
Planning Review (andrew.leon@mercergov.org)
Comment
Aerial imagery shows a big toy and what appears to be artificial turf in this area behind the garage.  Both of these features would be considered hardscape and would need to be included in hardscape calculations.

Planning Review (andrew.leon@mercergov.org)
Comment
The lot coverage calculations only lists the building's footprint.  As defined under MICC 19.16.010, lot coverage includes the area under eaves and roof overhangs.  Please revise the lot coverage calculations to include the entire area under the roof of the house.

Planning Review (andrew.leon@mercergov.org)
Comment
The setbacks for this lot were recorded in a plat in 1982 as follows:

Southwest - 20 feet
Southeast - 10 feet
Northeast - 25 feet
Northwest - 5 feet

Please show these setbacks on the siteplan.

Planning Review (andrew.leon@mercergov.org)
Comment
Please provide calculations for average building elevations, as provided in MICC 19.02.020(E)(4).

Building Review (paul.skidmore@mercergov.org)
Comment
Provide a stamped topographical survey showing existing construction. How were the site elevations determined? Please show final contours on the drawings.

Building Review (paul.skidmore@mercergov.org)
Comment
This site is mapped as a geologic hazard. Mercer Island City Code 19.07.060.D.2 allows development within geologic hazard areas and critical slopes only if the geotechnical engineer provides a Statement of Risk with supporting documentation.

Building Review (paul.skidmore@mercergov.org)
Comment
Provide PDF "bookmarks" (sheet number and description) for all submitted sheets. For further information regarding submittal requirements, please contact our Customer Service Team at 206.275.7728.

Building Review (paul.skidmore@mercergov.org)
Comment
Is there a wall here? Looks to be about a 5' elevation difference. Please indicate accurate existing and finish grades on the site plan.

Building Review (paul.skidmore@mercergov.org)
Comment
This site is mapped as having geological hazards and requires a geotechnical engineer to address the mapped hazards and to provide geotechnical design criteria. 

Planning Review (andrew.leon@mercergov.org)
Comment
The lot coverage calculations shown on the site plan do not match those shown on the site development worksheet.  

Please note that impervious surface coverage is not used as a coverage metric for land use.  Lot coverage includes building roof area and vehicular surfaces.  Hardscape includes all other hard surfaces (i.e. decks, patios, walkways, retaining walls, artificial turf, etc.)

greg andrews (tutgreg@msn.com)
Sticky Note
OK

greg andrews (tutgreg@msn.com)
Sticky Note
see revision sheet A-1

greg andrews (tutgreg@msn.com)
Sticky Note
play structure and artificial turf to be removed

greg andrews (tutgreg@msn.com)
Sticky Note
See attached statement of risk

greg andrews (tutgreg@msn.com)
Sticky Note
see attached statement of risk

greg andrews (tutgreg@msn.com)
Sticky Note
No wall there -  - wrong grade lines were shown - topo lines have been updated

greg andrews (tutgreg@msn.com)
Sticky Note
per our email conversation on Nov. 18th the topo lines have been updated - no survey required

greg andrews (tutgreg@msn.com)
Sticky Note
see revised lot coverage calcs sheet A-1

greg andrews (tutgreg@msn.com)
Sticky Note
calculations have been revised - see sheet A-1

greg andrews (tutgreg@msn.com)
Sticky Note
setbacks have been revised - see sheet A-1







Building Review (paul.skidmore@mercergov.org)
Comment
WSEC Section 101.4.3 requires all existing exterior wall framing cavities which are exposed during construction shall be provided with a minimum R-15 in 2x4 walls, and R-21 in 2x6 walls. Please note on the drawings.

Building Review (paul.skidmore@mercergov.org)
Comment
How is the addition laterally braced? Provide some type of interconnection to main building structure.

greg andrews (tutgreg@msn.com)
Sticky Note
note added

Sandro Kodama (skodama@quantumce.com)
Sticky Note
The roof over the new entry is tied into the existing structure per details 5/S4.2, 9/S4.2 & 10/S4.2.  The new 80SF roof structure is infilling a re-entrant corner and is braced in both principal directions in one direction of loading (load into the building), and is restrained by a cantilevered diaphragm when loads are away from the building.  The resulting rotational forces at each end of the diaphragm are less than 250lbs, therefore LTS12 straps have been added at each of the diaphragm to be attached to the existing framing.



