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PROJECT INFORMATION        

ADDRESS:    3206 74TH PLACE SOUTHEAST

    MERCER ISLAND, WA 98040

PARCEL NUMBER:  130030-2288

LEGAL DESCIPTION:  CALKINS C C 1ST TO EAST SEATTLE N 170 FT

    OF VAC CEDAR PLAZA LESS BEG AT NE

    COR TH S 100 FT TH NWLY TO NW COR

    TH E TO BEG

ZONING:    R - 8.4

LOT AREA:    13,200 SQUARE FEET

    NO INCREASE TO LOT COVERAGE OR

    IMPERVIOUS SURFACE AREA

LOT SLOPE:    17.5% ( SEE SHEET A011 )

CRITICAL AREAS:   SLOPE HAZARD ON PARCEL, ALL

     PROPOSED WORK IS OUTSIDE OF SLOPE

    HAZARD AREA AND BUFFER.

    SEE GEOTECHNICAL REPORT FOR

    CLARIFICATION OF MINIMAL RISK,

    CRITERIA & RECOMMENDATIONS.

OWNER           

CATHERINE DEHAVEN 206.402.1631

     CATHERINEDEHAVEN@GMAIL.COM

ARCHITECT          

HAVN ARCHITECTS PLLC 206.999.7598

KYLE DEHAVEN   KYLE@HAVN.DESIGN

STRUCTURAL ENGINEER        

OG ENGINEERING PLLC 206.290.4608

OWEN GOULD    OWEN@OGENGINEERING.COM

GEOTECHNICAL ENGINEER       

COBALT GEOSCIENCE 206.331.1097

PHIL HABERMAN  COBALTGEO@GMAIL.COM

CONTRACTOR         

# HMCUSC*833BK

HM CUSTOM NW  425.443.0745

GREG MATHISON  GREG@HMCUSTOMNW.COM

LAND USE CODE SUMMARY       

1) NO INCREASE IN EXISTING LOT COVERAGE

2) EXISTING RETAINING WALL, WALKWAY AND STAIRS

     INSTALLED IN CONFORMANCE TO MICC 17.14.010

3) NO HEIGHT INCREASE PROPOSED

ENERGY CODE SUMMARY        

1) ALL WORK CLASSIFIED AS ADDITION IS EXTERIOR OR

    UNCONDITIONED.

2) NO ADDITION TO THE THERMAL ENVELOPE PROPOSED,

    THEREFORE GOVERNING SECTION IS 2018 WSEC R503

3) NO ENERGY CREDITS REQUIRED FOR ALTERATION

4) ALL CAVITIES ACCESSED TO BE FULLY INSULATED

5) ALL FENESTRATION U=0.30 MAX ( SEE A700 )

6) ALTERATION OF MECHANICAL SYSTEMS LIMITED TO RE-

    ROUTING DIRECT VENT EXHAUST OF THE EXISTING GAS

    FIREPLACE APPLIANCE. NO CHANGE TO EXISTING HEATING,

    COOLING, OR VENTILATION SYSTEMS.

7) ALL PROPOSED LIGHTING TO BE HIGH EFFICACY

FIRE SUMMARY          

1) SHALL COMPLY WITH ANY CONDITIONS ESTABLISHED BY THE

    FIRE MARSHALL'S REVIEW

FOUNDATION SYSTEMS        

1) SEE STRUCTURAL DESIGN FOR PILE CONNECTIONS,

2) SEE GEOTECHNICAL REPORT FOR SUB-GRADE DESIGN

    CRITERIA.

3) SEE PERMIT 2012-223 FOR RECORD OF SYSTEM INSTALLATION

    AND ON SITE LOAD TESTING.

APPLICABLE CODES         

ALL WORK SHALL FULLY COMPLY WITH THE FOLLOWING CODES,

AS AMENDED BY THE AUTHORITY HAVING JURISDICTION:

2018 INTERNATIONAL RESIDENTIAL CODE

2018 INTERNATIONAL BUILDING CODE

2018 INTERNATIONAL MECHANICAL CODE

2018 UNIFORM PLUMBING CODE

2018 INTERNATIONAL FUEL GAS CODE

2018 WASHINGTON STATE ENERGY CODE

2018 INTERNATIONAL FIRE CODE

PROJECT SCOPE DECLARATION       

THE FOLLOWING ALTERATIONS AND EXTERIOR ADDITIONS ARE

PROPOSED AND DEFINED IN THE CONTENT OF THIS SUBMITTAL:

1) REPLACEMENT OF THE EXISTING SINGLE PITCHED GARAGE

ROOF (NORTH END OF THE STRUCTURE) WITH A COVERED

DECK. THE EXISTING GARAGE IS UNCONDITIONED AND NO

MODIFICATION TO THE THERMAL ENVELOPE IS PROPOSED,

BEYOND REQUIRED CONSTRUCTION ACCESS. EXISTING

CAVITIES OPENED SHALL BE INSULATED PER 2018 WSEC R503.

2) THE INSTALLATION OF A NEW EXTENSION TO THE EXISTING

ROOF LINE, TO PROVIDE COVER TO THE NEW NORTH DECK.

3) THE GARAGE WALL AND FOOTING MUST BE IMPROVED TO

ADDRESS NEW LATERAL FORCES INTRODUCED BY THE NORTH

DECK & ROOF EXTENSION.

4) THE EXISTING CONCRETE TILE ROOFING IS TO BE REPLACED

THROUGHOUT WITH A RECYCLABLE & LONG LIFESPAN

STANDING SEAM METAL ROOFING SYSTEM.

5) TWO NEW DOORS AT THE NEW NORTH DECK, AND THE

REPLACEMENT OF THE DOOR AT THE PRIMARY ENTRANCE ARE

REQUIRED. THE AREA WEIGHTED AVERAGE U-VALUE FOR ALL

NEW FENESTRATION SHALL NOT EXCEED U=0.30. SEE A700

6) THE EXISTING EAST DECK AND STAIRS WILL BE REPLACED

WITH NEW DECKING, FRAMING, BEAMS, AND COLUMNS. THE

COLUMNS WILL CONNECT TO HELICAL PILES INSTALLED UNDER

PERMIT 2012-223 USING THE STRUCTURAL ENGINEER'S

DETAILING. ALL FINISHED WORK WILL BE INSTALLED WITHIN THE

PLAN VIEW FOOTPRINT OF THE EXISTING DECK.

