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GENERAL NOTES 
GENERAL:
THESE DRAWINGS ARE THE PROPERTY OF THE ARCHITECT AND MAY BE REPRODUCED ONLY WITH THE WRITTEN PERMISSION OF
THE ARCHITECT.  AUTHORIZED REPRODUCTIONS MUST BEAR THE NAME OF THE ARCHITECT.  © 2021  GELOTTE  HOMMAS
DRIVDAHL  ARCHITECTURE, P.S. THESE DRAWINGS ARE FULLY PROTECTED BY FEDERAL AND STATE COPYRIGHT LAWS.  ANY
INFRINGEMENT WILL BE VIGOROUSLY PROSECUTED.

ALL CONSTRUCTION SHALL CONFORM TO THE 2018 INTERNATIONAL RESIDENTIAL CODE (IRC) AS AMENDED BY THE STATE OF
WASHINGTON AND BE IN ACCORDANCE WITH WASHINGTON STATE LAWS, REGULATIONS AND VARIOUS CODES IMPOSED BY LOCAL
AUTHORITIES.

DO NOT SCALE DRAWINGS OR DETAILS - USE GIVEN DIMENSIONS. CHECK DETAILS FOR LOCATION OF ALL ITEMS NOT
DIMENSIONED ON THE PLANS. DIMENSIONS ON THE PLANS ARE TO FACE OF FRAMING OR CENTERLINE OF COLUMNS UNLESS
NOTED OTHERWISE.

DOOR AND CASED OPENINGS WITHOUT DIMENSIONS ARE TO BE 4" FROM FACE OF ADJACENT WALL OR CENTERED BETWEEN
WALLS, UNLESS NOTED OTHERWISE.

VERIFY FIELD CONDITIONS PRIOR TO COMMENCEMENT OF EACH PORTION OF THE WORK.

THE CONTRACTOR SHALL COORDINATE ALL PORTIONS OF THE WORK AS DESCRIBED IN THE CONTRACT DOCUMENTS.  NOTIFY THE
ARCHITECT FOR RESOLUTION OF ALL DISCREPANCIES PRIOR TO CONSTRUCTION.

CONTRACTORS RESPONSIBILITY:

CONTRACTOR TO VERIFY ALL DIMENSIONS AND STRUCTURAL MEMBER SIZES PRIOR TO CONSTRUCTION. CONTRACTOR TO
INFORM ARCHITECT OF ANY DISCREPANCIES IN THE DRAWINGS OR FROM THE CODES.

CONTRACTOR INITIATED CHANGES SHALL BE SUBMITTED IN WRITING TO THE OWNER / ARCHITECT AND STRUCTURAL ENGINEER
FOR APPROVAL PRIOR TO FABRICATION OR CONSTRUCTION.

CONTRACTOR SHALL BE RESPONSIBLE FOR ALL REQUIRED SAFETY PRECAUTIONS AND THE METHODS, TECHNIQUES, SEQUENCES
OR PROCEDURES REQUIRED TO PERFORM THE WORK.

ALL STRUCTURAL SYSTEMS SUCH AS WOOD TRUSSES WHICH ARE TO BE COMPOSED OF COMPONENTS TO BE FIELD ERECTED
SHALL BE SUPERVISED BY THE SUPPLIER DURING MANUFACTURING, DELIVERY, HANDLING, STORAGE AND ERECTION IN
ACCORDANCE WITH INSTRUCTIONS PREPARED BY THE SUPPLIER.

CONTRACTOR TO COORDINATE FRAMING LAYOUT WITH ELECTRICAL AND MECHANICAL PLAN.

SOILS:

UNLESS A SOILS REPORT BY A SOILS ENGINEER IS PROVIDED AND ATTACHED THIS OFFICE ASSUMES NO RESPONSIBILITY AS TO
THE PHYSICAL CHARACTERISTICS OF THE SOIL. FOUNDATION DESIGN IS BASED ON AN ASSUMED AVERAGE SOIL BEARING OF 2,000
PSF.  ALL FOOTINGS SHALL BE CAST ON UNDISTURBED FIRM NATURAL SOIL OR COMPACTED SOIL OF 2,000 PSF BEARING CAPACITY
AT LEAST 1'-6" BELOW LOWEST ADJACENT GRADE, FREE OF ORGANIC MATERIALS.   FOOTING EXCAVATION SHALL BE FREE OF
LOOSE SOILS, DEBRIS, AND FREE OF WATER AT ALL TIMES.  THIS OFFICE TAKES NO RESPONSIBILITY IN VERIFYING THE ACCURACY
OF ENGINEERING DATA SUPPLIED BY OTHERS.

CLEARING AND GRADING (T.E.S.C. MEASURES):

ALL CLEARING AND GRADING MUST BE IN ACCORDANCE WITH LOCAL JURISDICTION CLEARING AND GRADING EROSION CONTROL
STANDARDS, DEVELOPMENT STANDARDS, LAND USE CODE, INTERNATIONAL RESIDENTIAL CODE, PERMIT CONDITIONS, AND ALL
OTHER APPLICABLE CODES, ORDINANCES AND STANDARDS. THE DESIGN ELEMENTS WITH THESE PLANS HAVE BEEN REVIEWED
TO THESE REQUIREMENTS. ANY VARIANCE FROM THE ADOPTED EROSION CONTROL STANDARDS IS NOT ALLOWED UNLESS
SPECIFICALLY APPROVED BY THE LOCAL JURISDICTION PRIOR TO CONSTRUCTION.

A COPY OF THE APPROVED PLANS MUST BE ON-SITE WHENEVER CONSTRUCTION IS IN PROGRESS. THE APPLICANT IS
RESPONSIBLE FOR OBTAINING ANY OTHER REQUIRED OR RELATED PERMITS PRIOR TO BEGINNING CONSTRUCTION.

ALL LOCATIONS OF EXISTING UTILITIES HAVE BEEN ESTABLISHED BY FIELD SURVEY OR OBTAINED FROM AVAILABLE RECORDS AND
SHOULD, THEREFORE, BE CONSIDERED ONLY APPROXIMATE AND NOT NECESSARILY COMPLETE. IT IS THE SOLE RESPONSIBILITY
OF THE CONTRACTOR TO INDEPENDENTLY VERIFY THE ACCURACY OF ALL UTILITY LOCATIONS AND TO DISCOVER AND AVOID ANY
OTHER UTILITIES NOT SHOWN WHICH MAY BE EFFECTED BY THE WORK.

FINAL SITE DRAINAGE MUST DIRECT DRAINAGE AWAY FROM ALL BUILDING STRUCTURES AT A MINIMUM OF 6" WITHIN THE FIRST 10'.
Ref IRC R401.3

CRAWL SPACE:

UNDER-FLOOR AREAS SHALL BE VENTED BY AN APPROVED MECHANICAL MEANS OR BY OPENINGS IN EXTERIOR FOUNDATION
WALLS.  SUCH OPENINGS SHALL HAVE A NET AREA OF NOT LESS THAN 1 SQ. FT.  FOR EACH 150 SQ. FT. OF UNDER-FLOOR AREA.
ONE OPENING SHALL BE WITHIN 3' OF EACH CORNER OF THE BUILDING. Ref IRC R408.2

CRAWL SPACE, UNOBSTRUCTED ACCESS, MINIMUM 18" x 24".  Ref IRC R408.4

PROVIDE 18" MINIMUM CRAWL SPACE UNDER WOOD JOIST AND 12" MINIMUM CRAWL SPACE UNDER WOOD GIRDERS.  Ref IRC
R317.1

A GROUND COVER VAPOR BARRIER OF MIN. 6 MIL. (0.006") POLYETHYLENE (0R EQUIVALENT) SHALL BE INSTALLED IN ALL CRAWL
SPACES, JOINTS LAPPED 12", EXTEND UP FOUNDATION WALL AND SECURE TO SILL PLATE WHEREVER PRACTICAL.

ALL WOOD IN CONTACT WITH CONCRETE, CMU OR WITHIN 8" OF SOILS SHALL BE PRESSURE TREATED WOOD. Ref IRC R317.1

GARAGES:

OPENINGS FROM A PRIVATE GARAGE DIRECTLY INTO A ROOM USED FOR SLEEPING PURPOSES SHALL NOT BE PERMITTED.  DOORS
BETWEEN GARAGE AND DWELLING SHALL BE SOLID WOOD DOORS; MINIMUM 1 3/8" THICK WITH SELF CLOSING DEVICE.  Ref
R302.5.1

SEPARATION FROM DWELLING TO GARAGE, SHOP OR SIMILAR AREAS SHALL BE SEPARATED FROM RESIDENCE AND ITS ATTIC
AREA BY NOT LESS THAN 1/2" GYPSUM BOARD APPLIED TO THE GARAGE SIDE.  GARAGES BENEATH HABITABLE ROOMS SHALL BE
SEPARATED FROM ALL HABITABLE ROOMS ABOVE BY NOT LESS THAN 5/8" TYPE X GYPSUM BOARD OR EQUIVALENT.  WHERE THE
SEPARATION IS A FLOOR-CEILING ASSEMBLY, THE STRUCTURE SUPPORTING THE SEPARATION SHALL ALSO BE PROTECTED BY
NOT LESS THAN 1/2" GYPSUM BOARD OR EQUIVALENT.  Ref IRC R302.6 & TABLE 302.6

HEATING AND/OR COOLING EQUIPMENT LOCATED IN GARAGE SHALL BE INSTALLED WITH PILOTS AND BURNERS OR HEATING
ELEMENTS AND SWITCHES AT LEAST 18" ABOVE THE FLOOR LEVEL.  Ref IRC G2408.2

FIREPLACES:

FACTORY-BUILT FIREPLACES SHALL BE LISTED AND LABELED AND SHALL BE INSTALLED IN ACCORDANCE WITH THE CONDITIONS
OF THE LISTING.  FACTORY-BUILT FIREPLACES SHALL BE TESTED IN ACCORDANCE WITH UL 127.  Ref IRC R1004.1

MASONRY FIREPLACES, BARBECUES, SMOKE CHAMBERS AND FIREPLACE CHIMNEYS SHALL BE CONSTRUCTED OF MASONRY OR
REINFORCED CONCRETE.  FOUNDATIONS SHALL BE MIN. 12" THICK AND EXTEND MIN. 6" BEYOND MASONRY.  FIREBOX WALLS MIN.
10" THICK EXCEPT MIN. 8" THICK WHERE A FIREBRICK LINING IS USED.  COMBUSTIBLE MATERIALS SHALL NOT BE PLACED WITHIN 2
INCHES OF FIREPLACE, SMOKE CHAMBER OR CHIMNEY WALLS.  COMBUSTIBLE MATERIAL SHALL NOT BE PLACED WITHIN 6" OF THE
FIREPLACE OPENING.  MIN. 4" THICK NON-COMBUSTIBLE HEARTH EXTENDING 16" IN FRONT AND 8" TO THE SIDE OF THE FIREPLACE
OPENING.  COMBUSTIBLE MATERIAL WITHIN 12" OF THE FIREPLACE OPENING SHALL NOT PROJECT MORE THAN 1/8" FOR EACH 1"
DISTANCE FROM SUCH OPENING.  Ref IRC R1001 - R1003

CEILING HEIGHTS:

HABITABLE SPACE SHALL HAVE A CEILING HEIGHT OF NOT LESS THAN 7'-0".  NOT MORE THAN 50% OF REQUIRED FLOOR AREA OF A
SPACE IS PERMITTED TO HAVE A SLOPED CEILING LESS THAN 7'-0" IN HEIGHT WITH NO PORTION LOWER THAN 5'-0".  BATHROOM
SHALL HAVE A MIN CEILING HEIGHT OF 6'-8" OVER THE FIXTURE AND ITS FRONT CLEARANCE AREA.  Ref IRC R305

ROOFING:

APPLY ROOFING IN ACCORDANCE WITH IRC R905.