Building Review (paul.skidmore@mercergov.org)
Comment
Provide minimum insulation as proscribed by WSEC, including thermal breaks at slab edge.

Building Review (paul.skidmore@mercergov.org)
Comment
Is this correct? Please clearly define all the work to be reviewed this permit and note on the drawings.

Building Review (paul.skidmore@mercergov.org)
Comment
Indicate how cross ventilation will be provided to existing roof structure.

greg andrews (tutgreg@msn.com)
Sticky Note
Yes the elevator will be submitted as a separate permit. The framing for the hoistway is part of this permit.

greg andrews (tutgreg@msn.com)
Sticky Note
note added

greg andrews (tutgreg@msn.com)
Sticky Note
note added



Building Review (paul.skidmore@mercergov.org)
Comment
Not legible

Building Review (paul.skidmore@mercergov.org)
Comment
0.30 maximum

greg andrews (tutgreg@msn.com)
Sticky Note
revised

greg andrews (tutgreg@msn.com)
Sticky Note
unit specs revised



Building Review (paul.skidmore@mercergov.org)
Comment
What is the return for? What is it retaining? Indicate top and bottom of concrete foundation elevations

Building Review (paul.skidmore@mercergov.org)
Comment
Clarify. All horizontal reinforcing? Embedment depth? Reinforcing size and length?

Building Review (paul.skidmore@mercergov.org)
Comment
Show full extent of all site work.

greg andrews (tutgreg@msn.com)
Sticky Note
  

greg andrews (tutgreg@msn.com)
Sticky Note
note added to sheet A-6

skodama
Callout Textbox
W/ (2) #4X2'-6" EPOXY DOWELS TOP & BOT. EMBED 6" MIN.

greg andrews (tutgreg@msn.com)
Sticky Note
detail, and retaining wall have been eliminated from the project

greg andrews (tutgreg@msn.com)
Sticky Note
 retaining wall has been eliminated from the project



Building Review (paul.skidmore@mercergov.org)
Comment
How does this framing system work? What supports the ridge beam?

Building Review (paul.skidmore@mercergov.org)
Comment
How is cross-ventilation provided at the entry roof?

Building Review (paul.skidmore@mercergov.org)
Comment
Please key all beams to the structural calculations.

Building Review (paul.skidmore@mercergov.org)
Comment
How is the existing wall extended? How is the overhang supported? Provide building section through the closet showing framing, ventilation, insulation, etc.

Building Review (paul.skidmore@mercergov.org)
Comment
What happens where the existing lower roof is ended? Is it extended to the face of the closet wall?

greg andrews (tutgreg@msn.com)
Sticky Note
note added to section on sheet A-4 - in addition a ridge vent has been added

greg andrews (tutgreg@msn.com)
Sticky Note
yes, butts into vertcally extended closet wall

greg andrews (tutgreg@msn.com)
Sticky Note
Added - See A-7
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Callout Textbox
6/S4.2

skodama
Callout Textbox
5/S4.2
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LTS12
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Line
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LTS12

skodama
Callout Textbox
Inverted
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Outside Cloud

Sandro Kodama (skodama@quantumce.com)
Sticky Note
There are 5-1/8x7-1/2 GL beams on each side of the roof structure.  Each spans from the house out to the corner column and cantilevers out to the corner of the hip roof.  The two dbl 2x8 hip beams span from the tip of the cantilevered GL beams the 6x8 header at the entry and cantilever to the ridge where they pick up the ridge beam with an inverted HHRC44 hanger. For added redundancy, the ceiling framing in this area creates a tied-rafter effect that is being neglected. 



Building Review (paul.skidmore@mercergov.org)
Comment
Confirm existing roof framing system. Trusses? Stick framed with ridge beam? Collar tied roof system? California framed? Please note on drawings that any alteration to the ceiling joists or roof structure not indicating on the drawings shall be reviewed and approved by the EOR.

