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 PROPERTY DETAILSPROJECT TEAM 

OWNER: 
Tom & Kim TSO
8802 SE 37th St.
Mesrcer Island WA 98040
email: 

DESIGNER:
Kesh Design Lines
Tel: 425.361.7325
email: kesh@keshdesignlines.com

ENGINEERING:
As Needed

JOB NAME: TSO ADDITION & ADU
SITE ADDRESS:
8802 SE 37th ST. MERCER ISLAND WA 98040

LEGAL DISCRIPTION:
MADRONA CREST ADD

ZONING: R-8.4  Single Family(Res Use/Zone)
 
PARCEL # : 502190-0455

S
C

A
LE

: 1
" =

 1
0'

-0
"

LOT COVERAGE

PROJECT NARATIVE 
SHEET INDEX 

P1    SITE PLAN
P2    SUPP. SHEET & GFA CALCULATIONS
A2    GENERAL NOTES
A3    AS BUILT
A4    PROPOSED MAIN & UPPER FLOOR
A5    ELEVATIONS
A6    FOUNDATION & MAIN FLOOR FRAMING
A7    SECTIONS
A8    SECTION & DETAILS
A9    FRAMING PLAN & NOTES
A10  STAIRS & BALCONY DETAILS
A11  ROOF PLAN
A12  SHEARWALL DETAILS
A13  WINDOW SCHEDULE & ENERGY CALCS.
D1    DETAILS & NOTES
D2    DETAILS & NOTES

Exist. Patio

Proposed is a 2 story Addition above and to the rear of the existing 750 SF garage.   
One bedroom and One bath on lower level and Master Bed and Bath on upper level -
ADU totaling 603 SF.
Principal dwelling unit will be owner occupied. 
New construction details will follow the existing design of the house including windows,
siding and roof pitch. 
2 Additional on site parking will be designated for the ADU  
No trees will be removed or disturbed

Power
Pole

OH Power

U
G

 P
ow

er

To remain Grass (Critical root
zone for city tree)

NOTE: Existing driveway apron
will not be extended to ROW.

SITE PLAN
SCALE: 1' = 10'-0"
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STRUCTURAL:
S0  GEN. NOTES
S1   FRAMING PLAN
S2   FRAMING DETAILS
S3   WSW DETAILS

STRUCTURAL CALCULATIONS:
Page 1 - 22

Downspout

HARDSCAPE CALCULATIONS

LOT SLOPE

Prop. Addition Roof
Line 340 SF

Exist. Roof Line 
House 1,657 SF

Prop. Addition 340 SF

Foot Path to ADU
Entry 180 SF

Exist. Roof Line 
Garage 927 SF

Exist. Roof Line 
Shed 94 SF (Demo)

Exist. Walkway
607 SF 

Exsit. Walkway 97 SF

35.87%

7.31%
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1"
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'-3

"

6'
-1

0"

8'-3"

3'
-3

"

1' 2'-8" 10"

26'-6"

8'
-1

1"

29'-10" X 21'-3"
633 SQ FT

8'-0" X 8'-10"
70 SQ FT

4'-10" X 8'-10"
37 SQ FT

8'-3" X 11'-2"
92 SQ FT

14'-9" X 13'-6"
198 SQ FT

1'
-6

" X
 2

'-1
1"

4 
SQ

 F
T

4'-8" X 6'-9"
31 SQ FT

6'-6" X 12'-2"
78 SQ FT

15'-8" X 20'-4"
297 SQ FT

13'-8" X 14'-6"
198 SQ FT

13'-3" X 12'-11"
170 SQ FT

16'-4" X 14'-4"
225 SQ FT

4'-8" X 6'-7"
31 SQ FT

9'-10" X 6'-10"
129 SQ FT

15'-5" X 3'-5"
53 SQ FT

4'-6" X 3'-5"
15 SQ FT

14
'

9'

ENTRY

EXISTING GARAGE

EGRESS

UTILITY

MATERIALS APPROVED FOR 1
HOUR CONSTRUCTION (5/8" TYPE X

GYPSUM BOARD) SHALL BE
APPLIED TO THE GARAGE SIDE OF
THE SEPARATION BETWEEN THE

GARAGE AND LIVING AREA.
(INCLUDING CEILING AND CEILING

SUPPORT ELEMENTS) 

FURNACE

ADU
BEDROOM 1

ADU BATH

LIVING

FORMAL DININGLIVING

OFFICE

LAUNDRY

POWDER
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STORAGE STAIRWELL
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A5
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5'-2" 6' 1'-7"
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-5

"
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"
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8'
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1"
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"

9'-2" 7'-5" 9'-8" 2'-10" 15'-4"

5'-9"

3'
-5

"

3'-6"

3'-4"