BALCONIES, LANDINGS, EXTERIOR STAIRWAYS, OCCUPIED ROOFS AND SIMILAR SURFACES EXPOSED TO THE WEATHER AND
SEALED UNDERNEATH SHALL BE WATERPROOFED AND SLOPED A MINIMUM OF 1/4" PER 12" (2% SLOPE) FOR DRAINAGE.

ATTIC:

PROVIDE ATTIC VENTILATION AS INDICATED ON ROOF FRAMING PLANS.  THE MINIMUM NET FREE VENTILATING AREA SHALL BE
1/150 OF THE AREA OF THE VENTED SPACE.  EXCEPTION:  THE MINIMUM NET FREE VENTILATION AREA SHALL BE 1/300 OF THE
VENTED SPACE PROVIDED NOT LESS THAN 40 PERCENT AND NOT MORE THAN 50 PERCENT OF THE REQUIRED VENTILATING AREA
IS PROVIDED BY VENTILATORS LOCATED IN THE UPPER PORTION OF THE ATTIC OR RAFTER SPACE.  UPPER VENTILATORS SHALL
BE LOCATED NOT MORE THAN 3 FEET BELOW THE RIDGE OR HIGHEST POINT OF THE SPACE, MEASURED VERTICALLY, WITH THE
BALANCE OF THE REQUIRED VENTILATION PROVIDED BY EAVE OR CORNICE VENTS.  Ref IRC R806.2

ATTIC ACCESS SHALL HAVE A ROUGH FRAMED OPENING NOT LESS THAN 22 INCHES BY 30 INCHES LOCATED IN A READILY
ACCESSIBLE LOCATION.  THE MINIMUM UNOBSTRUCTED HEADROOM IN THE ATTIC SPACE SHALL BE 30 INCHES MEASURED
VERTICALLY FROM THE BOTTOM OF THE CEILING FRAMING MEMBERS.  Ref IRC R807.  FOR ACCESS REQUIREMENTS WHERE
MECHANICAL EQUIPMENT IS LOCATED IN ATTICS Ref IRC M1305.1.3

GLAZING:

TO BE IN COMPLIANCE WITH IRC R308 AND WASHINGTON STATE SAFETY GLASS LAW.

GLAZING IN HAZARDOUS LOCATIONS SUCH AS GLASS ON DOORS, GLAZING WITHIN 24" ON EITHER SIDE OF A DOOR OPENING,
AREAS WITHIN 60" VERTICAL AND 36" HORIZONTAL OF THE BOTTOM LANDING OF A STAIRWAY, STORM DOORS, RAILINGS, SHOWER
DOORS, SLIDING GLASS DOORS, AND TUB ENCLOSURES SHALL BE SAFETY GLAZING MATERIAL.  Ref IRC R308.4

ALL EXTERIOR WALL GLAZING SHALL COMPLY WITH THE 2018 EDITION OF THE WASHINGTON STATE ENERGY CODE.

EGRESS:

EGRESS IN EVERY SLEEPING ROOM SHALL HAVE AT LEAST ONE OPERABLE EMERGENCY EXIT WITH A MINIMUM NET CLEAR
OPENING OF 5.7 SQ. FT. THE MINIMUM NET CLEAR OPENING HEIGHT DIMENSION SHALL BE 24" MINIMUM NET CLEAR OPENING
WIDTH DIMENSION OF 20" AND A FINISHED SILL HEIGHT NOT MORE THAN 44" ABOVE THE FLOOR.  IRC R310.1.

ONE EXIT DOOR CONFORMING TO IRC R311.2 IS REQUIRED.

FIRE & CARBON MONOXIDE PROTECTION:

SMOKE & CARBON MONOXIDE DETECTOR POWER SOURCES TO BE INSTALLED IN ACCORDANCE WITH NFPA 72, IRC R314 & IRC
R315.  ALL ALARM DEVICES SHALL BE INTERCONNECTED PER IRC R314.1.

FIREBLOCKING PER IRC R1003.19, R1001.12, R302.11 & R602.8.  DRAFTSTOPPING PER IRC R302.12 & R502.12.

VENTILATION & LIGHTING:
HABITABLE ROOMS NOT PROVIDED WITH AN OPENABLE EXTERIOR OPENING OF AT LEAST 4% OF THE FLOOR AREA, A MECHANICAL
VENTILATION SYSTEM MUST BE PROVIDED THAT PROVIDES MIN. .35 AIR CHANGES PER HOUR.  IRC R303.1.

DRYER & BATH FANS TO BE 50 CFM, AND RANGE/OVEN FANS TO BE 100 CFM MIN, VENT TO THE OUTSIDE.  IRC303 AND 2006 WA
STATE VENTILATION AND INDOOR AIR QUALITY CODE.

NATURAL LIGHTING TO BE NOT LESS THAN 8% OF THE FLOOR AREA OR ALL HABITABLE SPACES.  IRC R303.

STAIRS:

MINIMUM HEADROOM OF 6'-8" MEASURED VERTICALLY FROM A SLOPED PLANE ADJOINING THE TREAD NOSING OR FROM THE
FLOOR SURFACE OR PLATFORM. IRC R311.7.2   MINIMUM WIDTH 36", IRC 311.7.1

MINIMUM TREAD 10", MAXIMUM RISER 7 3/4", HANDRAIL MINIMUM 34" AND MAXIMUM 38" ABOVE STAIR NOSING. HANDRAIL TO BE 1
1/4" TO 2" CROSS SECTION AND 1 1/2" AWAY FROM WALL. IRC R311.7.5 & 311.7.8.  INSTALL FIRE BLOCKING AT MID STRINGER SPAN
AND AT WALL ALONG STRINGER.  COVER WALLS AND SOFFITS OF USABLE SPACE UNDER STAIR WITH 1/2" GYPSUM BOARD.  IRC
R302.11

GUARDRAILS:  ANY WALKING SURFACE 30" OR MORE ABOVE GRADE OR ADJACENT SURFACE SHALL HAVE MIN. 36" HIGH
GUARDRAIL.  IRC R312.

BATHROOMS:

ALL TUB AND SHOWER STALLS SHALL HAVE FIREBLOCKING BETWEEN STUDS.

ALL GLAZING USED FOR DOORS OR ENCLOSURES IN BATHROOMS SHALL BE SAFETY GLAZING.  GLAZING IN ANY PORTION OF A
BUILDING WALL ENCLOSING A SHOWER OR BATHTUB WHERE THE BOTTOM EXPOSED EDGE IS LESS THAN 60 INCHES ABOVE THE
STANDING SURFACE AND DRAIN INLET SHALL BE SAFETY GLAZING.  IRC R308.4

BATH TUB & SHOWER STALL NON-ABSORBENT WAINSCOTS SHALL BE A MINIMUM OF 72 INCHES ABOVE THE FLOOR.  IRC R307.2.

WATERCLOSETS SHALL HAVE MIN. 15" TO SIDE WALLS FROM CENTER OF FIXTURE, AND MIN. 21" FRONT CLEARANCE.  IRC R307.1

APPLIANCES IN A FIXED POSITION SHALL BE SECURELY FASTENED IN PLACE TO STRUCTURAL MEMBERS WITH STRAP ANCHORS
OR SIMILAR ANCHORING METHOD.
IRC G2404.4

ENERGY:

METHOD OF COMPLIANCE - PRESCRIPTIVE METHOD FOR GROUP R OCCUPANCY, CLIMATE ZONE PER TABLE R301.1, TABLE
R402.1.1, UNLIMITED GLAZING WITH MODIFICATIONS.

ENERGY CREDITS - MAIN HOUSE - 4.5 CREDITS REQUIRED, 4.5 CREDITS SELECTED

0.5 CREDITS - OPTION 1A - EFFICIENT BUILDING ENVELOPE:  TABLE 402.1.1 WITH THE FOLLOWING MODIFICATIONS:  VERTICAL
FENESTRATION U=0.28, FLOOR R-38, SLAB ON GRADE AND BELOW GRADE R-10 PERIMETER AND UNDER ENTIRE SLAB.

1.0 CREDITS - OPTION 2B - AIR LEAKAGE CONTROL AND EFFICIENT VENTILATION:  COMPLIANCE BASED ON R402.4.1.2, REDUCE
TESTED AIR LEAKAGE TO 2.0 ACH AND ALL WHOLE HOUSE VENTILATION REQUIREMENTS AS DETERMINED BY SECTION M1507.3 OF
THE INTERNATIONAL RESIDENTIAL CODE SHALL BE MET WITH A HEAT RECOVERY VENTILATION SYSTEM WITH A MINIMUM SENSIBLE
HEAT RECOVERY EFFICIENCY OF 0.70.

1.0 CREDITS - OPTION 3A - HIGH EFFICIENCY HVAC EQUIPMENT:  GAS, PROPANE OR OIL-FIRED FURNACE WITH MINIMUM AFUE OF
94%, OR GAS, PROPANE OR OILED-FIRED BOILER WITH MINIMUM AFUE OF 92%.