7) THE EXISTING PORTICO AT THE PRIMARY ENTRANCE IS TO BE

REMOVED. IT WILL BE REPLACED BY A CONTINUATION OF THE

PRINCIPAL ROOF SURFACE AND EXISTING EAVE LINE.

8) CONNECT NEW AND REPLACED GUTTERS TO EXISTING

DOWNSPOUT LOCATIONS. NO NET INCREASE IN RAINWATER

CATCHMENT AREA OR OTHER DEMAND ON EXISTING

STORMWATER SYSTEM.

SHEET INDEX          
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17'-2" 37'-9" 24'-21/2"

7'
-5

1/
2"

13
'-6

3/
4"

39
'-3

"

17'-01/2" 37'-111/2" 23'-113/4"

33'-1 3/4"

2'
-0

"

2'
-0

"

283.0

294.0
294.0

294.0294.0
294.0

286.0

283.0

283.0

283.0

283.0

283.0

+290'

+292'

+288'

+286'

+284'

+280'

+294'

+292'

+290'

+288'

+286'

+284'

+296'

+2
98'

(294x17)+(294x2)+(294x38)+(294x2)+(294x24)+(283x33.1)+(283x24.2)+(283x7.5)+(283x37.8)+(283x13.5)+(283x17.2)+(286x39.3)

17+2+38+2+24+33.1+24.2+7.5+37.8+13.5+17.2+39.3

73368 / 255.6 = 287.0' AVERAGE GRADE

2,920.27 sq ft

260.59 sq ft

30.86 sq ft

78.23 sq ft

120.94 sq ft

339.69 sq ft

38.86 sq ft

342.95 sq ft

22'-105/8" 32'-01/2" 22'-8" 7'-71/4"

16
'-5

"
29

'-7
1/

4"

10
'-8

1/
2"

6'
-0

3/
8"

34
'-3

3/
8"

1,437.36 sq ft

LINE OF THERMAL ENVELOPE FOR REFERENCE & CORRELATION

ASSERTED AREA IS A FULLY AUTOMATED OUTPUT OF
ARCHICAD AS A FUNCTION OF THE SHADED AREAS;
NO USER INPUT OR MANUAL CALCULATION.

RETAINING WALL

ENTRY WALKWAY

ROCKERY

ROCKERY

EXISTING ROOF AREA OF HOUSE

EXISTING

ROOF

AREA

OF

GARAGE

EXISTING DRIVEWAY

EXISTING DECK AREA

EXISTING HARDSCAPE

LOT COVERAGE           

EXISTING ROOF AREA  3181  PROPOSED ROOF AREA  2920

EXISTING DRIEWAY  1437  PROPOSED DRIVEWAY  1437

      PROPOSED COVERED DECK   261

      PROPOSED LOT COVERAGE 4618

LOT AREA   13200  PROPOSED % COVERED  34.98%

ALLOWABLE @ 35%   4620

HARDSCAPE COVERAGE      

EXISTING UNCOVERED DECKS  343

EXISTING WALKWAY   404

EXISTING ROCKERIES & RETAINING 199   

PROPOSED CHANGE TO HARDSCAPE    0  

TOTAL HARDSCAPE   946 (7.16%)

LOT AREA              13200  

ALLOWABLE @ 9%   1188

791.51 sq ft

312.69 sq ft

8'
-3

3/
8"

16
'-5

3/
4"

8'
-3

"
1'-107/8" 4'-53/4" 8'-31/2" 4'-51/4" 37'-9" 4'-51/8" 7'-63/4" 4'-111/4" 10'-61/2"

13
'-9

"
12

'-0
1/

2"
13

'-7
1/

4"

17'-15/8" 37'-97/8" 16'-111/8" 10'-61/2"

7'
-3

3/
4"

23
'-1

0"
2'

-0
"

13
'-6

3/
4"

23
'-1

0"
2'

-0
"

7'
-3

1/
4"

23
'-1

0"
1'-

10
1/

4"

17'-21/2" 37'-111/4" 24'-01/8"

37'-4
3/4"

13
'-6

3/
4"

GROSS FLOOR AREA        

MAIN FLOOR TO EXTERIOR FACE   2241

SECOND STORY COVERED DECK      313

LOWER FLOOR TO EXTERIOR FACE   1548

GARAGE TO EXTERIOR FACE     792

TOTAL     4894

EXISTING

GARAGEEXISTING

LOWER FLOOR

EXISTING

MAIN FLOOR NEW

DECK2,241.36 sq ft

1,547.81 sq ft

SCALE: 1/8"   =    1'-0"

1 AVERAGE GRADE
A002

SCALE: 1/8"   =    1'-0"

2 LOT COVERAGE
A002SCALE: 1/8"   =    1'-0"

3 GFA AREA TAKEOFF
A002
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CODES

All work shall comply with the current edition of the International Residential Codes (IRC) and International
Energy Conservation Code (IECC) and any governing state, county, or city amendments to the code. In
addition, the current versions of the codes covering plumbing, mechanical, electrical and fire shall be
followed. Notify Architect of any discrepancies between the contract documents and the building codes.
Work shall be done to current area wide standards and practices by experienced craftsmen.
SCOPE

The Contractor shall verify all existing and new dimensions and job conditions and notify the Architect of
any discrepancies prior to proceeding with the work. The Contractor shall be responsible for all safety
precautions and the methods, techniques, sequence or procedures required performing the Work.

Communicate any questions, oversights, conflicts, errors, omissions, mistakes, complete f-ups or other
project relevant observations to the Architect. I do care.
GRADING

Grade entire area of property to reasonably true and even surfaces. Slope ground away from building
walls to facilitate drainage. Grade to uniform levels or slopes between points where grades are noted on
drawings. Round surfaces at abrupt changes in level.