12'-10" X 12'-11"
177 SQ FT

16'-4" X
16'-0"

268 SQ FT

8'-9" X 4'-4"
91 SQ FT

5'-9" X 6'-4"
59 SQ FT

3'-7" X 4'-4"
15 SQ FT

534 SQ FT

11'-11" X 10'-6"
122 SQ FT

3'-2" X 3'-4"
11 SQ FT

15'-8" X 20'-1"
282 SQ FT

13'-8" X 14'-6"
198 SQ FT

15'-8" X 3'-5"
53 SQ FT

2'-0" X 5'-7"

11 SQ FT

6'-2" X 6'-10"
42 SQ FT

10'-0" X 11'-4"
160 SQ FT

9'-6" X 13'-6"
129 SQ FT

9'-1" X 13'-6"
121 SQ FT

5'-6" X 9'-0"
56 SQ FT

4'-11" X 6'-1"
30 SQ FT

15'-2" X 7'-3"
130 SQ FT

9'-4" X 5'-11"
55 SQ FT

2'-9" X 3'-5"
9 SQ FT

2'-9" X 3'-6"
10 SQ FT

2'-0" X 7'-10"
16 SQ FT

1'-6" X 4'-10"
7 SQ FT

ADU BATH

ADU BEDROOM 1

ADU
GREAT

EGRESS

CEILING
HEIGHT 19'

LIVING AREA

SHOWER

ADU
OPEN

BELOW

ADU
LAUNDRY

OPEN BELOW

OPEN BELOW

OPEN BELOW

BEDROOM 1

BEDROOM 2

BEDROOM 3

BATH

MASTER BATH

CLOSET

CLOSET
CLOSET

MASTER BEDROOM

HALL

CLOSET

BATH

CLOSET

ADU
CLOSET

ADU
STORAGE

SITE
LOCATION 

ADU UPPER FLOOR
ROOM NAME AREA, INC. WALLS

ADU BATH 71.18
ADU BEDROOM 1 142.27
ADU CLOSET 14.58
ADU GREAT 291.40
ADU LAUNDRY 15.36
ADU STORAGE 22.75
ADU OPEN BELOW 33%46.00

TOTALS: 603.54 SF

ADU LOWER FLOOR
ROOM NAME AREA, INC.

WALLS NOTES

ADU BATH 45.35
ADU BEDROOM 1 78.47
ADU CLOSET 1 6.39
ADU HALL/ENTRY 129.09
(CEILING HEIGHT MODIFIER) 31.18 GRAY AREA

TOTALS: 290.48 SQ. FT.

ADU TOTAL
ROOM NAME AREA, (INC WALLS) 

LOWER FLOOR 290.48 SF
UPPER FLOOR 603.54 SF

TOTAL: 894.02 SF

EXISTING ROOM AREA - LOWER LEVEL

 AREA (INC. WALLS) AREA, INTERIOR (SQ FT) CEILING HEIGHT DIMENSIONS NOTES

243 225 109 1/8" 16'-4" X 14'-4"
143 129 109 1/8", 121 3/4" 9'-10" X 6'-10"
46 33 18.2' 4'-11" X 6'-9" GRAY AREA
34 31 109 1/8" 4'-8" X 6'-7"
90 78 109 1/8" 6'-6" X 12'-2"
218 198 109 1/8" 14'-9" X 13'-6"

198 18.2' 13'-8" X 14'-6" GRAY AREA
189 170 109 1/8" 13'-3" X 12'-11"
37 31 109 1/8" 4'-8" X 6'-9"
59 53 121 3/4" 15'-5" X 3'-5"
18 15 109 1/8" 4'-6" X 3'-5"
104 92 112 5/8" 8'-3" X 11'-6"

1,408.0 SF 1,253.0 SF

EXISTING ROOM AREA - UPPER LEVEL

AREA, (INC. WALLS) AREA, INTERIOR (SQ FT) CEILING HEIGHT DIMENSIONS NOTES

64 56 121 1/2" 5'-6" X 9'-0"
10 7 121 1/2" 1'-6" X 4'-10"
138 121 121 1/2" 9'-1" X 13'-6"
196 177 121 1/2" 12'-10" X 12'-11"
149 129 121 1/2" 9'-6" X 13'-6"
13 10 121 1/2" 2'-9" X 3'-6"
20 16 121 1/2" 2'-0" X 7'-10"
36 30 121 1/2" 4'-11" X 6'-1"
61 55 121 1/2" 9'-4" X 5'-11"
12 9 121 1/2" 2'-9" X 3'-5"
166 160 121 1/2" 10'-0" X 11'-4"
148 130 121 1/2" 15'-2" X 7'-3"
211 198 243 1/4" 13'-8" X 14'-6"
46 42 243 1/4" 6'-2" X 6'-10"
57 53 243 1/4" 15'-8" X 3'-5"