1.0 CREDITS - OPTION 4 - HIGH EFFICIENCY HVAC DISTRIBUTION SYSTEM:  ALL HEATING AND COOLING SYSTEM COMPONENTS
INSTALLED INSIDE THE CONDITIONED SPACE. THIS INCLUDES ALL EQUIPMENT AND DISTRIBUTION SYSTEM COMPONENTS SUCH AS
FORCED AIR DUCTS, HYDRONIC PIPING, HYDRONIC FLOOR HEATING LOOP, CONVECTORS AND RADIATORS. ALL COMBUSTION
EQUIPMENT SHALL BE DIRECT VENT OR SEALED COMBUSTION. FOR FORCED AIR DUCTS: A MAXIMUM OF 10 LINEAR FEET OF
RETURN DUCTS AND 5 LINEAR FEET OF SUPPLY DUCTS MAY BE LOCATED OUTSIDE THE CONDITIONED SPACE. ALL METALLIC
DUCTS LOCATED OUTSIDE THE CONDITIONED SPACE MUST HAVE BOTH TRANSVERSE AND LONGITUDINAL JOINTS SEALED WITH
MASTIC. IF FLEX DUCTS ARE USED, THEY CANNOT CONTAIN SPLICES. FLEX DUCT CONNECTIONS MUST BE MADE WITH NYLON
STRAPS AND INSTALLED USING A PLASTIC STRAPPING TENSIONING TOOL. DUCTS LOCATED OUTSIDE THE CONDITIONED SPACE
MUST BE INSULATED TO A MINIMUM OF R-8. LOCATING SYSTEM COMPONENTS IN CONDITIONED CRAWL SPACES IS NOT PERMITTED
UNDER THIS OPTION. ELECTRIC RESISTANCE HEAT AND DUCTLESS HEAT PUMPS ARE NOT PERMITTED UNDER THIS OPTION.
DIRECT COMBUSTION HEATING EQUIPMENT WITH AFUE LESS THAN 80% IS NOT PERMITTED UNDER THIS OPTION.

1.0 CREDITS - OPTION 5B - EFFICIENT WATER HEATING:  WATER HEATING SYSTEM SHALL INCLUDE ONE OF THE FOLLOWING: GAS,
PROPANE OR OIL WATER HEATER WITH A MINIMUM EF OF 0.74 OR WATER HEATER HEATED BY GROUND SOURCE HEAT PUMP
MEETING THE REQUIREMENTS OF OPTION 3C. OR FOR R-2 OCCUPANCY, A CENTRAL HEAT PUMP WATER HEATER WITH AN EF
GREATER THAN 2.0 THAT WOULD SUPPLY DHW TO ALL THE UNITS THROUGH A CENTRAL WATER LOOP INSULATED WITH R-8
MINIMUM PIPE INSULATION.

ENERGY CREDITS - GUEST HOUSE - 1.5 CREDITS REQUIRED, 1.5 CREDITS SELECTED

0.5 CREDITS - OPTION 1A - EFFICIENT BUILDING ENVELOPE:  TABLE 402.1.1 WITH THE FOLLOWING MODIFICATIONS:  VERTICAL
FENESTRATION U=0.28, FLOOR R-38, SLAB ON GRADE AND BELOW GRADE R-10 PERIMETER AND UNDER ENTIRE SLAB.

0.5 CREDITS - OPTION 2A - AIR LEAKAGE CONTROL AND EFFICIENT VENTILATION:  COMPLIANCE BASED ON R402.4.1.2, REDUCE
TESTED AIR LEAKAGE TO 3.0 ACH AND ALL WHOLE HOUSE VENTILATION REQUIREMENTS AS DETERMINED BY SECTION M1507.3 OF
THE INTERNATIONAL RESIDENTIAL CODE SHALL BE MET WITH A HIGH EFFICIENCY FAN (MAXIMUM 0.35 WATTS/CFM), NOT
INTERLOCKED WITH THE FURNACE FAN. VENTILATION SYSTEMS USING A FURNACE INCLUDING AN ECM MOTOR ARE ALLOWED,
PROVIDED THAT THEY ARE CONTROLLED TO OPERATE AT LOW SPEED IN VENTILATION ONLY MODE.

0.5 CREDITS - OPTION 5A - EFFICIENT WATER HEATING:  ALL SHOWERHEAD AND KITCHEN SINK FAUCETS INSTALLED IN THE HOUSE
SHALL BE RATED AT 1.75 GPM OR LESS.  ALL OTHER LAVATORY FAUCETS SHALL BE RATED AT 1.0 GPM OR LESS

ALL MATERIALS, WORKMANSHIP AND CONSTRUCTION SHALL CONFORM TO THE REQUIREMENTS OF THE INTERNATIONAL
RESIDENTIAL CODE AND THE WASHINGTON STATE ENERGY CODE, LATEST EDITION. VERIFY ALL CONDITIONS BEFORE
PROCEEDING WITH WORK.

WALLS:  INSULATED PER WSEC TABLE R402.1.1.

ROOF AND CEILING:  INSULATED PER WSEC TABLE R402.1.1.  PROVIDE INSULATION IN CEILING WHERE POSSIBLE AND IN 2x12
RAFTERS IF VAULTED CEILING CONDITION EXISTS.  MAINTAIN A MINIMUM OF  2" CLEAR BETWEEN TOP OF INSULATION AND BOTTOM
OF SHEATHING FOR VENTING.  VENTING MUST OCCUR IN EACH JOIST SPACE.  WHERE CONTINUOUS VENTING WITHIN A JOIST
SPACE IS INTERRUPTED BY A HEADER (I.E., SKYLIGHT OR AT HIP END), PROVIDE (2) 1 1/2" VENTING HOLES AT THE TOP OF THE
RAFTER AT THE HEADER TO ALLOW FOR CONTINUAL THROUGH-VENTING INTO THE NEXT JOIST SPACE.

FLOORS:  INSULATE PER WSEC TABLE R402.1.1

SLAB ON GRADE: INSULATE PER TABLE R402.1.1.  PROVIDE EXTRUDED RIGID CLOSED CELL INSULATION.  INSULATION, INSTALLED
INSIDE THE FOUNDATION WALL, SHALL EXTEND DOWNWARD FROM THE TOP OF THE SLAB 24" MIN. OR DOWNWARD AND THEN
HORIZONTALLY BENEATH THE SLAB FOR A COMBINED 24" MIN.  INSULATION INSTALLED OUTSIDE THE FOUNDATION SHALL EXTEND
DOWNWARD 24" MIN. OR TO THE FROSTLINE.  WSEC 402.2.9.1

VAPOR BARRIERS:  VAPOR RETARDERS SHALL BE INSTALLED ON THE WARM SIDE (IN WINTER) OF INSULATION PER TABLE
R402.4.1.1
FLOORS SEPARATING CONDITIONED SPACE FROM UNCONDITIONED SPACE SHALL HAVE MIN. 4 MIL POLYETHYLENE OR KRAFT
FACED MATERIAL.  ROOF/CEILING ASSEMBLIES WHERE THE VENTILATION SPACE ABOVE THE INSULATION IS LESS THAN AN
AVERAGE OF 12 INCHES SHALL BE PROVIDED WITH A VAPOR RETARDER.  WALLS SEPARATING CONDITIONED SPACE FROM
UNCONDITIONED SPACE SHALL HAVE A VAPOR RETARDER INSTALLED.  FACED BATT INSULATION SHALL BE FACE STAPLED.  A
GROUND COVER OF MIN. 6 MIL BLACK POLYETHYLENE SHALL BE LAID OVER THE GROUND WITHIN CRAWL SPACES W/ JOINTS
LAPPED MIN. 12".

GLAZING AND DOORS:  GLAZING AND DOOR U-FACTORS SHALL BE DETERMINED IN ACCOURDANCE WITH WSEC SECTIONS R402.1.1
AND R303.1.3(2), RESPECTIVELY.
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SPECIFICALLY APPROVED BY THE LOCAL JURISDICTION PRIOR TO CONSTRUCTION.

A COPY OF THE APPROVED PLANS MUST BE ON-SITE WHENEVER CONSTRUCTION IS IN PROGRESS. THE APPLICANT IS
RESPONSIBLE FOR OBTAINING ANY OTHER REQUIRED OR RELATED PERMITS PRIOR TO BEGINNING CONSTRUCTION.

ALL LOCATIONS OF EXISTING UTILITIES HAVE BEEN ESTABLISHED BY FIELD SURVEY OR OBTAINED FROM AVAILABLE RECORDS AND
SHOULD, THEREFORE, BE CONSIDERED ONLY APPROXIMATE AND NOT NECESSARILY COMPLETE. IT IS THE SOLE RESPONSIBILITY
OF THE CONTRACTOR TO INDEPENDENTLY VERIFY THE ACCURACY OF ALL UTILITY LOCATIONS AND TO DISCOVER AND AVOID ANY
OTHER UTILITIES NOT SHOWN WHICH MAY BE EFFECTED BY THE WORK.

FINAL SITE DRAINAGE MUST DIRECT DRAINAGE AWAY FROM ALL BUILDING STRUCTURES AT A MINIMUM OF 6" WITHIN THE FIRST 10'.
Ref IRC R401.3

CRAWL SPACE:

UNDER-FLOOR AREAS SHALL BE VENTED BY AN APPROVED MECHANICAL MEANS OR BY OPENINGS IN EXTERIOR FOUNDATION
WALLS.  SUCH OPENINGS SHALL HAVE A NET AREA OF NOT LESS THAN 1 SQ. FT.  FOR EACH 150 SQ. FT. OF UNDER-FLOOR AREA.
ONE OPENING SHALL BE WITHIN 3' OF EACH CORNER OF THE BUILDING. Ref IRC R408.2

CRAWL SPACE, UNOBSTRUCTED ACCESS, MINIMUM 18" x 24".  Ref IRC R408.4

PROVIDE 18" MINIMUM CRAWL SPACE UNDER WOOD JOIST AND 12" MINIMUM CRAWL SPACE UNDER WOOD GIRDERS.  Ref IRC
R317.1

A GROUND COVER VAPOR BARRIER OF MIN. 6 MIL. (0.006") POLYETHYLENE (0R EQUIVALENT) SHALL BE INSTALLED IN ALL CRAWL
SPACES, JOINTS LAPPED 12", EXTEND UP FOUNDATION WALL AND SECURE TO SILL PLATE WHEREVER PRACTICAL.