Backfill behind retaining walls with free draining, granular fill and provide for subsurface drainage.
Cut slopes for permanent excavations shall not be steeper than 2 horizontal to 1 vertical and slopes for
permanent fills shall be not steeper than 2 horizontal to 1 vertical unless substantiating data justifying
steeper slopes are submitted.
FOUNDATIONS    Also see Structural Notes for additional requirements.

Assumed allowable wall bearing value 2000PSF unless indicated otherwise in Geotechnical Report.
Foundation footings shall be placed upon firm, undisturbed native soil. Notify Architect if undisturbed soil
depth is different from drawings. See structural drawings for minimum footing depth below adjacent
grade.

Foundations supporting wood shall extend at least 6 inches above the adjacent finish grade.
Foundations for all buildings where the surface of the ground slopes more than 1 foot in 10 feet shall be
level, or shall be stepped so that both top and bottom of such foundation are level.
Individual concrete pier footings shall project a minimum of 8 inches above exposed ground unless the
columns or posts which they support are of approved wood of natural resistance to decay or treated
wood.

Columns and posts located on concrete or masonry floors or decks exposed to the weather or to water
splash or in basements and which support permanent structures shall be supported by concrete piers or
metal pedestals projecting above floors unless approved wood of natural resistance to decay or treated
wood is used. The pedestals shall project at least 6 inches above exposed earth and at least 1 inch above
such floors.

Provide 18 inch minimum crawl space under wood joints and 12 inches under wood girders or be of wood
with natural resistance to decay or be pressure treated.
Foundation walls enclosing a basement below finished grade shall be damp proofed outside by approved
methods and materials.
WOOD    Also see Structural Notes for additional requirements.

All lumber, plywood, particleboard, structural glued-laminated timber, and jointed lumber, fiberboard
sheathing (when used structurally), hardboard siding (when used structurally), piles and poles shall
conform to the applicable standards or grading rules specified in the IRC and shall be so identified by the
grade mark or a Certificate of Inspection issued by an approved agency.
All lumber, timber, plywood, and poles required to be Treated Wood under shall be identified by the
quality mark of an approved inspection agency which maintains continued supervision, testing, and
inspection over the quality of the product as specified in IRC.
Delivery and Storage: Keep materials under cover and dry. Protect against exposure to weather and
contact with damp or wet surfaces. Stack lumber as well as plywood and other panels; provide for air
circulation within and around stacks and under temporary coverings including polyethylene and similar
materials.

Frame nailing to be in compliance with Table R602.3(1), IRC.

Wood members entering masonry or concrete require one-half inch net air space on top, sides, and end.
Foundation cripple walls shall be framed of studs not less in size than the studding above. When
exceeding 4 feet in height, such walls shall be framed of studs having the size requirements for an
additional story. Cripple walls having a stud height less than 14 inches shall be sheathed on at least one
side with a wood structural panel that is fastened to both the top and bottom plates or the cripple wall
shall be constructed of solid blocking.

For conventional construction, the ends of each joist shall have not less than 1-1/2 inches of bearing on
wood or metal, nor less than 3 inches on masonry except where supported on a 1 x 4 ribbon strip nailed to
adjacent stud or by approved joist hanger.

Bearing partitions perpendicular to joists shall not be offset from supporting girders, walls, or partitions
more than joist depth unless sized to carry the additional load.

Joists under and parallel to bearing partitions shall be of adequate size to support the load. Double joist,
sized to support the load, that are separated to permit the installation of piping or vents shall be full
depth solid blocked with lumber not less than 2 inches nominal and spaced not more than 4 feet on
center.

Solid blocking shall be provided over bearing partitions, walls, and beams.

Fire blocking and draftstopping shall be installed to cut off all concealed draft openings (both vertical and
horizontal) and shall form and effective barrier between floors, between top story and a roof or attic
space. Fire blocking shall consist of 2 inch nominal lumber. Fireblocking shall be required in concealed
spaces of stud walls and partitions, including furred spaces, at the ceiling and floor levels and at 10 foot
intervals both horizontally and vertically; At all interconnections between concealed vertical and
horizontal spaces such as soffits, drop ceilings and cove ceilings; Between stair stringers at top and
bottom and along run between studs; In openings around vents, pipes, ducts and similar openings that
afford a passage for fire at ceiling and floor levels, with approved non-combustible materials. All spaces
between chimneys and floors and ceilings through which chimneys pass shall be fire- blocked with
noncombustible material securely fastened into place to a depth of 1 inch and shall only be placed on
strips of metal or metal lath laid across the spaces between combustible material and the chimney.
All wood exposed to weather, such as wood used for deck framing including decking, railings, joists,
beams, and posts shall be an approved species and grade of lumber pressure treated and/or decay-
resistant heartwood of redwood, black locust or cedars.
ROOF

Roof sheathing shall be in accordance with IRC roof sheathing. Panels exposed in outdoor applications
shall be bonded with exterior glue identified as Exposure 1. Application of roof covering materials shall be
in accordance with IRC.

The net free ventilating area of enclosed rafter or attic spaces or other enclosed but unheated spaces
shall be not less than 1/150 of the area of each space to be ventilated, except that the area may be
1/300, provided that at least 50% and not more than 80% of the required ventilating area is located at
least 3 feet above eave or cornice vents with the balance being provided by the eave or cornice vents, or
if a vapor retarder not exceeding a 1 perm rating is installed on the warm side of the insulation. The vent
area openings shall be covered with an IRC approved corrosion-resistant material provided that the least
dimension of the covering shall not exceed one-quarter inch.