Building Review (paul.skidmore@mercergov.org)
Comment
How? The typical overframing detail is not applicable where the roof has been extended. Indicate the new roof framing and how it will be supported.

Building Review (paul.skidmore@mercergov.org)
Comment
Revise ventilation calculation to include portion of existing roof that has been overframed.

greg andrews (tutgreg@msn.com)
Sticky Note
framing was called out as existing trusses on entry roof framing plan, sheet- A-7. Note has been added to sheet A-7.

greg andrews (tutgreg@msn.com)
Sticky Note
calculations have been added for upper roof to sheet A-8

Sandro Kodama (skodama@quantumce.com)
Sticky Note
Provide over-framing per detail 4/S4.2



Civil Review (ruji.ding@mercergov.org)
Civil Engineering Comments
There are no civil or arch plans showing where the retaining wall drainage will be connecting. It cannot defer to the contractor. It will need to be designed.

Building Review (paul.skidmore@mercergov.org)
Comment
Indicate how sliding resistance is achieved.

Building Review (paul.skidmore@mercergov.org)
Comment
Which retaining wall 

Building Review (paul.skidmore@mercergov.org)
Comment
The tank analogy is not appropriate for the design of the retaining walls. Provide appropriate design methodology.

Building Review (paul.skidmore@mercergov.org)
Comment
Provide design calculations for rockery design.

Building Review (paul.skidmore@mercergov.org)
Comment
It looks like the retainage would be at least 10'. Please clarify.

Building Review (paul.skidmore@mercergov.org)
Comment
What is located in this area? Plantings? Gravel? Please specify.

Building Review (paul.skidmore@mercergov.org)
Comment
less than 4" clear.

Building Review (paul.skidmore@mercergov.org)
Comment
How does this intersect with the existing construction?

Building Review (paul.skidmore@mercergov.org)
Comment
Show stair and planter construction. 

greg andrews (tutgreg@msn.com)
Sticky Note
plantings

Sandro Kodama (skodama@quantumce.com)
Sticky Note
Retaining walls have been removed from the project.

greg andrews (tutgreg@msn.com)
Sticky Note
Details have been added - see sheet A-9

greg andrews (tutgreg@msn.com)
Sticky Note
Retaining wall and backfill have been eliminated - see revised scheme that replaces wall with deck

greg andrews (tutgreg@msn.com)
Sticky Note
see revised detail sheet A-9

greg andrews (tutgreg@msn.com)
Sticky Note
rockery eliminated from this project

greg andrews (tutgreg@msn.com)
Sticky Note
rockery has been eliminated from this project

greg andrews (tutgreg@msn.com)
Sticky Note
retaining wall has been eliminated from this project

greg andrews (tutgreg@msn.com)
Sticky Note
this detail has been eliminated from this project

greg andrews (tutgreg@msn.com)
Sticky Note
rockery has been eliminated from this project

greg andrews (tutgreg@msn.com)
Sticky Note
wall has been eliminated from this project



Building Review (paul.skidmore@mercergov.org)
Comment
The Washington State Department of Labor and Industries requires the elevator be installed by a licensed elevator contractor and yearly safety inspections are required. For more information contact L&I at (360) 902-6130 or visit their web site at www.Lni.wa.gov/tradeslicensing/elevators.

Building Review (paul.skidmore@mercergov.org)
Comment
Note that the Elevator Section of the Washington State Department of Labor and Industries must perform a safety inspection and issue an annual operating permit for elevators and other lifting devices. For more information contact L&I at (360) 902-6130 or visit their web site at www.Lni.wa.gov/tradeslicensing/elevators. 

Building Review (paul.skidmore@mercergov.org)
Comment
Provide calculations justifying guard design. Include connection design at base. Anchors shall be designed for cracked concrete conditions per ACI318-14. Indicate minimum edge distances for anchors.

