
Average Building Elevation Data                          05.06.2021
Mark Wall Segment Length - X (ft) Midpoint Elevation - x (ft)
A/a 46.75 35.3
B/b 17.50 28.5
C/c 3.50 28.5
D/d 15.50 27.5
E/e 7.00 26.4
F/f 17.00 26.4
G/g 7.00 26.4
H/h 5.75 26.4
I/i 8.75 26.4
J/j 3.50 26.4
K/k 35.00 26.4
L/l 31.00 31

M/m 4.75 34
N/n 24.00 34.5
O/o 13.50 35.5
P/p 2.50 35.5
Q/q 11.50 35.5
R/r 22.00 35.5
S/s 2.00 35.5
T/t 5.50 35.5

E = 7.0’

F = 17.0’

H
 =
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.7

5’
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.0

’

J =
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’

A.F.F. Above Finish Floor
B.O. Bottom of
C.L. Center Line
Clr. Clear
CMUConcrete Masonry Unit
Col. Column
Conc. Concrete
Cont. Continuous
Dia. Diameter
D.S. Downspout
Ea. Each
El. Elevation
Eq. Equivalent
F.F.E. Finish Floor Elevation
Ftg. Footing
Flr. Floor
F.O.C. Face of Concrete
F.O.S. Face of Stud
GWB Gypsum Wall Board
Ht. Height
Jst. Joist
Mtl. Metal
O.C. On Center
O/ Over
PCC Pre-cast Concrete
P.T. Pressure Treated
Req. Required
R.O. Rough Opening
S.W. Shear Wall
Sim. Similar
S.O.G. Slab on Grade
Sst. Stainless Steel
Struct. Structural
T&G Tongue and Groove
T.O. Top of
T.O.Pl. Top of Plate
T.O.S. Top of Slab
T.O.W. Top of Wall
Typ. Typical
U.O.N. Unless Otherwise Noted
V.B. Vapor Barrier
V.I.F. Verify in Field
W/I Within
Wdw. Window
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S1.1 Structural Notes

S2.1 Framing Plans/Details

Architect:
Hughes Studio Architects
3439 NW 64th St
Seattle, WA  98107
T 206.264.1301

Contact: Cheryl
cheryl@hughes-studio.com 

Structural Engineer:
Bykonen Carter Quinn
2033 Sixth Avenue, Suite 995
Seattle, WA  98121
T 206.264.7784
Contact: Natosha Norlin

General Contractor:
Dyna Contracting
1537 NW Ballard Way
Seattle, WA 98107
T 206-297-6369

 

Project Description:

Replace exist. garage with new, reconfigure driveway, reducing 
concrete area 

Zoning:
R-15

Construction Type: 
V-B

Occupancy Group: 
U 

Code information:
- 2018 InternationalResidentialCode (IRC) 
-  2018 International Building Code (IBC), as applicable
-  Washington State Energy Code 
-  Minimum Design Loads for Buildings and Other Structures, 
ASCE 7-05 (ASCE) 
-  2008 Special Design Provisions for Wind and Seismic 
(SDPWS) 
-  Mercer Island City Code (MICC)
Comply with all applicable codes and laws

Energy Information
N/A. 

Mechanical System:
NA

IRC Ventilation:
N/A

Project Information:

Owner:  Derek Loeser & Katie Van Kessel
7426 SE 71st Street
Mercer Island WA. 98040

Site location:
7426 SE 71st Street
Mercer Island WA. 98040

Tax parcel #:
536800-0290

Legal description:
MC LEAN ADDITION, PLAT LOT: 29 NW-25-24-4

 

D r a w i n g   L i s t 

Exist. Lot Coverage
House (inc. roof overhangs): 2891 + 661 = 3,552 s.f.
Driveway:  1,653 s.f.
Total:  5,206 s.f.
5,206/13,482 = 38.6%  of lot area

Maximum Allowable Site Areas
Lot Area: 13,482 s.f.
40% of lot area = lot coverage:     5,393 s.f.
60% of lot area = landscaping:   8,089 s.f.
  9% of lot area = hardscape:   1,213 s.f.

Proposed Lot Coverage
House (inc. roof overhangs): 2891 + 808 = 3,699 s.f.
Driveway:    525 s.f.
Total:  4,224 s.f.
4,224/13,482 = 31.3%  of lot area 
1169 s.f. under allowable maximum area
Proposed addition reduces lot coverage by 982 s.f.
 
Existing Hardscape
Unused lot coverage may be used as hardscape per 
MICC 19.02.020.F.3.b.ii:  40% - 38.6% = 1.4%

Total allowable hardscape:
(9% + 1.4% = 10.4% of 13,482 s.f. = 1402 s.f. 
 