TRUSSES

Trusses as shown on drawings are only representations; actual truss configuration may vary per
manufactures design. Stress analysis and drawings/details shall be stamped by an approved State of
Washington Registered Engineer. (Drawings/details shall be provided to building officials and approved
prior to installation.) Pre-manufactured trusses shall be identified by manufacturer's stamp.Girder and
field identification of light metal plate connected trusses is required. Information branded, marked, or
otherwise permanently affixed to each truss shall contain the following: 1) identification of the truss
manufacturing company; 2) the design load; and 3) the truss spacing. Engineering data and details shall
be approved by the Architect before any field cuts or truss alterations. All roof trusses shall be so framed
and tied into the framework and supporting walls so as to form an integral part of the whole building.
Roof trusses shall have joints well fitted and shall have all tension members well tightened before any load
is placed upon the truss. Diagonal and sway bracing shall be used to brace all roof trusses.
EGRESS

Basements and every sleeping room shall have at least one operable window or exterior door approved
for emergency escape or rescue. Escape or rescue windows shall have a minimum net clear opening of 5.7
square feet. The minimum net clear opening height dimension shall be 24 inches. The minimum net clear
opening width dimension shall be 20 inches. Where windows are provided as a means of escape or
rescue, they shall have a finished sill height not more than 44 inches above the floor. Emergency escape
and rescue openings shall be operational from the inside of the room without the use of keys or tools.
All corridors shall be not less than 36 inches wide. Not less than one exit door shall be provided for direct
access to the exterior without requiring travel though a garage.The required exit door shall be side-
hinged not less than 3 feet in width and 6 feet 8 inches in height. A floor or landing is required on each
side of the exit door. The floor or landing at the exit door shall not be more than 1 1/2-inches lower than
the top of the threshold. Other than the required exit door where a stairway of two or fewer risers is
located on the exterior side of a door a landing is not required for the exterior side of the door. Floors or
landings at exterior doors other than the required exit door shall have a rise less than 7 3/4-inch below
the top of the threshold, provided the door, other than an exterior storm or screen door does not swing
over the landing. The width of each landing shall not be less than the door served. Every landing shall
have a minimum dimension of 36 inches measured in the direction of travel.

STAIRWAYS & RAILS

Enclosed accessible space under stairs shall have walls, under stair surface and any soffits protected on
the enclosed side with 1/2-inch gypsum board.

Stairways: Maximum riser height 7 3/4-inches, minimum tread depth 10 inches, headroom minimum 6
feet 8 inches, minimum clear finished width 36 inches. Handrails shall be provided on at least one side of
each continuous run of treads or flight with four or more risers. Handrail ends shall be returned or shall
terminate in newel post or safety terminals. Handrails height shall be not less than 34 inches and not
more than 38 inches above slope plane adjoining the tread nosing. Handrails with circular cross-section
shall have an outside diameter of at least 1.25 inches and not greater than 2 inches. Non-circular
handrails shall have a perimeter dimension of at least 4 inches and not greater than 6.25 inches with
maximum cross-section dimension of 2.25 inches. Handrails adjacent to a wall shall have a space of not
less than 1 1/2-inches between the wall and the handrail.

Stairs, exit balconies and similar exit facilities shall be positively anchored to the primary to resist both
vertical and lateral forces. Such attachment shall not be accomplished by use of toenails or nails subject
to withdrawal.

When decks, screened porches, balconies or raised floor surfaces are more than 30 inches above the floor
or grade below shall have guards not less than 36 inches in height. Open sides of stairs with total rise of
more than 30 inches above the floor or grade below shall have guards not less than 34 inches in height
measured vertically from the nosing of the treads. Intermediate rails or ornamental closures are required
that do not allow passage of a sphere 4 inches or more in diameter. Triangular openings created by stair
risers, treads and bottom rail shall not allow the passage of a 6 inch sphere.
GLAZING

HAZARDOUS LOCATIONS: Each pane of glazing installed in hazardous locations shall be visibly labeled
with a non-removable label that designates the type and thickness of glass and safety glazing standard.

The following shall be considered specific hazardous locations for the purposes of glazing:
1. Glazing in swinging doors except jalousies.
2. Glazing in fixed and sliding panels of sliding door assemblies and panels in sliding and bifold closet
door assemblies.
3. Glazing in storm doors.
4. Glazing in all unframed swinging doors.
5. Glazing in doors and enclosures for hot tubs, whirlpools, saunas, steam rooms, bathtubs and showers.
Glazing in any part of a building wall enclosing these compartments where the bottom exposed edge of
the glazing is less than 60 inches measured vertically above any standing or walking surface.
6. Glazing in an individual fixed or operable panel adjacent to a door where the nearest vertical edge is
within a 24 inch arc of the door in a closed position and whose bottom edge is less than 60 inches above
the floor or walking surface.
7. Glazing in an individual fixed or operable panel, other than those locations described in Items 5 and 6
above, that meets all of the following conditions:
7.1 Exposed area of an individual pane greater than 9 square feet.
7.2 Bottom edge less than 18 inches above the floor.
7.3 Top edge greater than 36 inches above the floor.
7.4 One or more walking surfaces within 36 inches horizontally of the glazing.
8. All glazing in railings regardless of an area or height above a walking surface. Included are structural
baluster panels and nonstructural in-fill panels.
9. Glazing in walls and fences enclosing indoor and outdoor swimming pools, hot tubs and spas where the
bottom edge of the glazing is less than 60 inches above a walking surface and within 60 inches
horizontally of the water's edge. This shall apply to single glazing and all panes in multiple glazing.
10. Glazing adjacent to stairways, landings and ramps within 36 inches horizontally of a walking surface
when the exposed surface of the glass is less than 60 inches above the plane of the adjacent walking
surface.
11. Glazing adjacent to stairways within 60 inches horizontally of the bottom tread of a stairway in any
direction when the exposed surface of the glass is less than 60 inches above the nose of the tread.
GLAZING ( CONT.)

