIBLE BUILDING AND SITE

THE UPPERMOST LEVEL IS SET BACK FROM THE 
EXTERIOR TO REDUCE THE APPEARANCE OF BULK 
AND HEIGHT

578 LF 32.8 FT
HEIGHT AS A WEIGHTED
AVERAGE - FINISHED GRADE 32.4 FT

HEIGHT AS A WEIGHTED
AVERAGE - EXISTING GRADE

SOUTH 213 LF 35.9 FT 37% 13.2 FT 36.4 FT 13.4 FT

EAST 32 LF 17.3 FT 6% 1.0 FT 17.3 FT 1.0 FT

EAST 31 LF 25.6 FT 5% 1.4 FT 25.6 FT 1.4 FT

EAST 38 LF 35.1 FT 7% 2.3 FT 35.1 FT 2.3 FT

WEST 38 LF 37.8 FT 7% 2.5 FT 39.6 FT 2.6 FT

WEST 17 LF 28.6 FT 3% 0.8 FT 28.6 FT 0.8 FT

NORTHWEST 32 LF 30.5 FT 6% 1.7 FT 30.5 FT 1.7 FT

NORTH 177 LF 32.3 FT 31% 9.9 FT 30.2 FT 9.2 FT

ORIENTATION
FAÇADE LENGTH
AT GRADE

AVERAGE HEIGHT AT
FINISHED GRADE

WEIGHTING
FACTOR

AVERAGE HEIGHT AT
EXISTING GRADE

1/16" = 1'-0"
4

NW ELEVATION HEIGHT DIAGRAM

4 FEBRUARY 2025

DESIGN REVIEW
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ROOF STEPPED BACK WITH 
THE GRADE

ELEVATOR OVERRUN SET BACK FROM 
ROOF EDGE

PV PANELS TO BE DISCUSSED

MECHANICAL EQUIPMENT STILL IN 
COORDINATION; INTENT IS TO 
SCREEN WITH LANDSCAPING

PROJECTING CANOPY

DESIGN INTENT IS TO CLAD WALLS 
THAT EXTEND BELOW GRADE

STEM WALL TREATMENT IN 
DEVELOPMENT

RETAINING WALL HERE
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DESIGN DEVELOPMENT

22 JANUARY 2025

AXON VIEW

LU-10

1
AXON VIEW FROM NORTHWEST

4 FEBRUARY 2025

DESIGN REVIEW
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PROJECTING SECOND 
STORY

ACCENT COLOR AT 
RECESSED ENTRY

PROJECTING CANOPY WITH 
SCULPTURAL SIGNAGE
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DESIGN DEVELOPMENT

22 JANUARY 2025

AXON VIEW

LU-11

1
AXON VIEW FROM SOUTHEAST

4 FEBRUARY 2025

DESIGN REVIEW
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# TREE PROTECTION,
TYP.

L-103
1

SIGNIFICANT TREES

NOTE: Tree identification, canopy dripline, and diameter at standard height (dsh) based on tree report by Davey
Resource Group, Inc., Contact: Ian Scott, dated September 29, 2023

TREE TO BE REMOVED:
REFER TO TREE TABLE, SHEET L-103 FOR IDENTIFICATION & SIZE.#

#
TREE TO BE REMOVED:
TREE IN POOR CONDITION PER ARBORIST TREE REPORT.
REFER TO TREE TABLE, SHEET L-103 FOR IDENTIFICATION & SIZE.

SIGNIFICANT TREE TO REMAIN & BE PROTECTED:
REFER TO TREE TABLE, SHEET L-103 FOR IDENTIFICATION & SIZE.

TREE PROTECTION
TREE PROTECTION PER CITY OF MERCER ISLAND
REFER TO DET. 1, SHEET L-103
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SIGNIFICANT TREES

NOTE: Tree identification, canopy dripline, and diameter at standard height (dsh) based on tree report by Davey
Resource Group, Inc., Contact: Ian Scott, dated September 29, 2023

TREE TO BE REMOVED:
REFER TO TREE TABLE, SHEET L-103 FOR IDENTIFICATION & SIZE.#

#
TREE TO BE REMOVED:
TREE IN POOR CONDITION PER ARBORIST TREE REPORT.
REFER TO TREE TABLE, SHEET L-103 FOR IDENTIFICATION & SIZE.

SIGNIFICANT TREE TO REMAIN & BE PROTECTED:
REFER TO TREE TABLE, SHEET L-103 FOR IDENTIFICATION & SIZE.

REFER TO DET. 1, SHEET L-103
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FENCE WITH GATE,
REF. ARCH

FENCE

CONNECT TO
EXISTING TRAIL,

VERIFY DIMENSIONS

TREE PROTECTION,
TYP.