1,,327 SF 1,193 SF

EXISTING HOUSE TOTAL
AREA, INTERIOR (SQ FT)

1,253 SF
1,193 SF

2,446.0 SF

833.0 SF

GFA TOTAL
EXISTING NEW ADU

2,446 SF 894.02 SF

TOTAL: 3,340.02 SF

3,346 / 12,100 = 27.60%  ROOF AREA
NUMBERAREA, SURFACE

(SQ FT)
G01 100.16
G02 145.68
G03 11.44
G04 118.53
G05 12.38
G06 14.51
G07 148.03
G08 16.33
G09 17.99
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DESIGN CRITERIA 

APPLICABLE CODES 

CITY OF MERCER ISLAND MUNICIPAL CODE
2018 INTERNATIONAL BUILDING CODE
2018 INTERNATIONAL RESIDENTIAL CODE
2015 INTERNATIONAL FIRE CODE
2015 INTERNATIONAL MECHANICAL CODE
2015 INTERNATIONAL FUEL AND GAS CODE
2015 UNIFORM PLUMBING CODE
2012 WASHINGTON CITIES ELECTRICAL CODE
CITY OF MERCER ISLAND ELECTRICAL CODE
STATE ENVIRONMENTAL POLICY ACT (SEPA)
WASHINGTON STATE ENERGY CODE

Wind Speed:                   110 mph (IBC Figure 1609A)
Wind Exposure:               Category C
Kzt Factor:                      1.6 Per City of Mercer Island Wind Map
Ground Snow Load:        25 psf (Snow drift per ASCE 7-10)
Rain-on-Snow Surcharge: 5 psf added to flat roofs per (ASCE 7-10)
Seismic Design Category: D2
Rainfall:                            1"/Hr (UPC Table D101.1)
Soil Bearing Capacity:       1500 psf (IBC Table 1806.2) 
 

COMPLIANCE PATH PRESCRIPTIVE: 
International Residential Code 2018 (IRC 2018)
with WA State Amendments

  TOPO & UTILITIES  MAP nts  

GROSS FLOOR AREA

3,219 SF 851 SF

4,130 SF

4,130  34.13%

1,253

3,279

1,253

3,279

851
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COMPLIANCE PATH PRESCRIPTIVE: 

International Residential Code 2018 (IRC 2018)
with WA State Amendments

20
18

R
EV

 #
12

: 0
1.

24
.2

4

APPLIANCE PACKAGE & ENERGY CREDITS:

HEAT PUMP SPECS:                 CREDITS CLAIMED

Make: MRCOOL
Model: DIY-18-HPWMAH-230C25
Energy Star Rated:  HSPF  9                                  1.00

APPLIANCE SPECS.                               0.50

Vent-less Dryer:     Samsung   DVE456100P
Clothes Washer:    Samsung   WF45R6100AP
Stove:                     Frigidaire   FFEH3054U S/W/B              
Refrigerator:          Frigidaire   FFHB2750T D/S/P/E 
Dish Washer:         Frigidaire   FFID2426T D/S

Note: All Electric &  Energy Star Rated

WATER HEATER SPECS.                   0.50

Make: Rheem            Model:  RTEX-24
Type:   Electric    Tank less           

EFFICENT BUILDING ENVALOPE:                            1.00
  

                                                            TOTAL:      3.00  (Required 3.00)

Specification Sheets for all provided
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ROOM FINISH SCHEDULE (UPPER FLOOR)
ROOM NAME AREA, INTERIOR (SQ FT) CEILING FINISH HEIGHT
OPEN BELOW 32 218 1/8"
OPEN BELOW 195
STAIRWELL 26
BATH 42 96 3/8"
BATH 114 96 3/8"
BEDROOM 1 (MASTER) 279 96 3/8"
BEDROOM 2 100 96 3/8"
BEDROOM 3 92 96 3/8"
BEDROOM 4 97 96 3/8"
CLOSET 21 96 3/8"
CLOSET 28 96 3/8"
CLOSET 8 96 3/8"
CLOSET 5 96 3/8"
CLOSET 11 96 3/8"
HALL 138 96 3/8"
STORAGE 4 96 3/8"
TOTALS: 1192

ROOM SIZE SCHEDULE (LOWER FLOOR)
ROOM NAME AREA, INTERIOR (SQ FT) CEILING FINISH HEIGHT
ENTRY VAULTED 20 120 1/4"
FAMILY VAULTED 195 120 1/4"
STORAGE 42 107 5/8", 120 1/4"
DINING 229 107 5/8"
ENTRY / HALL 75 107 5/8"
FORMAL DINING 138 107 5/8"
HALL 28 107 5/8"
KITCHEN 130 107 5/8"
LAUNDRY 66 107 5/8"
LIVING 134 107 5/8"
OFFICE 110 107 5/8"
POWDER 16 107 5/8"
TOTALS: 1182