Building Review (paul.skidmore@mercergov.org)
Comment
Please note on the drawings that private residence elevators shall comply with ASME A17.1 as required by IRC Section R321.1.



greg andrews (tutgreg@msn.com)
Sticky Note
note added to sheet A-10

greg andrews (tutgreg@msn.com)
Sticky Note
note added to sheet A-10

greg andrews (tutgreg@msn.com)
Sticky Note
note added to sheet A-10

greg andrews (tutgreg@msn.com)
Sticky Note
calculations attached



Building Review (paul.skidmore@mercergov.org)
Comment
Provide licensed geotechnical engineer soil and design criteria.
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Callout Textbox
BASED ON LETTER JN-21018 BY GEOTECH CONSULTANTS, INC. DATED FEBRUARY 15, 2021.

Sandro Kodama (skodama@quantumce.com)
Sticky Note
An updated letter by the geotechnical engineer for the reduced scope of earth work has been provided.  The structural drawings have been revised to reflect the improved design values. The drawings also reference the updated letter.
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Callout Textbox
#4 X2'-0" EPOXY DOWEL AT 18" O.C. EMBED 4" MIN.



Civil Review (ruji.ding@mercergov.org)
Civil Engineering Comments
There are no civil or arch plans showing where the retaining wall drainage will be connecting. It cannot defer to the contractor. It will need to be designed.

Building Review (paul.skidmore@mercergov.org)
Comment
Provide appropriate design calculations. The foundation system existing appears to be a crawlspace. Confirm capacity of existing structure to resolve the generated sliding force.
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Building Review (paul.skidmore@mercergov.org)
Comment
Please provide a manufacturer’s specification or construction details to clarify the installation of the elevator support system, particularly the connection to the support wall(s). If side-mounted to a wall please verify that the proposed construction is adequate to resist the maximum overturning moment at the top of the elevator assembly.
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Sandro Kodama (skodama@quantumce.com)
Sticky Note
See sheet A-10 for elevator installation guidelines.  Detail 8/S4.0 has been deleted as it is no longer applicable.





Building Review (paul.skidmore@mercergov.org)
Comment
Provide blocking between studs where lateral forces are transfered.

Building Review (paul.skidmore@mercergov.org)
Comment
Potential hinge? How are out-of-plane forces resolved?

Building Review (paul.skidmore@mercergov.org)
Comment
Provide uplift connection(s) for overframed portion of roof.

Building Review (paul.skidmore@mercergov.org)
Comment
Provide blocking between studs where lateral forces are transfered.

Building Review (paul.skidmore@mercergov.org)
Comment
Provide blocking between studs where lateral forces are transfered.

Building Review (paul.skidmore@mercergov.org)
Comment
Indicate how diaphragm continuity is maintained at ridge conditions.
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Callout Textbox
2x CONT. CEILING RAFTER W/ (5) 10D NAILS @ EA. END.
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skodama
Comment
Provide blocking between studs where lateral forces are transfered.
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2X BLOCKING BTWN STUDS
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Comment
Provide blocking between studs where lateral forces are transfered.
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2X BLOCKING BTWN STUDS PER 9/S4.2
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Callout Textbox
Revise to show ridge beam flush to top of joists similar to detail 6
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FASTEN PLATES TO FRAMING W/ (2)#10X4" SCREWS AT EACH RAFTER, TYP.

Sandro Kodama (skodama@quantumce.com)
Sticky Note
Blocking has been added.  See revised drawings.

Sandro Kodama (skodama@quantumce.com)
Sticky Note
Blocking has been added, see revised drawings.

Sandro Kodama (skodama@quantumce.com)
Sticky Note
Blocking has been added.  See revised drawings.

Sandro Kodama (skodama@quantumce.com)
Sticky Note
(2)#10x4" screws have been added to connect the 2x plate to each rafter.  See revised drawings.

Sandro Kodama (skodama@quantumce.com)
Sticky Note
Ridge beam has been moved to underside of sheathing to allow for shear transfer.  See revised drawings.

Sandro Kodama (skodama@quantumce.com)
Sticky Note
Plates and header are to be continuous for this short section of wall so that they can span horizontally to returns.
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