APPROXIMATE FENCE LOCATION,
COORDINATE WITH EXISTING

CONDITIONS, EASEMENT

10
'

WATER EASEMENT

APPROXIMATE FENCE LOCATION,
COORDINATE WITH UTILITY POLE OFFSETS

APPROXIMATE FENCE LOCATION,
COORDINATE WITH UTILITY POLE OFFSETS

L-103
1

L-203
1SEE ENLARGED

PLAN

ACCESS ROAD

SYMBOL BOTANICAL NAME COMMON NAME SIZE COND DROUGHT

DECIDUOUS TREES
ACER CIRCINATUM
MULTI-STEM, MIN. 3 STEMS,
8-10` HT (1-1/2" DBH OR
EQUIVALENT)

VINE MAPLE 8` HT. B&B NATIVE

RHAMNUS PURSHIANA CASCARA 1.5" CAL. B&B NATIVE

SYMBOL BOTANICAL NAME COMMON NAME SIZE COND DROUGHT SPACING

SHRUBS
POLYSTICHUM MUNITUM WESTERN SWORD FERN 1 GAL. CONT. NATIVE 36" o.c.
VACCINIUM OVATUM EVERGREEN HUCKLEBERRY 5 GAL. CONT. NATIVE 36" o.c.

GROUND COVERS
NATIVE GROUNDCOVER
1 GAL., CONTAINER, 24" O.C.
ARCTOSTAPHYLOS UVA-URSI KINNIKINNICK 1 GAL. CONT. NATIVE 60% @ 24" o.c.
POLYSTICHUM MUNITUM WESTERN SWORD FERN 1 GAL. CONT. NATIVE 40% @ 24" o.c.

PLANT SCHEDULEMATERIALS LIST
CONCRETE PAVING
PEDESTRIAN C.I.P. CONC. PAVING
BROOM FINISH, SAND-COATED EXP. JOINTS, SAWCUT JOINTS,
SCORING TO BE INDICATED ON CONSTRUCTION PLANS, REF
ALSO CIVIL

TREE PROTECTION
EXISTING TREE TO REMAIN WITH TREE PROTECTION
FENCING, SEE ALSO ARBORIST'S NOTES

MULCH
ARBORIST WOOD CHIP MULCH, 4" DEPTH

#

FENCING
REF. ARCH FOR ADDL. INFORMATION

PERIMETER FENCE - NORTH & EAST
6' HT., SECURITY

WEST AUTO ENTRY FENCE & GATE
AUTO ENTRY SECURITY

WEST STUDENT AREA FENCE
4' HT. MIN.

SOUTH SIDE
CONFIRM PLACEMENT AT ROCKERY,
TREES, UTILITY POLES

LOGS
8'-12' MIN. LOGS, SET PARTIALLY INTO GROUND

BIKE RACK
TOFINO NO SCRATCH SURFACE MOUNT
RACK, BY SPORTWORKS, INSTALL PER
MFG. RECOMMENDATIONS

PARKING LOT LIGHTING
REF. ELECTRICAL
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WHERE EXISTING ASPHALT IS REMOVED, ASSUME
EROSION CONTROL PER KING COUNTY/
CITY OF MERCER ISLAND, REF. CIVIL

WHERE EXISTING ASPHALT IS REMOVED, ASSUME
EROSION CONTROL PER KING COUNTY/
CITY OF MERCER ISLAND, REF. CIVIL

PER MICC 19.12.040 - LANDSCAPE DESIGN AND OUTDOOR
SPACES, THE FOLLOWING INFORMATION:

1. PERIMETER LANDSCAPE SCREENS: WHERE EXISTING
UNDERGROWTH WILL BE RETAINED, THE SHRUB AND
GROUNDCOVER REQUIREMENTS FOR ALL SCREEN
TYPES MAY BE ADJUSTED, PROVIDED THE OBJECTIVES
OF THIS SECTION ARE MET.

2. FULL SCREEN: PROVIDE A DENSE VEGETATED
SEPARATION BETWEEN DISSIMILAR USES ON
ADJACENT PROPERTIES. A FULL SCREEN SHOULD
BLOCK VIEWS FROM ADJACENT PROPERTIES AS SEEN
AT THE PEDESTRIAN EYE LEVEL IN ALL SEASONS WITHIN
THREE YEARS OF INSTALLATION. THE NUMBER OF TREES
PROVIDED SHALL BE PROPORTIONAL TO ONE TREE FOR
EVERY TEN FEET OF LANDSCAPE PERIMETER LENGTH.

3. PARTIAL SCREEN: PROVIDE A MODERATE VEGETATED
SEPARATION BETWEEN USES ON ADJACENT
PROPERTIES AND INTERMITTENT VIEWS TO ADJACENT
PROPERTIES. A PARTIAL SCREEN SHALL PROVIDE THE
DESIRED SCREENING FUNCTION AS SEEN AT THE
PEDESTRIAN EYE LEVEL IN ALL SEASONS WITHIN THREE
YEARS OF INSTALLATION. THE NUMBER OF TREES
PROVIDED SHALL BE PROPORTIONATE TO ONE TREE
FOR EVERY 20 FEET OF LANDSCAPE PERIMETER LENGTH.

4. THE FOLLOWING PLANTING TYPES SHOULD BE USED:
NATIVE OR NORTHWEST-ADAPTED PLANTS SHOULD BE
USED FOR ALL OPEN SPACE AND BUFFER LOCATIONS
AND DROUGHT TOLERANT PLANTINGS SHOULD BE
USED IN A MAJORITY OF PLANTINGS.