GARAGE SIZE
ROOM NAME AREA, INTERIOR (SQ FT) CEILING HEIGHT
GARAGE 635 109 1/8"
STORAGE SHED TO BE DEMOLISHED 63 109 1/8"
UTILITY 90 97 1/2"
TOTALS: 789

HEIGHT CALCULATIONS
BENCHMARK: POWER POLE 100'

LABEL MIDPOINT ELV. * WALL SEG.** * X **
A 101' 39.49' 3,988
B 100' 33.62' 3,362
C 100' 8.58' 858
D 100' 2.25' 225
E 100' 13.09' 1309
F 100' 2.25' 225
G 100' 16.82' 1582
H 100' 33.62 3362
I 100' 7.82' 782
J 100' 6.91' 691
K 100' 4.25' 425
L 100' 9.34' 934
M 100' 23.17' 2317
N 100' 9.34' 934
O 100' 3.38' 338
P 101' 21.82 2204
Q 101' 30.80' 3111
R 101' 2.91' 294
S 101' 7.74' 782

TOTAL: 1,905' 277.20' 27723

(A) X (B) = 27723
DIVIDE WALL SEC. = 277.20'
ABE = 100' + 30' = 130'

EXIST. HOUSE HEIGHT: 127.21' CONFORMS
PROPOSED ADU HEIGHT: 124.38' CONFORMS
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AS BUILT
SCALE: 1/4" = 1'-0"

No change proposed to
main house lower & upper

floors

Proposed Second story ADU
above exst. garage

B
300'

B
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C
300'

C
300'

R
EV

 #
12

: 0
1.

24
.2

4

LOWER FLOOR

UPPER FLOOR

P
R

O
P
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S

E
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A

T
H

 

A
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A
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C
300'

C
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E
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E
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J
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J
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M
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P
301'

P
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Q
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R
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D
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L
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L
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K
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K
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N
300'

N
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O
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S
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S
301'

BUILDING HEIGHT CALCS.



WH

Heat Pump Compressor Unit

40
40

LS
30

40
LS

4040LS1740FX

W02W02
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 / 

L
SB
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L
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 / 

L
SB

 / 
L

SB
 / 

L

SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L SB / L

50 CFM

CO/SD

CO/Smoke Detector

E4
A5

E4
A5

E4
A5

E4
A5

S1
A7
S1
A7

S2
A7
S2
A7

S3
A7
S3
A7

E3
A5

E3
A5

E3
A5

E3
A5

E1
A5

E1
A5

E1
A5

E1
A5

E2
A5

E2
A5

E2
A5

E2
A5

27
'-2

"

29'-11"

8'
-1

1"

21
'-5

"

11
'-3

"

6'
-1

0"

8'-3"

3'
-3

"

1'-7" 16' 2'-10" 9' 1'-4"

7'-10" 30'-9"

82'-11"

9'
-1

0"
18

'-7
"

3'
-3

"

2'
-9

"
9'

-1
0"

6'
-5

"
12

'-2
"

3'
-5

"

21
'-1

0"
9'

-1
0"

36
'-7

"

4'7'-8"

3'-4"27'-6"7'-9"16'

82'-11"

1'-2"3'3'-8"

21
'-1

1"

12'-0 1/16"18'-3 7/8"

1' 2'-8" 10"

26'-6"

8'
-1

1"

3'-1"
1'-6 1/2"

8'-0 1/2" 12'-11 1/2"

270 SQ FT

29'-10" X 21'-3"
633 SQ FT

8'-0" X 8'-10"
70 SQ FT

4'-10" X 8'-10"
37 SQ FT

8'-3" X 11'-2"
92 SQ FT

1'
-6

" X
 2

'-1
1"

4 
SQ

 F
T

4'-8" X 6'-9"
31 SQ FT

6'-6" X 12'-2"
78 SQ FT

15'-8" X 20'-4"
297 SQ FT

4'-8" X 6'-7"
31 SQ FT

9'

LIVING AREA

ENTRY

EXISTING GARAGE

EGRESS

UTILITY

MATERIALS APPROVED FOR 1
HOUR CONSTRUCTION (5/8" TYPE X

GYPSUM BOARD) SHALL BE
APPLIED TO THE GARAGE SIDE OF
THE SEPARATION BETWEEN THE

GARAGE AND LIVING AREA.
(INCLUDING CEILING AND CEILING

SUPPORT ELEMENTS) 

FURNACE

ADU
BEDROOM 1

ADU BATH

LAUNDRY

POWDER

DINING / KITCHEN

HALL

C
LO

SE
T

Heat Pump Compressor
DN

DN

D
/W R

EF.