ALL WOOD IN CONTACT WITH CONCRETE, CMU OR WITHIN 8" OF SOILS SHALL BE PRESSURE TREATED WOOD. Ref IRC R317.1

GARAGES:

OPENINGS FROM A PRIVATE GARAGE DIRECTLY INTO A ROOM USED FOR SLEEPING PURPOSES SHALL NOT BE PERMITTED.  DOORS
BETWEEN GARAGE AND DWELLING SHALL BE SOLID WOOD DOORS; MINIMUM 1 3/8" THICK WITH SELF CLOSING DEVICE.  Ref
R302.5.1

SEPARATION FROM DWELLING TO GARAGE, SHOP OR SIMILAR AREAS SHALL BE SEPARATED FROM RESIDENCE AND ITS ATTIC
AREA BY NOT LESS THAN 1/2" GYPSUM BOARD APPLIED TO THE GARAGE SIDE.  GARAGES BENEATH HABITABLE ROOMS SHALL BE
SEPARATED FROM ALL HABITABLE ROOMS ABOVE BY NOT LESS THAN 5/8" TYPE X GYPSUM BOARD OR EQUIVALENT.  WHERE THE
SEPARATION IS A FLOOR-CEILING ASSEMBLY, THE STRUCTURE SUPPORTING THE SEPARATION SHALL ALSO BE PROTECTED BY
NOT LESS THAN 1/2" GYPSUM BOARD OR EQUIVALENT.  Ref IRC R302.6 & TABLE 302.6

HEATING AND/OR COOLING EQUIPMENT LOCATED IN GARAGE SHALL BE INSTALLED WITH PILOTS AND BURNERS OR HEATING
ELEMENTS AND SWITCHES AT LEAST 18" ABOVE THE FLOOR LEVEL.  Ref IRC G2408.2

FIREPLACES:

FACTORY-BUILT FIREPLACES SHALL BE LISTED AND LABELED AND SHALL BE INSTALLED IN ACCORDANCE WITH THE CONDITIONS
OF THE LISTING.  FACTORY-BUILT FIREPLACES SHALL BE TESTED IN ACCORDANCE WITH UL 127.  Ref IRC R1004.1

MASONRY FIREPLACES, BARBECUES, SMOKE CHAMBERS AND FIREPLACE CHIMNEYS SHALL BE CONSTRUCTED OF MASONRY OR
REINFORCED CONCRETE.  FOUNDATIONS SHALL BE MIN. 12" THICK AND EXTEND MIN. 6" BEYOND MASONRY.  FIREBOX WALLS MIN.
10" THICK EXCEPT MIN. 8" THICK WHERE A FIREBRICK LINING IS USED.  COMBUSTIBLE MATERIALS SHALL NOT BE PLACED WITHIN 2
INCHES OF FIREPLACE, SMOKE CHAMBER OR CHIMNEY WALLS.  COMBUSTIBLE MATERIAL SHALL NOT BE PLACED WITHIN 6" OF THE
FIREPLACE OPENING.  MIN. 4" THICK NON-COMBUSTIBLE HEARTH EXTENDING 16" IN FRONT AND 8" TO THE SIDE OF THE FIREPLACE
OPENING.  COMBUSTIBLE MATERIAL WITHIN 12" OF THE FIREPLACE OPENING SHALL NOT PROJECT MORE THAN 1/8" FOR EACH 1"
DISTANCE FROM SUCH OPENING.  Ref IRC R1001 - R1003

CEILING HEIGHTS:

HABITABLE SPACE SHALL HAVE A CEILING HEIGHT OF NOT LESS THAN 7'-0".  NOT MORE THAN 50% OF REQUIRED FLOOR AREA OF A
SPACE IS PERMITTED TO HAVE A SLOPED CEILING LESS THAN 7'-0" IN HEIGHT WITH NO PORTION LOWER THAN 5'-0".  BATHROOM
SHALL HAVE A MIN CEILING HEIGHT OF 6'-8" OVER THE FIXTURE AND ITS FRONT CLEARANCE AREA.  Ref IRC R305

ROOFING:

APPLY ROOFING IN ACCORDANCE WITH IRC R905.

BALCONIES, LANDINGS, EXTERIOR STAIRWAYS, OCCUPIED ROOFS AND SIMILAR SURFACES EXPOSED TO THE WEATHER AND
SEALED UNDERNEATH SHALL BE WATERPROOFED AND SLOPED A MINIMUM OF 1/4" PER 12" (2% SLOPE) FOR DRAINAGE.

ATTIC:

PROVIDE ATTIC VENTILATION AS INDICATED ON ROOF FRAMING PLANS.  THE MINIMUM NET FREE VENTILATING AREA SHALL BE
1/150 OF THE AREA OF THE VENTED SPACE.  EXCEPTION:  THE MINIMUM NET FREE VENTILATION AREA SHALL BE 1/300 OF THE
VENTED SPACE PROVIDED NOT LESS THAN 40 PERCENT AND NOT MORE THAN 50 PERCENT OF THE REQUIRED VENTILATING AREA
IS PROVIDED BY VENTILATORS LOCATED IN THE UPPER PORTION OF THE ATTIC OR RAFTER SPACE.  UPPER VENTILATORS SHALL
BE LOCATED NOT MORE THAN 3 FEET BELOW THE RIDGE OR HIGHEST POINT OF THE SPACE, MEASURED VERTICALLY, WITH THE
BALANCE OF THE REQUIRED VENTILATION PROVIDED BY EAVE OR CORNICE VENTS.  Ref IRC R806.2

ATTIC ACCESS SHALL HAVE A ROUGH FRAMED OPENING NOT LESS THAN 22 INCHES BY 30 INCHES LOCATED IN A READILY
ACCESSIBLE LOCATION.  THE MINIMUM UNOBSTRUCTED HEADROOM IN THE ATTIC SPACE SHALL BE 30 INCHES MEASURED
VERTICALLY FROM THE BOTTOM OF THE CEILING FRAMING MEMBERS.  Ref IRC R807.  FOR ACCESS REQUIREMENTS WHERE
MECHANICAL EQUIPMENT IS LOCATED IN ATTICS Ref IRC M1305.1.3

GLAZING:

TO BE IN COMPLIANCE WITH IRC R308 AND WASHINGTON STATE SAFETY GLASS LAW.

GLAZING IN HAZARDOUS LOCATIONS SUCH AS GLASS ON DOORS, GLAZING WITHIN 24" ON EITHER SIDE OF A DOOR OPENING,
AREAS WITHIN 60" VERTICAL AND 36" HORIZONTAL OF THE BOTTOM LANDING OF A STAIRWAY, STORM DOORS, RAILINGS, SHOWER
DOORS, SLIDING GLASS DOORS, AND TUB ENCLOSURES SHALL BE SAFETY GLAZING MATERIAL.  Ref IRC R308.4

ALL EXTERIOR WALL GLAZING SHALL COMPLY WITH THE 2018 EDITION OF THE WASHINGTON STATE ENERGY CODE.

EGRESS:

EGRESS IN EVERY SLEEPING ROOM SHALL HAVE AT LEAST ONE OPERABLE EMERGENCY EXIT WITH A MINIMUM NET CLEAR
OPENING OF 5.7 SQ. FT. THE MINIMUM NET CLEAR OPENING HEIGHT DIMENSION SHALL BE 24" MINIMUM NET CLEAR OPENING
WIDTH DIMENSION OF 20" AND A FINISHED SILL HEIGHT NOT MORE THAN 44" ABOVE THE FLOOR.  IRC R310.1.

ONE EXIT DOOR CONFORMING TO IRC R311.2 IS REQUIRED.

FIRE & CARBON MONOXIDE PROTECTION:

SMOKE & CARBON MONOXIDE DETECTOR POWER SOURCES TO BE INSTALLED IN ACCORDANCE WITH NFPA 72, IRC R314 & IRC
R315.  ALL ALARM DEVICES SHALL BE INTERCONNECTED PER IRC R314.1.

FIREBLOCKING PER IRC R1003.19, R1001.12, R302.11 & R602.8.  DRAFTSTOPPING PER IRC R302.12 & R502.12.

VENTILATION & LIGHTING:
HABITABLE ROOMS NOT PROVIDED WITH AN OPENABLE EXTERIOR OPENING OF AT LEAST 4% OF THE FLOOR AREA, A MECHANICAL
VENTILATION SYSTEM MUST BE PROVIDED THAT PROVIDES MIN. .35 AIR CHANGES PER HOUR.  IRC R303.1.

DRYER & BATH FANS TO BE 50 CFM, AND RANGE/OVEN FANS TO BE 100 CFM MIN, VENT TO THE OUTSIDE.  IRC303 AND 2006 WA
STATE VENTILATION AND INDOOR AIR QUALITY CODE.

NATURAL LIGHTING TO BE NOT LESS THAN 8% OF THE FLOOR AREA OR ALL HABITABLE SPACES.  IRC R303.

STAIRS:

MINIMUM HEADROOM OF 6'-8" MEASURED VERTICALLY FROM A SLOPED PLANE ADJOINING THE TREAD NOSING OR FROM THE
FLOOR SURFACE OR PLATFORM. IRC R311.7.2   MINIMUM WIDTH 36", IRC 311.7.1

MINIMUM TREAD 10", MAXIMUM RISER 7 3/4", HANDRAIL MINIMUM 34" AND MAXIMUM 38" ABOVE STAIR NOSING. HANDRAIL TO BE 1
1/4" TO 2" CROSS SECTION AND 1 1/2" AWAY FROM WALL. IRC R311.7.5 & 311.7.8.  INSTALL FIRE BLOCKING AT MID STRINGER SPAN
AND AT WALL ALONG STRINGER.  COVER WALLS AND SOFFITS OF USABLE SPACE UNDER STAIR WITH 1/2" GYPSUM BOARD.  IRC
R302.11

GUARDRAILS:  ANY WALKING SURFACE 30" OR MORE ABOVE GRADE OR ADJACENT SURFACE SHALL HAVE MIN. 36" HIGH
GUARDRAIL.  IRC R312.

BATHROOMS:

ALL TUB AND SHOWER STALLS SHALL HAVE FIREBLOCKING BETWEEN STUDS.

ALL GLAZING USED FOR DOORS OR ENCLOSURES IN BATHROOMS SHALL BE SAFETY GLAZING.  GLAZING IN ANY PORTION OF A
BUILDING WALL ENCLOSING A SHOWER OR BATHTUB WHERE THE BOTTOM EXPOSED EDGE IS LESS THAN 60 INCHES ABOVE THE
STANDING SURFACE AND DRAIN INLET SHALL BE SAFETY GLAZING.  IRC R308.4

BATH TUB & SHOWER STALL NON-ABSORBENT WAINSCOTS SHALL BE A MINIMUM OF 72 INCHES ABOVE THE FLOOR.  IRC R307.2.

WATERCLOSETS SHALL HAVE MIN. 15" TO SIDE WALLS FROM CENTER OF FIXTURE, AND MIN. 21" FRONT CLEARANCE.  IRC R307.1

APPLIANCES IN A FIXED POSITION SHALL BE SECURELY FASTENED IN PLACE TO STRUCTURAL MEMBERS WITH STRAP ANCHORS
OR SIMILAR ANCHORING METHOD.
IRC G2404.4

ENERGY:

METHOD OF COMPLIANCE - PRESCRIPTIVE METHOD FOR GROUP R OCCUPANCY, CLIMATE ZONE PER TABLE R301.1, TABLE
R402.1.1, UNLIMITED GLAZING WITH MODIFICATIONS.

ENERGY CREDITS - MAIN HOUSE - 4.5 CREDITS REQUIRED, 4.5 CREDITS SELECTED

0.5 CREDITS - OPTION 1A - EFFICIENT BUILDING ENVELOPE:  TABLE 402.1.1 WITH THE FOLLOWING MODIFICATIONS:  VERTICAL
FENESTRATION U=0.28, FLOOR R-38, SLAB ON GRADE AND BELOW GRADE R-10 PERIMETER AND UNDER ENTIRE SLAB.