EXCEPTION: The following products, materials and uses are exempt from the above hazardous locations:
1. Openings in doors through which a 3-inch sphere is unable to pass.
2. Decorative glass in exception items, 1, 6 or 7.
3. Glazing in hazardous locations, item 6, when there is an intervening wall or other permanent barrier
between the door and the glazing.
4. Glazing in hazardous locations, item 6, in walls perpendicular to the plane of the door in a closed
position or where access through the door is to a closet or storage area 3 feet or less in depth. Glazing in
these applications shall comply with hazardous location item 7.
5. Glazing in hazardous locations, items 7 and 10, when a protective bar is installed on the accessible
side(s) of the glazing 36 inches ± 2 inches above the floor. The bar shall be capable of withstanding a
horizontal load of 50 pounds per linear foot without contacting the glass and be a minimum of 1 1/2-
inches in height.
6. Outboard panes in insulating glass units and other multiple glazed panels in hazardous locations, item
7, when the bottom edge of the glass is 25 feet or more above grade, a roof, walking surface, or other
horizontal [ within 45° of horizontal ] surface adjacent to the glass exterior. 7. Louvered windows and
Jalousies complying with the following: Regular, float, wired or patterned glass shall be no thinner than
nominal 3/8 inch and no longer than 48 inches with smooth exposed edges. Longitudinal edges may not
have exposed wire.
8. Mirrors and other glass panels mounted or hung on a surface that provides a continuous backing
support.
9. Safety glazing in hazardous locations, Items 10 and 11 is not required where:
9.1 The side of a stairway, landing or ramp has a guardrail or handrail, including balusters or in-fill
panels, complying with the provisions of Sections 1012 and 1607.7 of the International Building Code; and
9.2 The plane of the glass is greater than 18 inches from the railing.
FINISH CARPENTRY

Fasteners and Anchorages: Provide nails, screws and other anchoring devices of type, size, material and
finish suitable for intended use and required to provide secure attachment, concealed where possible.
Hot-dip galvanized fasteners for work exposed to exterior and high humidities to comply with ASTM A
153.

Standing and Running Trim: Install with minimum number of joints possible, using full-length pieces from
maximum length of lumber available. Cope at returns, miter at corners to produce tight fitting joints. Use
scarf joints for end-to-end joints.

Install finish carpentry work plumb, level, true and straight with no distortions. Shim as required using
concealed shims. Scribe and cut finish carpentry items to fit adjoining work. Anchor finish carpentry work
securely to supports and substrates, using concealed fasteners and blind nailing where possible. Use fine
finishing nails for exposed nailing except as indicated, countersunk and filled flush with finished surface.
FLASHINGS

All flashings to be 26 GA galvanized metal or aluminum alloy anodized finish. Install flashings in all
locations to make building watertight. These areas would include but not be limited to copings, caps,
gravel stops, beam caps, drip caps over doors windows and other openings, and roof and wall
intersections.
CAULKING AND SEALANT

The following openings in the building envelope shall be caulked or otherwise sealed to limit infiltration.
Around glazing and door frames, between the unit and the interior sheet rock or the rough framing as
shown in details with spray foam sealer; Between all exterior wall sole plates and the structural floor,
using two rows of caulking as shown in details; Over all framing joints where floors over conditioned
spaces intersect exterior walls (e.g. at rim and band joists) as shown in details; Around openings in the
building envelope for ducts, plumbing, electricity, telephone, and cable television lines in walls, ceilings
and floors; At openings in the ceiling, (e.g. where ceiling panels meet interior and exterior walls; at
exposed beams, masonry fireplaces, woodstove flues, etc.); At penetrations. All openings in the air barrier
including spaces around plumbing, electric conduits and boxes, and telephone service entrances.
Penetrationsofexteriorceilingsandwallsbymetalinsultedfluesshallbesealedaccordingtomanufacturer's
specifications; at recessed lighting fixtures in unheated areas, seal around the exterior can to be air tight,
the mounting flange on the exterior can is caulked to the GWB. At electrical outlets; seal gaps between
GWB and outlet box.

ACCESS HATCHES & DOORS

Access doors from conditioned spaces to unconditioned spaces (e.g., attics and crawl spaces) shall be
weather-stripped and insulated to a level equivalent to the insulation on the surrounding surfaces. Access
shall be provided to all equipment which prevents damaging or compressing the insulation. A wood
framed or equivalent baffle or retainer must be provided when loose fill insulation is installed to prevent
fill from spilling into conditioned space and to maintain installed R-value.