Patio, deck, stairs, retaining walls, rockeries, walkways:

        440 + 519 + 40 + 360 + 18 = 1,377 s.f.
1,377/13,482 = 10.2% < 10.4%

Proposed Hardscape
Unused lot coverage may be used as hardscape per MICC 
19.02.020.F.3.b.ii:  40% - 31.3% = 8.7%

Total allowable hardscape:
(9% + 8.7% = 17.7% of 13,482 s.f. = 2386 s.f. 

Existing hardscape:    1,377 s.f.
New walkways:      423 s.f.
Total proposed hardscape:    1,800 s.f.
1,800/13,482 = 13.3% < 17.7%

Landscape area:   
13,482 - 4322 - 1800 = 7360 s.f. = 54.6%
8089 - 7360 = 729 s.f.
729 s.f. of the landscape area is being used for hardscape
(walkways, rockeries etc.)  
Per MICC19.02.020.F.3.c up to 1,213 s.f. of the landscape 
area may be used for hardscape.

A = 46.75’

B
=

 1
7.

5’

D
 =

 1
5.

5’

C = 3.5’

a = 35.0'

c = 28.5’

d = 27.5’

b = 28.5’

ABE Calculation:

46.75(35.3)+17.5(28.5)+3.5(28.5)+15.5(27.5)+7(26.4)+
17(26.4)+7(26.4)+5.75(26.4)+8.75(26.4)+3.5(26.4)+
35(26.4)+31(31)+4.75(34)+24(34.5)+13.5(35.5)+
2.5(35.5)+11.5(35.5)+22(35.5)+2(35.5)+5.5(35.5)

= 
284

8658.63
= 30’.49 Average Building Elevation

e = 26.4’

f = 26.4’

g = 26.4’

h = 26.4’

i = 26.4’
j = 26.4’

K = 35.0’

k = 26.4’

L 
=
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1.

0’

k = 26.4’

M = 4.75’

m = 34.0’

N
 =

 2
4.

0’

n = 34.5’

O = 13.5’

o = 35.5’

P 
=
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.5

’

p = 35.5’

Q = 11.5’

q = 35.5’

R
 =

 2
2.

0’

r = 35.5’

S = 2.0’

s = 35.5’

T 
=

 5
.5

’

t = 35.5’

46.75+17.5+3.5+15.5+7+17+7+5.75+8.75+3.5+35+
31+4.75+24+13.5+2.5+11.5+22+2+5.5

128
Lot Slope = 14.5 x 100 = 11.3%

Lot Slope Calculations:
Highest Pt. Elev. = 37.5 ft.
Lowest Pt. Elev. = 23.0 ft.
Elev. difference = 14.5 ft.
Horizontal distance - 128 ft.

Site Information
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7426 S.E . 71st Street
Mercer Island WA.98040

Lot Coverage/Hardscape Diagram
1/16” = 1'-0"1

N

V i c i n i t y   P l a n
nts3

New lot coverage

New hardscape

Remove existing lot coverage

Diagram Legend

Existing lot coverage to remain

Existing hardscape to remain

Site Area Calculations

A v e r a g e   B u i l d i n g   E l e v a t i o n
1/16” = 1'-0"2
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Proposed 2 car garage

Remove existing 
asphalt driveway

Existing Single Family Residence

New concrete driveway
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25'-0"

30
'-
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Stg.

New stone 
entry path

New 
stepping 
stone 
paths

No change to exist. 
decks/landscaping  
@ north side of 
residence

Benchmark Elev. = 36.3’ 
= Main floor elevation

20’-0”

W

W

W

W

W

W

N
s

water line

sewer

S

S

S

S

S

N
s

N
s

Type Ns waterway w/ 
45 ft. buffer

25'-0"

25'-0"

OHWM

0 - 25’ shoreline buffer

25 - 50’ shoreline buffer

edge of asphalt

max. 
o.h.

Building 
Area

Gross Floor Area Chart:

Main Floor
Basement
Garage/Carport
Total Floor Area
Accessory Buildings
Basement Area Excluded
150% GFA Modifier
Total Building Area

Existing 
Area(s.f.)
 2197
 2143
  444
4784
   0
  879
  378
4283

Removed
Area(s.f.)

New/Addition 
Area(s.f.) Total(s.f.)

    0
    0
  444
  444
    0
    0
   59
  503

    
    0
    0
  739
  739
    0
    0
    74
  813

 2197
 2143
  739
5079
   0
  879
  393
4593

Note:  No second or third story roof decks, accessory dwelling unit, 200% GFA modifier 
area, Staircase GFA Modifier area.

exist. area > 12’ ceiling 
ht. to be removed

301.4 s.f.