1.0 CREDITS - OPTION 2B - AIR LEAKAGE CONTROL AND EFFICIENT VENTILATION:  COMPLIANCE BASED ON R402.4.1.2, REDUCE
TESTED AIR LEAKAGE TO 2.0 ACH AND ALL WHOLE HOUSE VENTILATION REQUIREMENTS AS DETERMINED BY SECTION M1507.3 OF
THE INTERNATIONAL RESIDENTIAL CODE SHALL BE MET WITH A HEAT RECOVERY VENTILATION SYSTEM WITH A MINIMUM SENSIBLE
HEAT RECOVERY EFFICIENCY OF 0.70.

1.0 CREDITS - OPTION 3A - HIGH EFFICIENCY HVAC EQUIPMENT:  GAS, PROPANE OR OIL-FIRED FURNACE WITH MINIMUM AFUE OF
94%, OR GAS, PROPANE OR OILED-FIRED BOILER WITH MINIMUM AFUE OF 92%.

1.0 CREDITS - OPTION 4 - HIGH EFFICIENCY HVAC DISTRIBUTION SYSTEM:  ALL HEATING AND COOLING SYSTEM COMPONENTS
INSTALLED INSIDE THE CONDITIONED SPACE. THIS INCLUDES ALL EQUIPMENT AND DISTRIBUTION SYSTEM COMPONENTS SUCH AS
FORCED AIR DUCTS, HYDRONIC PIPING, HYDRONIC FLOOR HEATING LOOP, CONVECTORS AND RADIATORS. ALL COMBUSTION
EQUIPMENT SHALL BE DIRECT VENT OR SEALED COMBUSTION. FOR FORCED AIR DUCTS: A MAXIMUM OF 10 LINEAR FEET OF
RETURN DUCTS AND 5 LINEAR FEET OF SUPPLY DUCTS MAY BE LOCATED OUTSIDE THE CONDITIONED SPACE. ALL METALLIC
DUCTS LOCATED OUTSIDE THE CONDITIONED SPACE MUST HAVE BOTH TRANSVERSE AND LONGITUDINAL JOINTS SEALED WITH
MASTIC. IF FLEX DUCTS ARE USED, THEY CANNOT CONTAIN SPLICES. FLEX DUCT CONNECTIONS MUST BE MADE WITH NYLON
STRAPS AND INSTALLED USING A PLASTIC STRAPPING TENSIONING TOOL. DUCTS LOCATED OUTSIDE THE CONDITIONED SPACE
MUST BE INSULATED TO A MINIMUM OF R-8. LOCATING SYSTEM COMPONENTS IN CONDITIONED CRAWL SPACES IS NOT PERMITTED
UNDER THIS OPTION. ELECTRIC RESISTANCE HEAT AND DUCTLESS HEAT PUMPS ARE NOT PERMITTED UNDER THIS OPTION.
DIRECT COMBUSTION HEATING EQUIPMENT WITH AFUE LESS THAN 80% IS NOT PERMITTED UNDER THIS OPTION.

1.0 CREDITS - OPTION 5B - EFFICIENT WATER HEATING:  WATER HEATING SYSTEM SHALL INCLUDE ONE OF THE FOLLOWING: GAS,
PROPANE OR OIL WATER HEATER WITH A MINIMUM EF OF 0.74 OR WATER HEATER HEATED BY GROUND SOURCE HEAT PUMP
MEETING THE REQUIREMENTS OF OPTION 3C. OR FOR R-2 OCCUPANCY, A CENTRAL HEAT PUMP WATER HEATER WITH AN EF
GREATER THAN 2.0 THAT WOULD SUPPLY DHW TO ALL THE UNITS THROUGH A CENTRAL WATER LOOP INSULATED WITH R-8
MINIMUM PIPE INSULATION.

ENERGY CREDITS - GUEST HOUSE - 1.5 CREDITS REQUIRED, 1.5 CREDITS SELECTED

0.5 CREDITS - OPTION 1A - EFFICIENT BUILDING ENVELOPE:  TABLE 402.1.1 WITH THE FOLLOWING MODIFICATIONS:  VERTICAL
FENESTRATION U=0.28, FLOOR R-38, SLAB ON GRADE AND BELOW GRADE R-10 PERIMETER AND UNDER ENTIRE SLAB.

0.5 CREDITS - OPTION 2A - AIR LEAKAGE CONTROL AND EFFICIENT VENTILATION:  COMPLIANCE BASED ON R402.4.1.2, REDUCE
TESTED AIR LEAKAGE TO 3.0 ACH AND ALL WHOLE HOUSE VENTILATION REQUIREMENTS AS DETERMINED BY SECTION M1507.3 OF
THE INTERNATIONAL RESIDENTIAL CODE SHALL BE MET WITH A HIGH EFFICIENCY FAN (MAXIMUM 0.35 WATTS/CFM), NOT
INTERLOCKED WITH THE FURNACE FAN. VENTILATION SYSTEMS USING A FURNACE INCLUDING AN ECM MOTOR ARE ALLOWED,
PROVIDED THAT THEY ARE CONTROLLED TO OPERATE AT LOW SPEED IN VENTILATION ONLY MODE.

0.5 CREDITS - OPTION 5A - EFFICIENT WATER HEATING:  ALL SHOWERHEAD AND KITCHEN SINK FAUCETS INSTALLED IN THE HOUSE
SHALL BE RATED AT 1.75 GPM OR LESS.  ALL OTHER LAVATORY FAUCETS SHALL BE RATED AT 1.0 GPM OR LESS

ALL MATERIALS, WORKMANSHIP AND CONSTRUCTION SHALL CONFORM TO THE REQUIREMENTS OF THE INTERNATIONAL
RESIDENTIAL CODE AND THE WASHINGTON STATE ENERGY CODE, LATEST EDITION. VERIFY ALL CONDITIONS BEFORE
PROCEEDING WITH WORK.

WALLS:  INSULATED PER WSEC TABLE R402.1.1.

ROOF AND CEILING:  INSULATED PER WSEC TABLE R402.1.1.  PROVIDE INSULATION IN CEILING WHERE POSSIBLE AND IN 2x12
RAFTERS IF VAULTED CEILING CONDITION EXISTS.  MAINTAIN A MINIMUM OF  2" CLEAR BETWEEN TOP OF INSULATION AND BOTTOM
OF SHEATHING FOR VENTING.  VENTING MUST OCCUR IN EACH JOIST SPACE.  WHERE CONTINUOUS VENTING WITHIN A JOIST
SPACE IS INTERRUPTED BY A HEADER (I.E., SKYLIGHT OR AT HIP END), PROVIDE (2) 1 1/2" VENTING HOLES AT THE TOP OF THE
RAFTER AT THE HEADER TO ALLOW FOR CONTINUAL THROUGH-VENTING INTO THE NEXT JOIST SPACE.

FLOORS:  INSULATE PER WSEC TABLE R402.1.1

SLAB ON GRADE: INSULATE PER TABLE R402.1.1.  PROVIDE EXTRUDED RIGID CLOSED CELL INSULATION.  INSULATION, INSTALLED
INSIDE THE FOUNDATION WALL, SHALL EXTEND DOWNWARD FROM THE TOP OF THE SLAB 24" MIN. OR DOWNWARD AND THEN
HORIZONTALLY BENEATH THE SLAB FOR A COMBINED 24" MIN.  INSULATION INSTALLED OUTSIDE THE FOUNDATION SHALL EXTEND
DOWNWARD 24" MIN. OR TO THE FROSTLINE.  WSEC 402.2.9.1

VAPOR BARRIERS:  VAPOR RETARDERS SHALL BE INSTALLED ON THE WARM SIDE (IN WINTER) OF INSULATION PER TABLE
R402.4.1.1
FLOORS SEPARATING CONDITIONED SPACE FROM UNCONDITIONED SPACE SHALL HAVE MIN. 4 MIL POLYETHYLENE OR KRAFT
FACED MATERIAL.  ROOF/CEILING ASSEMBLIES WHERE THE VENTILATION SPACE ABOVE THE INSULATION IS LESS THAN AN
AVERAGE OF 12 INCHES SHALL BE PROVIDED WITH A VAPOR RETARDER.  WALLS SEPARATING CONDITIONED SPACE FROM
UNCONDITIONED SPACE SHALL HAVE A VAPOR RETARDER INSTALLED.  FACED BATT INSULATION SHALL BE FACE STAPLED.  A
GROUND COVER OF MIN. 6 MIL BLACK POLYETHYLENE SHALL BE LAID OVER THE GROUND WITHIN CRAWL SPACES W/ JOINTS
LAPPED MIN. 12".

GLAZING AND DOORS:  GLAZING AND DOOR U-FACTORS SHALL BE DETERMINED IN ACCOURDANCE WITH WSEC SECTIONS R402.1.1
AND R303.1.3(2), RESPECTIVELY.
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ENERGY COMPLIANCE
WASHINGTON STATE ENERGY CODE: 2018 EDITION, PRESCRIPTIVE METHOD FOR
SINGLE-FAMILY RESIDENTIAL, CLIMATE ZONE 5 & MARINE 4.  DOOR U-FACTORS SHALL
CONFORM TO 2015 WSEC TABLE R303.1.3(2).
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HARRIS REMODEL
1640 72ND AVE SE

MERCER ISLAND, WA   98040

GENERAL CONTRACTOR 

Schultz Miller

1015 NE 113th St
Seattle, WA  98125
206-281-1234

PROJECT DIRECTORY

STRUCTURAL ENGINEER 

Dibble Engineers Inc
Attn:  Lindsey Peterson

1029 Market Street, Kirkland, WA 98033
425.553.1846
Lindsey@DibbleEngineers.com

ARCHITECT    

Gelotte Hommas Drivdahl Architecture
Attn:  Tom Brown

2340 130th Ave. NE, Suite 100
Bellevue, WA  98005
425.828.3081
tomb@ghdarch.com

PROJECT ADDRESS
1640 72ND AVE SE
MERCER ISLAND, WA  98040

ZONING CLASSIFICATION
R12

DRAWING INDEX

BUILDING AREA CALCULATIONS

IMPERVIOUS SURFACE
PLEASE REFER TO A1.1 SITE PLAN.