INSULATION
Clearances. Where required, insulation shall be installed with clearances according to manufacturer's
specifications. Insulation shall be installed so that required ventilation is unobstructed. For blown or
poured loose fill, insulation clearances shall be maintained through installation of a permanent retainer.
All insulation materials, including facings such as vapor barriers or breather papers, installed with in
floor/ceiling assemblies, roof/ ceiling assemblies, walls, crawlspaces, or attics shall have a flame-spread
rating of less than 25, and a smoke density not to exceed 450 when tested in accordance with
ASTME84-01. EXCEPTIONS: 1.) foam plastic insulation shall comply with Section 2603 of the International
Building Code; and 2.) when such materials are installed in concealed spaces of TypesIII, IV and  V
construction, the flame spread and smoke developed limitations do not apply to the facing, provided that
the facing is installed in substantial contact with the unexposed surface of the ceiling, floor, finish. 3.)
Cellulose insulation shall comply with section 719 of the International Building code.
Walls. All wall insulation shall fill the entire cavity. Exterior wall cavities isolated during framing ( such as
behind bathtubs and showers) shall be fully insulated to the levels of surrounding walls. All faced
insulation shall be face stapled to avoid compression.
Floors. All floor insulation shall be installed in a permanent manner in substantial contact with the surface
being insulated. Insulation supports shall be installed so spacing is no more than 24 inches on center.
Foundation vents shall be placed so that the top of the vent is below the lower surface of the floor
insulation.
Slabs. Perimeter insulation installed on the inside of the foundation wall shall extend downward from the
top of the slab for a minimum of 24 inches or downward and then horizontally beneath the slab for a
combined minimum of 24 inches. Insulation installed on the outside of the foundation shall extend
downward a minimum 24 inches or to the frostline or for monolithic slabs from the top to the bottom of
the footing. Above grade insulation shall be protected. Thermal breaks shall be placed in the slab
between conditioned and unconditioned spaces. The entire area of a radiant slab shall be thermally
isolated from the soil with minimum R-10 insulation. The insulation shall be an approved product for its
intended use. If a soil gas control system is present below the radiant slab, which results in increased
convective flow, the slab shall be thermally isolated from the sub-slab gravel layer.
Below-Grade Walls. Below grade exterior wall insulation (cold) side of the wall shall extend from the top of
the below grade wall to the top of the footing and shall be approved for below-grade use. Above grade
insulation shall be protected. Insulation used on the interior (warm) side of the wall shall extend from the
top of the below-grade wall to the below-grade floor level.
VENTILATION
Ventilation. All habitable rooms shall be provided with aggregate glazing area of not less than 8 percent
of the floor area of such rooms. Ventilation shall comply with the VIAQ.
WHOLE HOUSE MECHCANICAL VENTILATION
Whole house ventilation system shall comply with Washington State Ventilation and Indoor Air Quality
Code Requirements, for sizing, controls, ducting, noise and other requirements.
Exhaust fans providing source specific ventilation shall have minimum fan flow rating not less than 50
CFM at 0.25 inches water gauge for bathroom laundries or similar rooms and 100 CFM at 0.25 inches
water gauge for kitchens.
Whole house ventilation systems may consist of whole house exhaust, integration with forced-air systems
or dedicated heat recovery ventilation systems. Whole house exhaust systems shall meet the following
requirements:
CFM Min. Requirements
# OF BEDROOMS
SF      0-1 2-3 4-5 6-7 >7
<1500 30 45 60 75 90
HEATING SYSTEMS
Each dwelling unit shall be provided with heating facilities capable of maintaining 70 degrees F at a point
3 feet above the floor in all habitable rooms at the 97 1⁄2% outside design temperature for the location of
the building.
Liquefied petroleum gas burning appliances shall not be installed in a pit, basement, or similar location
where heavier-than- air gas might collect. Appliances so fueled shall not be installed in an above grade
under floor space or basement.
Appliances designed to be in a fixed position shall be securely fastened in place. Supports for appliances
shall be designed and constructed to sustain vertical and horizontal loads within the stress limitations in
the building code.
All fuel burning equipment shall be provided with combustion air and meet the provisions of Chapter 14
IRC and and any state ventilation requirements. Appliances located within the building envelope shall
obtain combustion air from outdoors. Heating equipment located within the Building Envelope shall be
thermally isolated from the heated area.
Every appliance designed to be vented shall be connected to a venting system complying with the IRC.
Every factory built chimney, Type L vent, Type B gas vent, or Type BW gas vent shall be installed in
accordance with the terms of its listing, manufacturer's instructions, and the applicable provisions of IRC.
Vent connectors shall be installed within the space or area in which the appliance is located and shall be
connected to a chimney or vent in such a manner as to maintain the clearance to combustibles per IRC.
Thermostat-Wall thermostat, low voltage, he at anticipating. Four time periods per day with intelligent
recovery feature.
SMOKE DETECTORS
Smoke alarms shall be installed in the following locations, coordinate with drawings:
1. In each sleeping room.
2. Outside each separate sleeping area in the immediate vicinity of the bedrooms.
3. On each additional story of the dwelling, including basements but not including crawlspaces and
uninhabitable attics. In dwellings or dwelling units with split levels and without an intervening door
between the adjacent levels, a smoke alarm installed on the upper level shall suffice for the adjacent
lower level provided that the lower level is less than one full story below the upper level.
All alarm devices shall be interconnected in such a manner that the actuation of one alarm will activate all
of the alarms in the dwelling unit. The alarms shall be clearly audible in all bedrooms over background
noise levels with all intervening doors closed. The required smoke alarms shall receive their primary power
from the building wiring and be equipped with a battery backup. The detector shall emit a signal when the
batteries are low.
CARBON MONOXIDE DETECTORS
Carbon monoxide alarms shall be installed outside each separate sleeping area in the immediate vicinity
of the bedrooms in dwelling units which fuel-fired appliances are installed or in dwelling units that have
attached garages.
1501-3000 3001-4500 4501-6000 6001-7500 >7500 105
45 60 60 75 75 90 90 105 120 135
75 90 105 90 105 120 105 120 135 120 135 150 150 165
Outdoor air shall be supplied by either mechanical means or with individual room outdoor air inlets.
Individual room outdoor air inlets shall have a controllable and secure opening and be capable of a total
opening area of not less than four square inches and tested by a nationally recognized standard or
approved agency and located to avoid drafts.
Domestic kitchen range ventilation and domestic clothes dryers shall be of metal and have smooth interior
surfaces. Ducts shall be substantially air tight and shall comply with the provisions of the IRC. Exhaust
ducts shall terminate outside of the building and be equipped with back draft dampers. Domestic clothes
dryers shall be exhausted directly to the outside if in an area that is habitable or containing other fuel
burning appliances and shall meet the provisions of the IRC, as well as clothes dryer manufacturer's
instructions and recommendations. Dryer exhaust ducts shall terminate on the outside of the building and
shall be equipped with a backdraft damper.
Ductsshallnotbeconnectedorinstalledwithsheetmetalscrewsorotherfastenerswhichwillobstructtheflow.
Unless otherwise permitted or required by the dryer manufacturer's instructions and approved by the
building official, dryer exhaust ducts shall not exceed a total combined horizontal and vertical length of 15
feet, including two 90 degree elbows. Five feet shall be deducted for each 90 degree elbow in excess of
two.
FIREPLACES
Hearth Extensions. Hearths shall extend at least 16" from the front of, and at least 8" beyond each side
of, the fireplace opening. Where the fireplace opening is 6 square feet or larger the hearth extension shall
extend at least 20" in front, and at least 12" beyond each side of the fireplace.
Combustible materials shall not be placed within 2 inches of fireplace, smoke chamber or chimney walls.
Combustible material shall not be placed within 6 inches of the fireplace opening. No such combustible
material within 12 inches of the fireplace opening.
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GUARDRAIL