Ductless Heat Pump

D
uc

tle
ss

 H
ea

t P
um

p

Tankless Water Heater  

W07W07W07W07W06W06

W10W10

W04W04 W03W03

40
40

LS
40

64
LS

4063LS

W10W10

W01W01

30
X2

2
AT

TI
C

AC
C

ES
S

CO/SD

CO/Smoke Detector

50 CFM

10
0 

C
FM

E4
A5

E4
A5

E4
A5

E4
A5

S1
A7
S1
A7

S2
A7
S2
A7

S3
A7
S3
A7

E3
A5

E3
A5

E3
A5

E3
A5

E1
A5

E1
A5

E1
A5

E1
A5

E2
A5

E2
A5

E2
A5

E2
A5

3'-4"

5'-2" 6' 1'-7"

13'-8"

3'-11" 5' 3'-6" 18'-4"

7'-10" 12'-5" 18'-4"

84'-11"

16
'-6

"
9'

-5
"

16
'-6

"
9'

-5
"

17
'

7'
-2

"
7'

-8
"

2'-1"6'5'-8"

3'-4"13'-9"13'-8"7'-10"

7'
-2

"
11

'-1
"

6'
-5

"
10

'-7
"

12'

12'-9"

8'
-1

1"

5'-9"

3'
-5

"

3'-6"

3'-4"

7'
-7

 1
/8

"

16'-4" X
16'-0"

268 SQ FT

8'-9" X 4'-4"
91 SQ FT

5'-9" X 6'-4"
59 SQ FT

3'-7" X 4'-4"
15 SQ FT

534 SQ FT

11'-11" X 10'-6"
122 SQ FT

3'-2" X 3'-4"
11 SQ FT

2'-0" X 5'-7"

11 SQ FT

4'-11" X 6'-1"
30 SQ FT

ADU BATH

ADU BEDROOM 1

ADU
GREAT

EGRESS

CEILING
HEIGHT 19'

LIVING AREA

SHOWER

ADU
OPEN

BELOW

ADU
LAUNDRY

MASTER BATH

CLOSET

MASTER BEDROOM

ADU
CLOSET

ADU
STORAGE

N

Exst. Door to be
retained

ADU LOWER FLOOR
ROOM NAME AREA, INC.

WALLS NOTES

ADU BATH 45.35
ADU BEDROOM 1 78.47
ADU CLOSET 1 6.39
ADU HALL/ENTRY 129.09
(CEILING HEIGHT MODIFIER) 31.18 GRAY AREA

TOTALS: 290.48 SQ. FT.

ADU UPPER FLOOR
ROOM NAME AREA, INC. WALLS

ADU BATH 71.18
ADU BEDROOM 1 142.27
ADU CLOSET 14.58
ADU GREAT 291.40
ADU LAUNDRY 15.36
ADU STORAGE 22.75
ADU OPEN BELOW 33%46.00

TOTALS: 603.54 SF

ADU TOTAL
ROOM NAME AREA, (INC WALLS) 

LOWER FLOOR 290.48 SF
UPPER FLOOR 603.54 SF

TOTAL: 894.02 SF
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PROPOSED MAIN & UPPER FLOOR PLAN
SCALE: 1/4" = 1'-0"

MAIN FLOOR PLAN UPPER FLOOR PLAN
SCALE: 1/4" = 1'-0" SCALE: 1/4" = 1'-0"
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W02W02

W04W04

W03W03 4040LS

W10W10

Grade Level
0'

Rough Ceiling - 1st Floor
9'

10
7 

1/
2"

27
'-1

"

30
'

23
'-3

"

Avg. Grade (100.25')

HEIGHT OF EXIST.  STRUCTURE ABOVE ABE

Allowed Building Height

W02W02

W04W04

W03W03 4040LS

W10W10

W10W10
W01W01

W10W10
W01W01

W06W06

4040LS

W05W05 W06W06

4063LS

Grade Level
0.0'

Ceiling Finish - 1st Floor
9.0'

10
9"

23
'-7

"

30
'

26
'-9

"

Avg. Grade (300.25')

Proposed Addition Elevation

Allowed Building Height

Existing House Height

W06W06

4040LS

W05W05 W06W06

4063LS

4

12

NORTH ELEVATIONE4E4 SCALE: 1/4" = 1'-0"
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E1E1
SOUTH ELEVATION

SCALE: 1/4" = 1'-0"

E2E2
EAST ELEVATION

SCALE: 1/4" = 1'-0"

COMPLIANCE PATH PRESCRIPTIVE: 