LEGAL DESCRIPTION
MC GILVRAS ISLAND ADD BEG SE COR OF 2 TH N 58 DEG 32 MIN 20 SEC W 47.39 FT TH N
32 DEG 12 MIN 14 SEC E TO SH LN OF LAKE WASH TH SELY ALG SH LN TO PT N 48 DEG 48
MIN 00 SEC E OF BEG TH S 48 DEG 48 MIN 00 SEC W TO BEG & SH LDS ADJ

PARCEL NUMBER 531510-0014

BUILDING CLASSIFICATION
USE GROUP (IBC CHAPTER 3):          R-3 (SINGLE FAM. RESIDENTIAL_
CONSTRUCTION TYPE (IBC 6025):    TYPE V
ALLOWABLE AREA (IBC TABLE 503): 3 STORIES W/ BASEMENT, OR 4
                                                       STORIES IF SPRINKLERED
SPRINKLERS (IBC 903.3.1.3)             NFPA 13D SYSTEM PROVIDED
FIRE FLOW (UFC TABLE A-111-A-1)  NO SPRINKLERS REQ'D

INTERIOR DESIGNER  

Rochy Rochon Design Studio
Attn:  Rocky Rochon

2405 10th Ave E, Seattle, WA 98102
206.682.8848
rocky@rockyrochon.com

LIGHTING DESIGNER  

Fisher Marantz Stone
Attn:  Zack Zanolli

ZZanolli@fmsp.com
206.420.5115

EXIST. FINISHED AREAS
BASEMENT              562 SF
MAIN FLOOR        2,364 SF
UPPER FLOOR     2,333 SF
TOTAL                    5,259 SF

EXIST. GARAGE &
STORAGE AREAS
BASEMENT           183 SF
MAIN FLOOR         757 SF
  
TOTAL                     940 SF

DEMO DECKS / PATIOS
MAIN FLOOR -617 SF
UPPER FLOOR -283 SF

EXIST. DECK/
PATIOS
MAIN FLOOR 1441 SF
UPPER FLOOR 283 SF
  
TOTAL 1724 SF

NEW DECKS / PATIOS
MAIN FLOOR  617 SF
UPPER FLOOR  233 SF

NEW FINISHED AREAS
MAIN FLOOR     8 SF (+8 SF NEW ART NICHE @ LIVING)
UPPER FLOOR      283 SF (-19SF DELETE BAY @ MSTR)
TOTAL 291 SF

PROPOSED TOTAL FINISHED
AREAS
BASEMENT              562 SF
MAIN FLOOR        2,372 SF
UPPER FLOOR     2,616 SF
TOTAL                   5,550 SF

PROPOSED GARAGE &
STORAGE AREAS
BASEMENT           183 SF
MAIN FLOOR         757 SF
  
TOTAL                     940 SF

PROPOSED TOTAL
DECK/PATIOS
MAIN FLOOR                 1441 SF
UPPER FLOOR 233 SF
  
TOTAL                           1655 SF

GROSS FLOOR AREA CALCULATIONS
MAXIMUM ALLOWED        8,896 SF (40%)
TOTAL FLOOR AREA         6,490 SF
BASEMENT EXCLUSION      696 SF
TOTAL GFA                         5,794 SF(26%)

VICINITY MAP

PROJECT LOCATION
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© 2021  GELOTTE  HOMMAS  DRIVDAHL  ARCHITECTURE, P.S.
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ARCHITECTURAL SITE
PLAN
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1/4/2024

1 06/29/2022 PERMIT REVISION - 1

2 9/10/2022 CONSTRUCTION SET

3 09/16/2022 PERMIT REVISION

4 12/09/2022 CONSTRUCTION SET

5 02/03/2023 CONSTRUCTION SET

6 12/15/2023 PRICING SET

7 1/4/2024 PERMIT REVISION
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EXISTING PERMITTED HARDSCAPE TO DEMO
& REPLACE W/ LANDSCAPE

EXIST FLAGSTONE PATH
LEGALLY ESTABLISHED

TO REMAIN

EXIST FLAGSTONE PATH TO REMAIN

EXIST
FLAGSTONE
PAVERS TO
DEMO

EXIST. SWIMMING POOL

EXIST.
SHALLOW
PLANTER

P
R

O
P

O
S

E
D

S
ID

E
S

E
TB

A
C

K

OHWM

REPLACE EXIST ARTIFICIAL
TURF PUTTING GREEN WITH LIVE
GRASS PUTTING GREEN OR
OTHER APPROVED SURFACE

PUMP HOUSE -
COUNTERTOP W/
OPEN TRELLIS
ABOVE

EXIST OPEN
GRATING

NEW HARDSCAPE

PROVIDE NATIVE
PLANTING PER MICC
19.13.050(K)(4)

NEW EAVE ABOVE (+8 SF HARDSCAPE)

NATIVE PLANTING FOR
CONTINUITY, NOT

INCLUDED IN REQUIRED
COVERAGE CALCS

EXISTING

CONVERT MAIN
FLOOR PATIO TO
COVERED DECK
+166 SF LOT
COVERAGE

(E) COVERED
2ND FLOOR PATIO
TO BECOME
CONDITIONED
SPACE

SECOND FLOOR DECK
ABOVE  (E) PATIO

(N) GLASS AWNING
OVER (E) PATIO
+247 SF LOT
COVERAGE

NEW GREENSCAPE @
NEW PLANTER
-45 SF

NEW  HARDSCAPE @ AWNING
OVER (E) PLANTER +6 SF

NEW  HARDSCAPE @
DEMOED PLANTER
+62 SF

EXIST GREENSCAPE
TO REMAIN AT
PLANTER OVERLAP

NEW GREENSCAPE @
DEMOED PATIO

 -103 SF HARDSCAPE

NEW GREENSCAPE @
DEMOED PATIO

 -23 SF HARDSCAPE
NEW LOT COVERAGE

LEGEND:

NOTE:  ALL TREES TO
REMAIN

SILT FENCE PER KING
COUNTY STORMWATER
MANUAL DETAIL C.3.6.A

STORMWATER NOTES:
1) CONNECT NEW ROOF DOWNSPOUTS TO
EXIST STORM DRAIN SYSTEM
2) DO NOT CONNECT STORM DRAINS TO
FOOTING DRAINS

1

1

(NEW GREENSCAPE)

1 1

(N) GLASS AWNING
OVER (E) PATIO
+252 SF LOT
COVERAGE
(+5 SF IN R7)

1

1

NOTE: PROPOSED SIDE YARD
SETBACK APPLIES ONLY TO NEW
CONSTRUCTION UNDER THIS PERMIT

7'-
6

"

P
R

O
P

O
S

E
D

S
ID

E
S

E
TB

A
C

K

(N)
PLANTER

1

(N) FIRE
PIT

NEW HARDSCAPE @
ROOF & AWNING OVER
(E) PLANTER +152 SF

NEW  LOT COVERAGE
@ NEW SECOND
FLOOR ROOF +144 SF 3

DEMO (E) FLAGSTONE
PAVERS LEGALLY

ESTABLISHED
-233 SF HARDSCAPE

DEMO (E) FLAGSTONE
PAVERS LEGALLY

ESTABLISHED
-24 SF HARDSCAPE

NEW GREENSCAPE @
EXTENDED PLANTER
-28 SF

3

31

(N) R7 GLASS AWNING
OVER (E) PATIO
+122 SF LOT
COVERAGE

7

DEMO NOTCH IN (E) ROOF
-20 SF LOT COVERAGE

EXIST ENTRY MONUMENTS

14'-4"

7

7

7

LOT AREA:

22,,240 SF

LOT SLOPE:

HIGH POINT: 56.56'
LOW POINT: 16.54'
DIFFERENCE: 40.02'
DISTANCE BETWEEN POINTS: 263.23'
SLOPE 15.2%

LOT COVERAGE:

ALLOWED (35%): 7,784 SF
EXISTING:

HOUSE ROOF 4,129 SF
DRIVEWAY 2,743 SF

NEW PROPOSED:
(N)  ROOF @ MASTER 144 SF
(N) COVERED PATIO 166 SF
(N) AWNING 499 SF
(N) AWNING R7 122 SF

DEMO PROPOSED:
ROOF @ GUEST 20 SF

TOTAL PROPOSED       (35%): 7,783 SF

GROSS FLOOR AREA:

ALLOWED (LESSER OF 40% 
OR 10,000 SF):   8,896 SF

EXISTING:    5,454 SF
INCLUDED (E) BASEMENT 49 SF
EXCLUDED (E) BASEMENT  696 SF

NEW MASTER BEDROOM EXPANSION       283 SF
NEW BREAKFAST ROOM (DELETED)          0 SF
PROPOSED:    5,737 SF

SQUARE FOOTAGE:

REF A0.1

PROPOSED BUILDING HEIGHT:

A.B.E.:                              31.07'
MAX HEIGHT: 61.07
PROPOSED HEIGHT: SEE ELEVATIONS (A3.01, A3.02)

HARDSCAPE:

ALLOWED (9%):  2,022 SF

EXISTING HARDSCAPE (30.2%) 6,713 SF
    LEGAL NON-CONFORMING

PATIOS, RETAINING WALLS, & POOL 4,854 SF
REAR YARD FLAGSTONE    1,212 SF
SIDE YARD WALK    323 SF

   NON-CONFORMING
PUTTING GREEN    324 SF

PROPOSED NEW HARDSCAPE: 
NEW ROOF @ MASTER +  8 SF
AWNING OVER (E) PLANTER +   6 SF
DEMO (E) PLANTER +62 SF
AWNING & ROOF OVER (E) PLANTER +152 SF

SUBTOTAL +228 SF

PROPOSED REMOVED HARDSCAPE:
   LEGAL NON-CONFORMING
   (REQUIRED 2:1 REMOVAL = 77 SF * 2 = 154 SF)

DEMO (2) PATIO AREAS -126 SF
DEMO FOR NEW PLANTER  -73 SF
DEMO OF FLAGSTONE -257 SF

   SUBTOTAL -456 SF

   NON-CONFORMING
PUTTING GREEN -324 SF

PROPOSED TOTAL (27.7%): 6,161 SF
NET CHANGE IN LEGAL
   NON-CONFORMING HARDSCAPE -228 SF

LANDSCAPING AREA:

OVERALL SITE
REQUIRED (65%): 14,456 SF
ALLOWED HARDSCAPING

IMPROVEMENTS (9%): 2,002 SF
REQUIRED SOFTSCAPE (56%): 12,454 SF
EXISTING SOFTSCAPE (35%): 7,805 SF

(LEGAL NON-CONFORMING)
PROPOSED SOFTSCAPE (36.1%):   8,033 SF
NET CHANGE IN LEGAL NON-CONFORMING
   SOFTSCAPE     +228 SF

3

3

3

3

3

3

3

3

3

3

3

7

7

7

7

7

NOTE: CORRECTING MATH ERROR
FROM PREVIOUS REVISION, ACTUAL
EXISTING HARDSCAPE UNCHANGED

7

7LEGAL DESCRIPTION:
THAT PORTION OF LOTS 2 AND 3, BLOCK 1, MCGILVRA'S ISLAND ADDITION, IN KING COUNTY, WASHINGTON,
DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 2,
THENCE NORTH 58°32'20" WEST, 47.39 FEET,
THENCE NORTH 32°12'14" EAST TO THE SHORE LINE OF LAKE WASHINGTON,
THENCE SOUTHEASTERLY ALONG SAID SHORE LINE TO A POINT WHICH BEARS NORTH 48°48'00" EAST FROM THE
POINT OF BEGINNING,
THENCE SOUTH 48°48'00" WEST TO POINT OF BEGINNING,
TOGETHER WITH SHORELANDS OF THE SECOND CLASS, ADJACENT TO OR ABUTTING THEREON AND LYING BETWEEN
THE NORTHWESTERLY AND THE SOUTHEASTERLY BOUNDARIES OF THE ABOVE DESCRIBED TRACT EXTENDED
NORTHEASTERLY,
TOGETHER WITH AN EASEMENT FOR ROAD PURPOSES OVER A STRIP 20 FEET IN WIDTH DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHEAST CORNER OF SAID LOT 2,
THENCE NORTH 58°32'20" WEST, 47.39 FEET TO THE TRUE POINT OF THE BEGINNING OF THE EASEMENT,
THENCE CONTINUING NORTH 58°32'20" WEST 72.12 FEET,
THENCE WEST 76.19 FEET TO THE EAST MARGIN OF EXISTING 72ND AVENUE S.E.,
THENCE NORTH 00°09'45" EAST ALONG SAID MARGIN OF 20.00 FEET,
THENCE EAST 81.79 FEET,
THENCE SOUTH 58°32'20" EAST, 78.01 FEET TO THE NORTHWESTERLY LINE OF ABOVE DESCRIBED TRACT,
THENCE SOUTH 32°12'14" WEST, 20.00 FEET TO THE TRUE POINT OF BEGINNING.