(E) ROCKERY TO REMAIN(E) ROCKERY TO REMAIN

CODE COMPLIANT HANDRAIL

REPLACE (E) DECKING AND FRAMING
IN SAME FOOTPRINT; SEE STRUCTURAL
FOR BEAMS, POSTS AND FOOTINGS

+36" STEEL GUARDRAIL, TYP

WOOD DECKING OVER TAPERED
FURRING OR PEDESTAL SYSTEM;
o/ 1:48 SLOPED SHEATHING AND
MEMBRANE ROOF

HSS POST FOR BEAM AND ROOF ABOVE
SEE STRUCTURAL

HSS POST FOR BEAM AND ROOF ABOVE

(N) DOOR

(N) DOOR

GRIDLINE 5 IS FACE OF FRAMING BELOW;
COLUMNS BEAR ON WALL AND HEADER
SYSTEM

EAST  DECK

TALL STORAGE
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 A

IR(E) WINDOW SEAT

(E) WINDOW SEAT
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ENTRY
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DINING
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LIVING
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POWDER
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OFFICE
106

MASTER BATH
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MASTER BEDROOM
108

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

1 UPPER FLOOR PLAN
A100
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LINE OF (N) & (E) ROOF EDGE ABOVE

(N) WALL; SEE STRUCTURAL FOR
FRAMING AND FOOTING

(E) OUTDOOR STORAGE
AREA TO BE REMOVED

(N) COLUMN & FOOTING
SUPPORTING (E) 6.75"x18"
GLULAM BEAM

(N) COLUMNS o/ HELICAL PIERS, TYP. OF 3
PIER PERMIT # 2012-223

GARAGE

GUEST BATH

LAUNDRY
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O
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T

GUEST
BEDROOM

PLAYROOM

MECHANICALSTORAGE

BATHROOM

BEDROOM 2

BEDROOM 1
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A300

1
A300

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

1 LOWER FLOOR PLAN
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AREA OF (N) OVERFRAMING
AREA OF (N) OVERFRAMING &
(N) GABLE ROOF o/ (N) DECK

(E) ENTRY CANOPY TO BE REMOVED

OUTSIDE FACE OF FRAMING FOR WALLS BELOW

(E) MONOSLOPE ROOF TO BE REPLACED
WITH ROOF DECK. OVER UNCONDITIONED SPACE

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

1 ROOF PLAN
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"

20
'-6

"

3'
-0

"

(N) DECK FRAMING AND DECKING

(N) BEAM & COLUMN SYSTEM
SEE STRUCTURAL

(N) CODE COMPLIANT GUARD RAIL

HELICAL PILE COLUMN SUPPORT

SEE STRUCTURAL DRAWINGS FOR
CONNECTION DETAILS & HARDWARE

(N) ROOFING INSTALLATION SHALL NOT REDUCE
EXISTING ATTIC VENTILATION CAPACITY

(N) PRIMARY ENTRANCE DOOR
INSTALLED IN (E) ROUGH OPENING

EGRESS

(E) 117/8" TJI 110 @ 16" OC TYP

T.O. FINISH FLOOR
+ 295'

T.O. SLAB
+ 283'-0"

T.O. RIDGE
+ 307'-6"

AVG. GRADE
+ 287'-0"

NO INTERIOR CHANGES PROPOSED

NO INTERIOR CHANGES PROPOSED

1 2 3 4 5

9'
-1

15/
8"

1'-
17/

8"
8'

-1
01/

2"

24
'-6

"

20
'-6

"

3'
-0

"

(N) BEAM AND COLUMNS;
SEE STRUCTURAL

UNINSULATED OVERFRAMED
AREA; PROVIDE SUFFICIENT
PASSIVE VENTILATION

36" GUARD

DECKING OVER LOW
SLOPE ROOF; OVER
UNCONDITIONED
GARAGE

(E) ROOF FRAMING &
SHEATHING TO REMAIN

(E) ROOF INSULATION

GARAGE
UNCONDITIONED

EXISTING TRUSSES, ATTIC
AND ACCESS TO REMAIN

(N) ENTRY
DOORS TBD

 NO INTERIOR CHANGES PROPOSED

(E) 117/8" TJI 110 @ 16" OC TYP

EXISTING TRUSSES, ATTIC
AND ACCESS TO REMAIN

T.O. FINISH FLOOR
+ 295'

T.O. SLAB
+ 283'-0"

T.O. RIDGE
+ 307'-6"

AVG. GRADE
+ 287'-0"

 NO INTERIOR CHANGES PROPOSED

 NO INTERIOR CHANGES PROPOSED

 NO INTERIOR CHANGES PROPOSED

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

1 LATERAL AT ENTRY
A200

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

2 LONGITUDINAL AT RIDGELINE
A200
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BOUNDARY LINE OF PROPOSED ALTERATIONS AND ADDITIONS

(E) 117/8" TJI 110 @ 16" OC TYP

(E) 117/8" TJI 110 @ 16" OC TYP w/ FIBERGLASS BATT INSULATION

(N) JOISTS PER STRUCTURAL
w/ INTERNAL DRAINAGE

(E) FRAMING & INSUL TO REMAIN(E) FRAMING & INSUL TO REMAIN

T.O. FINISH FLOOR
+ 295'

T.O. SLAB
+ 283'-0"

T.O. RIDGE
+ 307'-6"

AVG. GRADE
+ 287'-0"

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

1 LONGITUDINAL THROUGH MASTER, DECK & BREAKFAST
A201
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FASCIA OF (N) ROOF ALIGNS
WITH EXISTING GARAGE ROOF

FOUNDATION BEYOND

(E) WINDOWS TO REMAIN
(E) WINDOWS TO REMAIN

(N) CUSTOM FRONT DOOR (R402.3.3)

(E) ENTRY ROOF AND WING WALLS
TO BE REMOVED; RESERVE WD SIDING
FOR REUSE

T.O. FINISH FLOOR
+ 295'

T.O. SLAB
+ 283'-0"

T.O. RIDGE
+ 307'-6"

AVG. GRADE
+ 287'-0"

A B C D

24
'-6

"