International Residential Code 2018 (IRC 2018)
with WA State Amendments

EGRESS

Ex
is

tin
g 

G
ar

ag
e

EGRESS

R
EV

 #
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: 0
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4

WEST ELEVATION
E3E3

SCALE: 1/4" = 1'-0"

Finish Grade (Existing & proposed)Finish Grade (Existing & proposed)

Finish Grade (Existing & proposed) Finish Grade (Existing & proposed)

WINDOW TRIM:
Exterior window trim /
casing to match existing
house trim

Provide roof intake
vents along length of

roof. (per manufactures
installation

specifications)

SHED ROOF



N

S

S

S

S

5x8 Post

5x8 Post

EXISTING GARAGE FOUNDATION

EPOXY SET DOWELS (#5X12") AT
JOIN OF NEW TO EXIST. FDN. EMBED
3 1/2" MIN. TYP (2) LOCATIONS

4" DIA. PERF. FOOTING DRAIN IN
12X12 WASHED GRAVEL TRENCH
WRAP IN FILTER FABRIC

1/2" SILL PLATE BOLTS W/ 1 1/2"
WASHERS & NUT IMBEDDED 7 1/2"
MIN IN CELL FILLED W/ NON
SHRINK GROUTE. 12" FROM ENDS
OF SILL PLATE & EVERY 6' OC

STHD14

STHD14STHD14
STHD14 STHD14

STHD14

STHD14

STHD14

STHD14

CAST-IN-PLACE
ANCHOR BOLT

REINFORCING STEEL AS REQUIRED

VAPOR BARRIER

UNDISTURBED SOIL

2x6 TREATED MUDSILL

2x6 FRAMING MEMBER

SILL SEALER

FINISH FIBER CEMENT PANEL
SIDING

FLASHING Per IRC
Section R403.3.2

SLOPE FINAL GRADE
Per IRC Section R403.3.2

4" CONCRETE SLAB w/
CONTINUOUS PERIMETER THICKENED END SLAB
Per IRC Sections R403.1 & R508

Nominal 4" Screened & Washed
GRAVEL Per IRC Section
R403.3.3

R-10 RIGID
INSULATION Per IRC
Section R403.3.1

1x FURRING 'RAIN SCREEN'
PER MANUFACTURES
INSTRUCTIONS
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FOUNDATION 
SCALE: 1/4" = 1'-0"

F1F1

F1F1

F2F2 F2F2

F2F2

RENDITION - NTS

6
D1
6

D1

7
D1
7

D1

NEW FLOOR FRAMING CONSTRUCTION:
FINISH FLOORING PER PLAN
S.O.G - 4" Concrete Slab Floor
Min. R-10 Rigid Foam Insulation on Perimeter

CONTINUOUS THICKENED EDGE CONC.
FOOTING W/ (2) #4 CONTINUOUS HOR.
REBAR OVER 4" GRAVEL OR CRUSHED
STONE FILL

NOTES:
ALL CONCRETE FOOTING & FOUNDATION
CONSTRUCTION PRESCRIPTIVE PATH USED. 
REFERENCES TO CHAPTER 4 FOUNDATIONS 2018 IRC
CODE WITH AMENDMENTS 2018 WA RESIDENTIAL CODE
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D1D1

Thickened Concrete Slab Foundation (Typ. NTS)
IRC R403.1.3 (Seismic Cat. D)

12" Min

12" Max

SEE NEW STRUCTURAL (S) SHEETS



W06W06W07W07 W07W07

-1.3'

Grade Level
0.0'

15
 1

/2
"

Ceiling Finish - 1st Floor
9.0'

10
8 

1/
2"

Floor Finish - 2nd Floor
10.2'

14 1/8"

Ceiling Finish - 2nd Floor
19.2'

10
8" W06W06W07W07 W07W07

W01W01
W10W10

-4.8'
-4.2' 8"

-1.0'

38
 1

/2
"

Grade Level
0.0'

11
 1

/2
"

9.1'

10
9"

Ceiling Finish - 2nd Floor
19.2'

12
1 

1/
2"

W01W01
W10W10

-1.3'

Rough Ceiling - 1st Floor
9.1'

10
'-4

 1
/2

"

Top of Subfloor - 2nd Floor
10.1'

1'
-1

"

Rough Ceiling - 2nd Floor
19.3'

9'
-1

 1
/2

"

Ridge
23.4'

4'
-1

 1
/2

"

W02W02

W10W10

W02W02

W10W10

4

12
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S1S1
SECTION

SCALE: 1/4" = 1'-0"

S2S2
SECTION

SCALE: 1/4" = 1'-0"

Bedroom 2
Hall

Attic

Existing Garage

Great Room

Attic

Great Room

Existing Garage Existing Utility

Bedroom 2

Bath

Bedroom 1

Bath

Attic

S3S3
SECTION

SCALE: 1/4" = 1'-0"

S4S4
SECTION

SCALE: 1/4" = 1'-0"

Existing Utility & Garage

Bedroom 1

Entry / Stair well

ADU
Entry  

New Crawl Space

Closet

Kitchen

R
EV
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See Structural (S)
Sheets for Stair

Details

New Crawl Space New Crawl Space
Existing S.O.G.