208.7 s.f.126.2 s.f.

147.5 s.f.

Gross Floor Area Diagram

118.9 s.f.

new area > 12’ 
ceiling ht.

exist. area > 12’ 
ceiling ht.

A = 74.5’

B = 38’

C=74.5’

D=25’

A = 74.5’

B = 38’

C=74.5’

D=25’12'-6"

100% below grade

0% below grade

3.0/9.3 x 100 = 32% below grade

Footprint of Basement

Basement Floor Area Reduction Chart

A
B
C
D

Length
(ft.)
74.5
38.0
74.5
25.0

Coverage
(%)

Result
(%)    

100
  13
    0
  32

Wall 
Segment

74%
  5%
  0%
  8%

Basement Floor Area Reduction Calculations:

Portion of excluded floor area:

 (74.5 x 100% + 38.0 x 13% + 74.5 x 0% + 25.0 x 32%)  = 
212.0

Totals 212.0’ NA 87%

 (74 + 5 + 0 + 8)  =  87  =  41%
212.0 212.0

2143  x  41%  = 879 s.f. excluded

R-15 Zone District allows max. 40% of lot area 
= .4 x 13,482 = 5393 s.f.

Gross Floor Area Calculations:

Proposed Gross Floor Area = 4593 s.f. = 34% < 40%

exist. pine 
tree new 

tree*

new 
tree* new 

tree*

new 
tree*

new 
tree*

* All new trees PNW native per 
list on OSU website, species 
t.b.d., v.i.f. location is 10’ from 
utility lines* Site Plan
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Mud Room
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Hall
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Entry
Guest
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Bedroom 1
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"

2'-3" 9'-0" 2'-3" 11'-6"
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Proposed 2 car garage

Demo exist. walls

exist. wall to remain

New walls

exist. roof overhang, 
to be removed

exist. roof overhang, 
to remain

New roof overhang 
abv.

Storage

4'-8 3/4"

6'
-0

"

1'-3" 9'-0"

1'-0"
o.h.

Remove exist. 
window & fill in 

New 20 min. fire rated 
door w/ self-closer

1/2” gyp. bd. min. this 
side of demising wall

Note:  Construction at 
demising wall shall 
comply w/ IRC R302.5

3-0x7-0

2(
2-

0x
6-

8)

9-0x7-0

9-0x7-0

T.O. Slab = El. 35.5’
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25'-0"

exist. planter, 
to remain Existing main floor

New garage

Drawing Legend

o.h.
u.n.o.

Main Level Plan
M a i n    L e v e l   P l a n
1/4" = 1'-0"1
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Elevations

A 3.1

Loeser Van Kessel
R e s i d e n c e 

7426 S.E . 71st Street
Mercer Island WA.98040

S o u t h   E l e v a t i o n
1/4” = 1’-0”1

W e s t   E l e v a t i o n
1/4” = 1’-0”2

Proposed 
garage

Existing 
residence

Proposed 
garage

Existing 
residence

Existing 
residence

* match exist. roof slope

All exterior 
finishes to 
match 
exist. 

All exterior finishes 
to match exist. 

2
122

12

wood siding & 
trim to match 

exist.

wood fascia & 
soffit to 

match exist.

standing seam 
metal roof to 
match exist.

insulated 
garage doors

5*
12

Notes this elevation 
typical u.n.o.

30
'-

0"

30
'-

0"

13
'-

9"

13
'-

9"

(existing)
lower floor level
EL: 27.0’

Max. Bldg. Height
EL: 60.49’

A.B.E.
EL:  30.49’

(existing)
main floor level
EL: 36.3’

(existing)
lower floor level
EL: 27.0’

Max. Bldg. Height
EL: 60.49’

A.B.E.
EL:  30.49’

(existing = proposed)
garage floor level
EL: 35.5’
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Section
Details

A 3.2

Loeser Van Kessel
R e s i d e n c e 

7426 S.E . 71st Street
Mercer Island WA.98040

13
'-

9"

S e c t i o n   to   N o r t h
1/4” = 1’-0”1

Proposed garage Existing 
residence

Existing 
residence

5**
12

** match exist. roof slope

All exterior finishes to 
match exist. 