REMOVE (E) EAVE AND REPLACE WITH
OVERFRAMING TO EXTEND PRIMARY
ROOF LINE; WEST SIDE ONLY

(E) UTILITY SERVICE CONNECTIONS

(E) WINDOW TO REMAIN

(E) WINDOW TO REMAIN

LINE OF (E) FOUNDATION

(E) STAIR TO REMAIN

EXISTING &
FINISHED GRADE

(E) WOOD CLADDING; PAINTED

(E) SKYLIGHTS TO REMAIN

(E) ROOF TO REMAIN; CONCRETE TILE ROOFING TO
BE REPLACED WITH 24GA STEEL STANDING SEAM

12
4

EGRESS

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

1 WEST ELEVATION
A300

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

2 SOUTH ELEVATION
A300
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(N) DIRECT VENT TERMINATION FOR
(E) GAS APPLIANCE

REPLACE (E) CONCRETE ROOF TILES WITH 24GA STANDING SEAM METAL ROOF

36" GUARDRAIL; RESIST 200# CONCENTRATED &
50# INFILL LOADING PER ICC AC 273 TYPICAL

(N) STEEL COLUMN AND BEAM SYSTEM;
SEE STRUCTURAL

(N) GABLE ROOF; ALIGN NORTH EDGE
WITH (E) GARAGE ROOF BELOW

(N) RIDGE HEIGHT TO ALIGN WITH
(E) RIDGE HEIGHT

LINE OF EXISTING MONOSLOPE ROOF TO BE REPLACED

(N) DECKING o/ LOW SLOPE ROOF

(E) ROCKERY TO REMAIN

LINE OF NORTH EDGE (E) GARAGE ROOF;
NO NET CHANGE TO IMPERVIOUS SURFACE

HANDRAIL & GUARDRAIL

EG
RE

SS
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RE

SS

T.O. FINISH FLOOR
+ 295'

T.O. SLAB
+ 283'-0"

T.O. RIDGE
+ 307'-6"

AVG. GRADE
+ 287'-0"

1 2 3 4 5

D C B A
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'-1

1"
2"

12
'-4

5/
8"

11'
-1

"
13

'-5
"

20
'-6

"

(E) CANTILEVERED
SOLDIER PILE WALL

(E) STAIRCASE TO BE
FULLY REPLACED

(N) BEAM AND COLUMNS;
SEE STRUCTURAL

(E) DIRECT VENT GAS APPLIANCE
TERMINATION TO BE RE-ROUTED
ABOVE

(N) DIRECT VENT TERMINATION
FOR (E) GAS APPLIANCE

(N) GARAGE DOOR (N) GARAGE DOOR

(E) CONCRETE DRIVEWAY & TRENCH DRAIN

(E) ROCKERY
WALLS

(N) DECK OVER LOW SLOPE
ROOF TO REPLACE (E) ROOF
IN SAME FOOTPRINT.

(N) GUTTER; CONNECT TO
(E) DOWNSPOUT LOCATIONS

36" GUARDRAIL

T.O. FINISH FLOOR
T.O. DECK

T.O. LOWER RIDGE

4
12

T.O. FINISH FLOOR
+ 295'

T.O. SLAB
+ 283'-0"

T.O. RIDGE
+ 307'-6"

4
12

AVG. GRADE
+ 287'-0"

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

1 EAST ELEVATION
A301

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

2 NORTH ELEVATION
A301
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3'-0"
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"

D1 D2 D3

DOOR # TYPE WIDTH HEIGHT U-VALUE UA MANUFACTURERNFRC

D1 DOUBLE SWING ENTRY 6'-0" 7'-0" 0.34 MAX 14.49 MAX TBDTBD

D2 SWING W/ SIDELITE 6'-0" 7'-0" 0.27 11.34 MARVINY

D3 SINGLE SWING 3'-0" 7'-0" 0.27 5.67Y MARVIN

TOTAL: 0.30 MAX 31.5

DO
O

R 
SC

HE
DU

LE

WINDOW # TYPE WIDTH HEIGHT U-VALUE UA MANUFACTURERNFRC

TOTAL: 0.30 MAX

W
IN

DO
W

 S
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E
NO WINDOW MODIFICATIONS PROPOSED

SG SG

SG
SG SG

SG = SAFETY GLAZING
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MAIN LEVEL - FINISHED FLOOR

LOWER LEVEL - TOP OF SLAB

TOP OF EXISTING RIDGE TO REMAIN
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8"

MAIN LEVEL - FINISHED FLOOR

LOWER LEVEL - TOP OF SLAB

TOP OF EXISTING RIDGE TO REMAIN

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

1 EAST ELEVATION
A901

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

2 SOUTH ELEVATION
A901

EXISTING PORTICO AT PRIMARY ENTRANCE TO BE DEMOLISHED

(E) POINT OF ENTRY FOR GAS AND ELECTRICAL SERVICES
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(E) RAILING SYSTEM: 4X4 POST
W/ 2X6 TOP RAIL & 2X2 VERTICAL
PICKET INFILL

MAIN LEVEL - FINISHED FLOOR

LOWER LEVEL - TOP OF SLAB

TOP OF EXISTING RIDGE TO REMAIN

11'
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"
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'-5
1/

8"

MAIN LEVEL - FINISHED FLOOR

LOWER LEVEL - TOP OF SLAB

TOP OF EXISTING RIDGE TO REMAIN

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

1 WEST ELEVATION
A902

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

2 NORTH ELEVATION
A902

EXISTING ROOF TO BE DEMOLISHED AND REPLACED WITH COVERED DECK

EXISTING WALL AND DOORS TO BE DEMOLISHED AND REPLACEDEXISTING STAIR TO BE DEMOLISHED AND REPLACED

EXISTING STAIR TO BE DEMOLISHED AND REPLACEDEXISTING DECK, BEAM AND COLUMNS TO BE DEMOLISHED AND REPLACED

EXISTING ROOFING MATERIAL TO BE REPLACED

NO CHANGE TO EXISTING FENESTRATION EXCEPT AS NOTED
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