+122 sf glass new
+5sf glass widened exist

TESC NOTES
1. APPROVAL OF THIS EROSION AND SEDIMENTATION CONTROL (ESC) PLAN DOES NOT CONSTITUTE AN APPROVAL OF
PERMANENT ROAD OR DRAINAGE DESIGN (E.G., SIZE AND LOCATION OF ROADS, PIPES, RESTRICTORS, CHANNELS,
RETENTION FACILITIES, UTILITIES, ETC.).
2. THE IMPLEMENTATION OF THESE ESC PLANS AND THE CONSTRUCTION, MAINTENANCE, REPLACEMENT, AND
UPGRADING OF THESE ESC FACILITIES IS THE RESPONSIBILITY OF THE APPLICANT/ESC SUPERVISOR UNTIL ALL
CONSTRUCTION IS APPROVED.
3. THE BOUNDARIES OF THE CLEARING LIMITS SHOWN ON THIS PLAN SHALL BE CLEARLY FLAGGED BY SURVEY TAPE OR
FENCING, IF REQUIRED, PRIOR TO CONSTRUCTION (SWDM APPENDIX D).  DURING THE CONSTRUCTION PERIOD, NO
DISTURBANCE BEYOND THE CLEARING LIMITS SHALL BE PERMITTED.  THE CLEARING LIMITS SHALL BE MAINTAINED BY
THE APPLICANT/ESC SUPERVISOR FOR THE DURATION OF CONSTRUCTION.
4. THE ESC FACILITIES SHOWN ON THIS PLAN MUST BE CONSTRUCTED PRIOR TO OR IN CONJUNCTION WITH ALL CLEARING
AND GRADING SO AS TO ENSURE THAT THE TRANSPORT OF SEDIMENT TO SURFACE WATERS, DRAINAGE SYSTEMS, AND
ADJACENT PROPERTIES IS MINIMIZED.
5. THE ESC FACILITIES SHOWN ON THIS PLAN ARE THE MINIMUM REQUIREMENTS FOR ANTICIPATED SITE CONDITIONS.
DURING THE CONSTRUCTION PERIOD, THESE ESC FACILITIES SHALL BE UPGRADED AS NEEDED FOR UNEXPECTED STORM
EVENTS AND MODIFIED TO ACCOUNT FOR CHANGING SITE CONDITIONS (E.G. ADDITIONAL COVER MEASURES,
ADDITIONAL SUMP PUMPS, RELOCATION OF DITCHES AND SILT FENCES, PERIMETER PROTECTION ETC.) AS DIRECTED BY
KING COUNTY.
6. THE ESC FACILITIES SHALL BE INSPECTED DAILY BY THE APPLICANT/ESC SUPERVISOR AND MAINTAINED TO ENSURE
CONTINUED PROPER FUNCTIONING.  WRITTEN RECORDS SHALL BE KEPT OF WEEKLY REVIEWS OF THE ESC FACILITIES.
7. ANY AREAS OF EXPOSED SOILS, INCLUDING ROADWAY EMBANKMENTS, THAT WILL NOT BE DISTURBED FOR TWO
CONSECUTIVE DAYS DURING THE WET SEASON OR SEVEN DAYS DURING THE DRY SEASON SHALL BE IMMEDIATELY
STABILIZED WITH THE APPROVED ESC METHODS (E.G., SEEDING, MULCHING, PLASTIC COVERING, ETC.).
8. ANY AREA NEEDING ESC MEASURES THAT DO NOT REQUIRE IMMEDIATE ATTENTION SHALL BE ADDRESSED WITHIN
SEVEN (7) DAYS.
9.  THE ESC FACILITIES ON INACTIVE SITES SHALL BE INSPECTED AND MAINTAINED A MINIMUM OF ONCE A MONTH
DURING THE DRY SEASON, BI-MONTHLY DURING THE WET SEASON, OR WITHIN TWENTY FOUR (24) HOURS FOLLOWING A
STORM EVENT.
10.  AT NO TIME SHALL MORE THAN ONE (1) FOOT OF SEDIMENT BE ALLOWED TO ACCUMULATE WITHIN A CATCH BASIN.
ALL CATCH BASINS AND CONVEYANCE LINES SHALL BE CLEANED PRIOR TO PAVING.  THE CLEANING OPERATION SHALL
NOT FLUSH SEDIMENT-LADEN WATER INTO THE DOWNSTREAM SYSTEM.
11.  ANY PERMANENT RETENTION/DETENTION FACILITY USED AS A TEMPORARY SETTLING BASIN SHALL BE MODIFIED WITH
THE NECESSARY EROSION CONTROL MEASURES AND SHALL PROVIDE ADEQUATE STORAGE CAPACITY.  IF THE FACILITY IS
TO FUNCTION ULTIMATELY AS AN INFILTRATION SYSTEM, THE TEMPORARY FACILITY MUST BE ROUGH GRADED SO THAT THE
BOTTOM AND SIDES ARE AT LEAST THREE FEET ABOVE THE FINAL GRADE OF THE PERMANENT FACILITY.
12.  COVER MEASURES WILL BE APPLIED IN CONFORMANCE WITH APPENDIX D OF THE SURFACE WATER DESIGN
MANUAL.
14.  PRIOR TO THE BEGINNING OF THE WET SEASON (OCT. 1), ALL DISTURBED AREAS SHALL BE REVIEWED TO IDENTIFY
WHICH ONES CAN BE SEEDED IN PREPARATION FOR THE WINTER RAINS.  DISTURBED AREAS SHALL BE SEEDED WITHIN
ONE WEEK OF THE BEGINNING OF THE WET SEASON.  A SKETCH MAP OF THOSE AREAS TO BE SEEDED AND THOSE
AREAS TO REMAIN UNCOVERED SHALL BE SUBMITTED TO THE DDES INSPECTOR.

A
B C

49'-0" 1'-6"
33'-4" 2'-4"

7'-4"
2'-4" 20'-9''

17'-3"

30'-3''

47'-5"

8'-5"
2'-6"

8'-0"
2'-6"7'-6"

41'-7"

20'-0"2'-7"

36'-3"

22'-0"

D
E

F G

H

I

J

KL
M

NO

P

Q
RS

T

A 38'-2" 49'-0"
ELEV. LENGTH

B 33'-10" 1'-6"
C 31'-4" 33'-4"
D 29'-3" 2'-4"
E 28'-9" 7'-4"
F 28'-0" 2'-4"
G 25'-4" 20'-9''
H 20'-2'' 17'-3"
I 21'-4'' 30'-3''
J 31'-0" 47'-5"

22'-11"K 8'-5"
22'-11"L 2'-6"
27'-9"M 8'-0"
28'-3"N 2'-6"
27'-0"O 7'-6"
31'-10"P 41'-7"
31'-10"Q 20'-0"
35'-10"R 2'-7"
35'-10"S 36'-3"
40'-0"T 22'-0"

E x L
1870.2
50.8
1044.4
68.3
210.8
65.3
525.6
347.8
645.2
1469.9
192.9
57.3
222
70.6
202.5
1323.7
636.7
92.6
1299
880

TOTAL 362'-10" 11275.6

A.B.E. = 11275.6 / 362'-10" = 31.07'

NOTE: POINTS G, H, I  (LENGTH OF
SEGMENT AND ELEVATIONS )
HAVE BEEN UPDATED TO
ACCOUNT FOR THE NEW
ADDITION.

ALL THE OTHER POINTS SHOWN
ARE BASED ON PREVIOUS
HEIGHT CALCULATIONS PER
BUILDING  PERMIT # 0706-236.

BASEMENT GFA EXCLUSION CALCS 1
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SCALE:  1" = 10'-0"1 SITE/TESC/STORM WATER PLAN PROPOSED 10'5'0 30 FT.20'

SITE PLAN

A1.1

SCALE:  1/16" = 1'-0"2 A.B.E. DIAGRAM
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MAIN FLOOR PLAN
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1/4/2024

1 06/29/2022 PERMIT REVISION - 1

2 9/10/2022 CONSTRUCTION SET

3 09/16/2022 PERMIT REVISION

4 12/09/2022 CONSTRUCTION SET

5 02/03/2023 CONSTRUCTION SET

6 12/15/2023 PRICING SET

7 1/4/2024 PERMIT REVISION

20
5A

206A

202B

20
6B

20
5B

CL CLCL

R
E

R
E

B

RF

2"
17

'-0
 1

/2
"

1 
1/

4"

14'-0"7'-0 1/8" VFY

13
'-7

" V
FY

3'
-9

 1
/2

"

16'-6" 13'-2 3/4"

DN EXIST. PLANTER

EXIST. SWIMMING
POOL

(N)
DS

DN

UP

DN

(E)
DS

(N)
DS

(N)
DS

FIREPLACE

DN

DN

(N) ART
NICHE

(N) ART
NICHE

12"T/6"R

12"T/6"R

(E) STAIR & LANDING

(E) HALL
204

(E) LIVING
206

(E) DINING
205

(E) WINE
202

(N) PATIO
203

(E) PATIO
402

(E) PATIO
403

(E) FIRE PIT
404

(E) POWDER
205

3
A4.01

3
A4.01

1
A4.01

4
A4.01

4
A4.01

202A

GLASS ROOF OVER TRELLIS

(N) SINK,
(E) FAUCET

(N) ART NICHE

FP BELOW

(E) WINDOWS TO REMAIN

DN

ISLAND

COFFEE/
OVEN

REC

DW

DW

FR COUNTERFHC FHC

GAR

(E) KITCHEN
201

A

1 2 3

LEGEND

PROPOSED WALLS

EXISTING WALLS

ELEMENT ABOVE

GROSS SQUARE FOOTAGE - MAIN

EXIST. AREAS 
EXISTING GARAGE                              757 SF
EXISTING HOUSE                             2,364 SF
EXISTING FRONT PATIO                     300 SF
EXISTING BACK PATIOS:                 1,441 SF
(STAIR, PLANTERS AND POOL PATIO N.I.C.)