2
122

12

Proposed 2 car garageStorage

Remove exist. 
window & fill in 

1/2” gyp. bd. min. this 
side of demising wall

Note 1:  
Construction at demising wall 
shall comply w/ IRC R302.5

Replace exist. 
door w/ 20 
min. rated 
door & self-
closer 

New Floor Assembly
4" cast in place concrete slab

(per structural)
6 mil vapor barrier

compacted granular fill

Roof Assembly
standing seam metal roofing

to match exist.
ice & water shield

structural sheathing per plans
framing per plans

R-38 insulation batts*
vapor barrier

5/8" GWB, painted

New Exterior Wall Assembly
wood siding to match exist.

building wrap
structural sheathing per plans

wood wall framing per plans
R-21 batt insulation 
1/2" GWB, painted

Foundation wall and 
footing per plan

R-10 rigid insulation from 
top of slab to top of footing 

(or min. 2’ tall) @ all new 
foundation walls

E a s t   E l e v a t i o n
1/4” = 1’-0”2

Proposed 
garage

Existing 
residence

All exterior finishes 
to match exist. 

3'
-6

"
30

'-
0"

(existing)
lower floor level
EL: 27.0’

Max. Bldg. Height
EL: 60.49’

A.B.E.
EL:  30.49’

(existing)
living room floor level
EL: 33.8’

* Note 2:  
Ventilation and insulation 
clearance at rafters to comply 
w/ IRC R806.
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Structural 
Notes
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xx
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xx

11'-7 1/8"

5 
1/

4 
x 

14
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SL
(r
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7 
x 

16
 P

SL

(2)2x8 
typ. 
u.n.o.

(e) foundation, typ.

HDU
 2

HDU
 2

(e) foundation
v.i.f. 6” min. 
footing

3
S
2.
1

3
S2.1

(2) #4x2’-0” 
top and bottom 
SET-XP epoxy, 
min. embed 4” 
into existing,
typ. @ (4) 
locations

3
S
2.
1

4
S
2.
1

4
S
2.
1

3
S2.1

3
S2.1

2x8 min. @ 24"oc
Typ. U.N.O.

(5)2x6

SW
-1

4x6 min. drop beam

6x12

(5)2x6

4x6 min. drop beam

(3)2x8

4x6 min. drop beam

SW
-1

(e)

overframing

8"
 M

IN
  

1'
-6

" 
M

IN
  

#4 x L @ 18” oc 
#4 @ 12" oc (horiz.)

(2) #4 cont. top

slab-on-grade 
per plan

(2) #4 cont. bot

shearwall 
per plan

slab-on-grade 
per plan

(3) #4 cont.

new foundation, typ.

5
S2.1

6
S2.1

6
S2.1

6
S2.1

5
S2.17

S2.1

8
S2.1

5
S2.1

Attach drop 
beam to 
adjacent wall 
top plate w/ 
horiz. LSTA9

(2)2x6 min. stud,
 typ. u.n.o.

Attach drop 
beam to 
adjacent wall 
top plate w/ 
horiz. LSTA9

per arch

x

shearwall
(per plan)

clip per SW schedule

H2.5 @ 24” oc per 
general notes, typ.per arch, 

match existing
(3 1/2” min.)

8 d @ 6” oc, typ.8 d @ 6” oc, typ.

2x4 
blocking

per arch
2’-6” max. typ.

(4’-0” max. @ sim.)

bevel blocking

slope per arch

(varies)

x

shearwall per plan 
(where occurs)

clip per SW schedule
(A35 @ 24” oc min.)

H2.5 @ 24” oc per 
general notes, typ.per arch, 

match existing
(3 1/2” min.)

8 d @ 6” oc, typ.8 d @ 6” oc, typ.

2x4 
blocking

bevel blocking

slope per arch

(varies)

LSTA strap per plan 
(where occurs)

SDS25600 @ 16” oc
(staggered)

beam per 
plan

LRU26Z
typ.

joist per 
plan typ.

16 d @ 6” oc, typ.

bevel blocking

beam per 
plan

LRU26Z
typ.

joist per 
plan typ.

8 d @ 6” oc, typ.

sim.

6x6 king post 
w/ BC6 cap 
top & bot.

2x full depth 
blocking, typ.

16 d @ 6” oc, typ.

8 d @ 6” oc, typ.

SW-1 
(12’-0” min. length)

(E) footing 
below per 
1/S2.1

(4)2x6

VIF min. 23 in. 
width footing

Framing Plans 
& Details

F o u n d a t i o n   P l a n
1/4" = 1'-0"1
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R o o f   F r a m i n g   P l a n
1/4" = 1'-0"2

F o u n d a t i o n   D e t a i l
3/4” = 1'-0"3 S l a b   E d g e   D e t a i l

3/4” = 1'-0"4 R o o f   F r a m i n g   D e t a i l
3/4” = 1'-0"5 R o o f   F r a m i n g   D e t a i l

3/4” = 1'-0"6

R i d g e   B e a m   D e t a i l
3/4” = 1'-0"7E d g e   B e a m   D e t a i l

3/4” = 1'-0"8
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