5. GROUNDCOVER SHOULD BE USED TO ENSURE
PLANTING AREAS ARE ATTRACTIVE, MINIMIZE
MAINTENANCE AND THE POTENTIAL FOR
ENCROACHMENT OF INVASIVE PLANT MATERIAL.
GROUNDCOVER SHOULD BE PLANTED AND SPACED
TO ACHIEVE TOTAL COVERAGE WITHIN THREE YEARS
AFTER INSTALLATION.

LANDSCAPE CODE NOTES
1. PROVIDE TREE PROTECTION FOR TREES SHOWN TO

REMAIN. SEE DETAIL L-103, SEE ALSO ARBORIST'S
REPORT.

2. FOR REPLACEMENT TREE REQUIREMENTS, SEE SHEET
L-103 TREE INVENTORY AND REPLACEMENT. REFER
TO TREE REPLACEMENT CALCULATIONS FOR
REQUIRED QUANTITIES.

3. ASSUME MIN. ONE WATER BAG PER TREE.

1. PROVIDE 1-YEAR MAINTENANCE AND WATER FOR
HEALTHY ESTABLISHMENT OF ALL PLANTINGS.

2. ALL AREAS WITHIN LIMIT OF DISTURBANCE SHALL BE
RESTORED.

3. PROVIDE GROUND COVERS IN ALL SHRUB
PLANTING AREAS.  GROUND COVERS SHALL BE
SPACED USING TRIANGULAR PATTERN, TO PROVIDE
TOTAL COVERAGE OF LANDSCAPE AREA IN THREE
YEARS.

4. ADJUST TREE LOCATIONS AS NECESSARY TO BE 8
FEET CLEAR FROM CENTER LINES OF
UNDERGROUND UTILITIES.

5. ADJUST TREE LOCATIONS AS NECESSARY TO BE 5
FEET CLEAR MINIMUM FROM FENCING.

PLANTING NOTES

TREE NOTES0
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3427 Beacon Ave S 

Seattle WA 98144 

206-512-4209 

agrantdesign.com 

 

 

PROJECT  

Barnabie Point Project 

3700 E Mercer Way 

Project Narrative, Design Review 

4 February 2025 

 

Project Narrative 

The development site at 3700 E Mercer Way includes both residentially zoned and commercially 

zoned properties. On the commercially zoned property on the northwest corner of the site, the 

proposed uses are permitted outright. 

The proposed project on the commercially zoned lot is a 3-story mixed-use building housing a 

Preschool-8 private school on levels 0, 1 and 2; and B-occupancy community rental space on levels 2 

and 3. B occupancy includes offices and training/skill development not in a school or academic 

program. 

The existing permitted uses on the residentially zoned lots at 3700 E Mercer Way site include a 

synagogue building (use approved 1970); caretaker's facility and outdoor play areas (1979); 

multipurpose building (1979); non-commercial recreational area used between 7 am and 10 pm 

(1979); and associated parking.  

There is a proposed amendment to the existing conditional use permit(s) currently under review. The 

proposed physical changes to the existing property related to the Conditional Use Permit are limited 

to pedestrian pathways, underground utilities, fencing, and landscaping.  

 

Topics of Discussion 

 

1. Review and discuss height diagram and calculations. 

a. We are below the height limit per the language of 19.11.030 (A)(3), but there is some 

room for discretion. The site is extremely long, and we are trying to meet both 

accessibility and existing grades. Emphasis added. 

 

19.11.030 (a)(3) calculation of building height 

A. The intent of the building height calculation in this section is to limit the visual mass 

of a building so that it does not appear to exceed the maximum height limit in 

subsection (a)(1) of this section. 

 

49

Item (2)



B. The maximum allowable building height in subsection (a)(1) of this section shall be 

calculated as the vertical distance measured from the base of a building facade to the 

highest point of the roof structure excluding appurtenances. The base of the building 

facade shall be measured from the adjacent public sidewalk if applicable, or from the 

lower of existing or finished grade along building facades that are not adjacent to a 

public sidewalk. See figure 4. 

 

C. If the bases of the opposite building facades are not at approximately the same 

elevation, then the building must be configured to go down in height as between the 

higher and lower facades in a manner similar to figure 4 or in an equivalent manner 

such that the average of the building heights calculated between the facades is 

approximately equal to or less than the maximum permitted building height. 

 

2. Discuss screening of mechanical systems. 

a. On the north edge, we’d like to use the landscape screening to screen the units from 

view. They are at grade and set back from the public way. 

b. General overview of rooftop equipment, including PV panels, roof orientation, and 

setback from roof edges. 

 

3. Discuss fencing. 

a. We would like to consider the use of black chain link fence with a 1" mesh around the 

perimeter of the site for budgetary reasons. We believe that this will satisfy both the 

aesthetics and security concerns for the project. 

 

4. Discuss approach to signage master plan. 

 

5. Discussion of pervious/impervious coverage at residentially zoned lots. 
 

 

ISSUED BY 

Anjali Grant  
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