Floor

SHED ROOF ASSEMBLY:
1, Intake Vents:  Eave venting (3) 2" Dia.
"Bird Holes" Per Eave block )71/2"" sq. in.
per block
2. Exhaust Vents: Off Ridge vent per
manufactures installation instructions
3. Insulation: Provide R-49 Batt Insulation.



Top of Garage Slab
-0.3'

Ceiling Finish - 1st Floor
9.0'

9'
-4

"

Floor Finish - 2nd Floor
10.2'

1'
-2

"

Ceiling Finish - 2nd Floor
19.2'

9'
-0

"

5'-8"

1' 6"

3'

FLOOR  ASSEMBLY:
Finish floor by owner
New S.O.G. Concrete floor
Min. R10 Rigid Insulation
Compact Crushed Rock

UPPER FLOOR ASSEMBLY:
See Structural for Floor Joists & subfloor
details
1HR U311 STC 50 - CEILING ASSEMBLY
U311: Resilient furring channels attached 24" o.c. horizontally
to one side of 2x4 wood studs 16" or 24" o.c. with 1-1/4" type
W screws. 1/2" x 3" gypsum board filler strips attached to
floor and ceiling plates with 1-1/4" type W screws 3'-0" o.c.
5/8" (15.9 mm) Fire-Shield C Gypsum Board applied
horizontally to channel with 1" type S screws 12" o.c. on all
edges and intermediate channels and atttached to top and
bottom plates with 1-7/8" type S screws 12" o.c. Vertical butt
joints between studs back-blocked with 20" long piece of
resilient channel. 5/8" (15.9 mm) Fire-Shield C Gypsum
Board applied horizontally on opposite side directly to wood
studs with 1-1/4" type W screws spaced 12" o.c. Horizontall
joints in line, vertical joints staggered each side. Mineral wool
insulation 3" thick friction fit between studs.

UPPER FLOOR CEILING ASSEMBLY:
Bottom Truss Ceiling
Min. R-49 Batt Insulation
1/2" GWB 

FOUNDATION
(Refer to structural for details)

TYP. EXTERIOR WALL CONSTRUCTION:
Siding to match existing Wood Lap house siding.
5# felt building wrap
2x6 studs @ 16 OC (std framing)
Min. R-21 Batt Insulation (Heated Spaces)
1/2" GWB @ inside face per plan

TYP. ROOF CONSTRUCTION:
Comp. Shingles to match existing house roof
1/2" CDX Plywood 
Per Manufactured Trusses @ 24" O.C.
R-49 Batt Insulation 
Insulation Baffle Extended 12" Abv. Insul. 1 1/2" Clr. Airspace
Provide Intake Vents (as detailed or similar)
Vented 2x Blocking w/ Toe Nail (Per IRC R806)
Hurricane Ties per Truss Manuf. Specs @ each truss 
Provide Screened soffit vents 1 sq.ft. per 150
Sq.ft. of attic area.(  sq.ft).  

4

12

S3S3
SECTION

SCALE: 1/2" = 1'-0"
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COMPLIANCE PATH PRESCRIPTIVE: 

International Residential Code 2018 (IRC 2018)
with WA State Amendments

EXISTING GARAGE

12
D2
12
D2

13
D2
13
D2

14
D2
14
D2
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4

See Structural (S)
Sheets for Stair

Details

Provide roof intake
vents along length of
roof. (per manufactures
installation
specifications)



# MSTC48B3

# MSTC48B3

# MSTC48B3

# MSTC48B3

WH

2x6 x 52" Header (2) 2x6 x 76" Header (2)

1 1/2 x 10 5/8 x 116" Header (2)1 1/2 x 10 5/8 x 200" Header (2)

2x
6 

x 
36

" H
ea

de
r (

2)
2x

6 
x 

41
" H

ea
de

r (
2)

2x
6 

x 
36

" H
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de
r (

2)
2x

6 
x 

36
" H

ea
de

r (
2)

2x6 x 41" Header (2)

2x
6 

x 
30

" H
ea

de
r (

2)

5"
 x

 1
2"

 G
lu

la
m

 B
ea

m

3 
1/

2 
x 

12
 L

V
L 

B
ea

m

21
'-1

1"

12'-0 1/16"18'-3 7/8"

2 1/2 x 11 7/8 I-Joist 16" OC

2x6 x 65" Header (2) 2x6 x 36" Header (2)

2x6 x 70" Header (2)2x6 x 70" Header (2)2x6 x 70" Header (2)
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Open Through
For Stair Framing

RENDITION - NTS

FRAMING PLAN & NOTES
SCALE: 1/4" = 1'-0"

2nd FLOOR - FLOOR FRAMING

2nd FLOOR CEILING FRAMING

Open Through
For Stair Framing

RENDITION - NTS

COMPLIANCE PATH PRESCRIPTIVE: 

International Residential Code 2018 (IRC 2018)
with WA State Amendments
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STAIR DETAILSS1S1
SCALE: 1/2" = 1'-0"

UP

8'
-1

1"

12'-11 1/2" Heat Pump Compressor

W04W04

W03W03

W04W04

W03W03

DN

DN

W04W04 W03W03
13'-8"

5'-9"

7'
-7

 1
/8

"

3'-7" X 4'-4"
15 SQ FT

ADU
STORAGE
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BALCONY GUARD RAIL DETAILS
B1B1

SCALE: 1/2" = 1'-0"
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BALCONY FLOOR ASSEMBLY & WATERPROOFING DETAILS

BALC
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ATE
D

See Structural (S)
Sheets for Stair

Details



1. ALL TRUSSES SHALL CARRY MANUFACTURERS STAMP.

2. ALL TRUSSES SHALL BE INSTALLED & BRACED TO MANUFACTURERS
SPECIFICATIONS.

3. ALL TRUSSES WILL NOT BE FIELD ALTERED WITHOUT PRIOR BUILDING
DEPT. APPROVAL OF     ENGINEERING CALCULATIONS.

4. ALL TRUSSES SHALL HAVE DESIGN DETAILS & DRAWINGS ON SITE FOR
FRAMING INSPECTION.

5. NON BEARING WALLS SHOULD BE HELD DOWN FROM THE TRUSS BOTTOM
CHORD W/ SIMPSON STC TO INSURE THAT THE TRUSS BOTTOM CHORD WILL
NOT BEAR ON THE WALL.

6. ALL CONNECTIONS OF RAFTERS, JACK OR HIP TRUSSES TO MAIN GIRDER
TO BE PROVIDED BY TRUSS MANUFACTURE.

7. ALL ROOF FRAMING 24" O.C.

8. ALL ROOF PITCH 8:12

9. SCISSORS TRUSS CEILING PITCH 2:12.

10. TRUSSES MANUFACTURED BY (TO BE DETERMINED)

11. ALL OVERHANGS 16".

ATTIC VENTILATION:
AREA / 300 

PROVIDE 1" MIN. AIR GAP AT
EAVES WITH INSULATION
BAFFLES TYP. AT ALL
TRUSS BAYS.

PROVIDE GABLE VENTS ALL
GABLE ENDS.

PROVIDE GALV. ROOF
VENTS ON BACKSIDE OF
ROOFLINE ABOVE
CONDITIONED AREA.

Per R802.10 Wood Trusses
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SCALE: 1/4" = 1'-0"

ROOF PITCH: 4-12 U.O.N

ROOF PLAN

4 : 12

1.
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3.
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SHED ROOF ASSEMBLY:
1, Intake Vents:  Eave venting (3) 2" Dia. "Bird Holes" Per Eave block )71/2"" sq. in. per block
2. Exhaust Vents: Off Ridge vent per manufactures installation instructions
3. Insulation: Provide R-49 Batt Insulation.
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DN

DN

WINDOW SCHEDULE

ROOM NAME NUMBER QTY FLOOR WIDTH HEIGHT EGR
ESS

TEM
PERE
D

DESCRIPTION U-FACTOR 3D EXTERIOR ELEVATION

ADU GREAT W01 1 2 24" 60" SINGLE CASEMENT-HR 0.28  

ADU BEDROOM 1 W02 1 1 48" 48" YES LEFT SLIDING 0.28  

ADU GREAT W03 1 2 32 1/8" 48" LEFT SLIDING 0.28  

ADU BATH W04 1 2 48" 19" LEFT SLIDING 0.28  

ADU BEDROOM 1 W06 1 2 60" 48" YES RIGHT SLIDING 0.28  

ADU GREAT W07 2 2 60" 48" YES RIGHT SLIDING 0.28  

ADU OPEN BELOW W10 2 2 72" 48" YES FIXED GLASS 0.28  
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NOTE: See Sheet A.02 for:

APPLIANCE SPECS.
HEAT PUMP SPECS.
WATER HEATER SPECS.
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COMPLIANCE PATH PRESCRIPTIVE: 

International Residential Code 2018 (IRC 2018)
with WA State Amendments
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