TOTAL EXISTING AREA                    4,862 SF

PATIOS TO BE DEMOLISHED           -617 SF

ADDED NEW PATIOS:                        617 SF
ADDED NEW  FINISHED AREA:            8 SF

TOTAL PROPOSED AREA:              4,870 SF

NOTES

1. WALL INSULATION.
PER WSEC 2018 R503.1.1 "THE FOLLOWING
ALTERATIONS NEED NOT COMPLY WITH THE
REQUIERMENTS OF NEW CONSTRUCTION PROVIDED
THAT THESE CAVITIES ARE FILLED WITH INSULATION.
2X4 FRAMED WALLS SHALL BE INSULATED TO A MIN
OF R-15 AND 2X6 FRAMED WALLS SHALL BE
INSULATED TO A MIN OF R-21."

2. EXPOSED FRAMING.
ALL NEW EXPOSED FRAMING WILL BE FIR, TO MATCH
EXISTING EXPOSED FRAMING.

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

PROPOSED MAIN FLOOR
0 2' 4' 8'

N

1

1

1

1

1

1

3

7

7

7

7

7

7

7

7

7

7

7
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1/4/2024

1 06/29/2022 PERMIT REVISION - 1

2 9/10/2022 CONSTRUCTION SET

3 09/16/2022 PERMIT REVISION

4 12/09/2022 CONSTRUCTION SET

5 02/03/2023 CONSTRUCTION SET

6 12/15/2023 PRICING SET

7 1/4/2024 PERMIT REVISION

(E) DEN

 (E) KITCHEN

(E) DINING

(E) ENTRY

(E) LIVING

(E) POWDER

(E) HALL

(E) COVERED ENTRY

(E) STAIR & LANDING

(E) STAIR & LANDING

D E M O L I T I O N   N O T E S

LEGEND

2
A4.1

2
A4.1

1
A4.1

1
A4.1

4 A
4

.1
4 A
4

.1

3 A
4

.1
3 A
4

.1

(E) FAMILY RM.
201

EXIST.
PLANTER

EXIST. SWIMMING POOL

SCALE:  1/4" = 1'-0"1 MAIN FLOOR PLAN-DEMO
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A2.3

UPPER FLOOR PLAN
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1 06/29/2022 PERMIT REVISION - 1

2 9/10/2022 CONSTRUCTION SET

3 09/16/2022 PERMIT REVISION

4 12/09/2022 CONSTRUCTION SET

5 02/03/2023 CONSTRUCTION SET

6 12/15/2023 PRICING SET

7 1/4/2024 PERMIT REVISION

CONCRETE WALL

EXTERIOR FRAMED WALL,
FINISH VARIES

INTERIOR WALL

ELEMENT ABOVE

SMOKE DETECTOR

CARBON MONOXIDE DETECTOR

303A

303B

301A

301B

CO

CL

B

24'-0" VIF 16'-6" 13'-0"
2 3/4"

11
'-9

" V
IF

16'-6" 2'-4"

8'-0 3/4" 8'-5 1/4"

EQ

HANDRAILS 34''-38''
ABOVE TREAD NOSING,
NOT LESS THAN 1 1/4'' OR
MORE THAN 2'' DIAMETER
PER IRC R11& R312, TYP.

GUARDRAILS SHALL BE
MIN 36'' HIGH AND HAVE A
MAXIMUM OPENING SUCH
THAT A 4'' SPHERE CANNOT
PASS PER IRC R 312.1.2 &
IRC 312.1.3, TYP.

GLASS ROOF OVER
TRELLIS

DRESS
3 WAY MIRROR

DRESS
3 WAY MIRROR

(N) ENTRY
BELOW

INSTALL STOP TO
PREVENT (E) DOOR
FROM OPENING MORE
THAN 3'-0"

(N)
DS

(N)
DS

(N)
DS

(N) DECK
405

(N) M. BEDROOM
301

(N) M. CLOSET
302

(E) M. BATH

(E) BEDROOM #2

(E) BEDROOM #3

(E) BATH #3

(E) LAUNDRY (E) BATH #2

(E) HALL

(N) M. PASSAGE
303

GROSS FLOOR AREA

A: 1,601.74 sq ft
<floor type>

H: 11.3'

3
A4.01

3
A4.01

1
A4.01

4
A4.01

4
A4.01

SD

A

1 2 3

7'
-0

"
10

'-2
 1

/2
" DECK DRAIN

WITH OVERFLOW

ROLLER SHADE

(N) D.S.

INTERIOR GLASS &
STEEL GUARD RAIL

GUARD RAIL

12
1/4

(E) DRESSER(E) SHOES

LEGEND

PROPOSED WALLS

EXISTING WALLS

ELEMENT ABOVE

GROSS SQUARE FOOTAGE - UPPER

EXIST. AREAS 
EXISTING HOUSE                             2,333 SF
EXISTING DECK                                   283 SF

TOTAL EXISTING AREA                    2,616 SF

DECK TO BE DEMOLISHED               -283 SF

ADDED NEW  FINISHED AREA:          283 SF
NEW DECK:                                          225 SF

TOTAL PROPOSED AREA:              2,841 SF

NOTES

1.RE-USED WINDOWS & DOORS
WINDOWS AND DOORS THAT WILL BE RE-USED TO BE
VERIFIED TO MEET U=0.30 AND SAFETY GLAZING
WHERE REQUIRED. WHEN MORE THAN ONE
REPLACEMENT FENESTRATION UNIT IS BEING
INSTALLEDD, AN AREA- WEIGHTED AVERAGE OF THE
U-FACTOR SAHLL BE PERMITTED TO BE USED TO
DEMONSTRATE COMPLIANCE. WSEC R503.1.1.1 AND
WSEC TABLE R402.1.1.

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

UPPER FLOOR
0 2' 4' 8'

N

1

3

7

7

7



FI
LE

:  
21

10
 H

ar
ris

 R
em

od
el

   
   

PR
IN

TE
D

:  
Th

ur
sd

ay
, J

an
ua

ry
 4

, 2
02

4

© 2021  GELOTTE  HOMMAS  DRIVDAHL  ARCHITECTURE, P.S.

A2.3D

UPPER FLOOR DEMO
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1/4/2024

1 06/29/2022 PERMIT REVISION - 1

2 9/10/2022 CONSTRUCTION SET

3 09/16/2022 PERMIT REVISION

4 12/09/2022 CONSTRUCTION SET

5 02/03/2023 CONSTRUCTION SET

6 12/15/2023 PRICING SET

7 1/4/2024 PERMIT REVISION

 (E) M. BEDROOM

(E) M. BATH

(E) BEDROOM #2

 (E) BATH #2 

 (E) BATH #3

 (E) BEDROOM #3

 (E) HALL

 (E) LAUNDRY

(E) G. BATH

 (E) G. CLOSET

D E M O L I T I O N   N O T E S

LEGEND

2
A4.1

2
A4.1

1
A4.1

1
A4.1

4 A
4

.1
4 A
4

.1

3 A
4

.1
3 A
4

.1

© 

.

H
A

RR
IS

 R
EM

O
D

EL
16

40
 7

2N
D

 A
V

E 
SE

M
ER

C
ER

 IS
LA

N
D

, W
A
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80

40

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

UPPER FLOOR

PLAN-DEMO

A2.3D

7
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EXTERIOR ELEVATIONS
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1/4/2024

1 06/29/2022 PERMIT REVISION - 1

2 9/10/2022 CONSTRUCTION SET

3 09/16/2022 PERMIT REVISION

4 12/09/2022 CONSTRUCTION SET

5 02/03/2023 CONSTRUCTION SET

6 12/15/2023 PRICING SET

7 1/4/2024 PERMIT REVISION

B A

+23'-0"
LOWER FLOOR

+31'-10 1/2"
MAIN FLOOR

+43'-2 3/4"
UPPER FLOOR

+52'-8 1/4"
T.O. PLATE / ROOF

+62'-6"
TOP OF CHIMNEY

1'-0''

30
'-0

"

2
A4.01

1
A4.01

 EXISTING & FINISHED GRADE

301
A

202
A

202C

(N) POST

(E) PLANTER

12
4 1/24'-0"

MATCH EXIST.

STUCCO FINISH,
MATCH EXIST.

STONE FINISH
@CHIMNEY,
MATCH EXIST.

STONE FINISH
MATCH EXIST.

STAINED
WOOD TO MATCH

DOWNSPOUT
TO MATCH EXIST.

ROOF FINISH
MATCH EXIST.

REUSE E. S.S.
PLATE
FROM OLD DECK

(N) RAILING

12
4 1/2

12
+/-5 7/8

NOTE 1,2

NOTE 1,2

(N) BLACKENED STEEL PANELS

EXIST.

+31'-3/4''
A.B.E.

+61'-3/4''
MAXIMUM BLDG HEIGHT

1 2 3

10
A5.02

6
A5.02

+31'-10 1/2"
MAIN FLOOR

+43'-2 3/4"
UPPER FLOOR

+52'-8 1/4"
T.O. PLATE / ROOF

+62'-6"
TOP OF CHIMNEY

12
4 1/2

RAILING, NOTE 1,2

ROOF FINISH
MATCH EXIST.

STAINED WOOD
PANELS,
MATCH EXIST.

30
'-0

"

26
'-8

 1
/4

"
D

O
W

N
H

IL
L 

FA
C

AD
E 

H
EI

G
H

T

21
'-4

"
FA

C
AD

E 
H

EI
G

H
T 

@
 M

ID
PO

IN
T

4
A4.01

3
A4.01

 EXISTING & FINISHED GRADE

 EXISTING & FINISHED GRADE

301
B

+31'-3/4''
A.B.E.

+61'-3/4''
MAXIMUM BLDG HEIGHT

12
4 1/2

3'-
0"

RAILING

ROOF FINISH
MATCH EXIST.

STAINED WOOD
PANELS,
MATCH EXIST.

NOTE 1,2

EXISTING WINDOWS
TO REMAIN

INTERIOR
GUARD RAIL
NOTE 1,2

1'
-5

 1
/4

"

4
A4.01

3
A4.01

PER MIMC 19.02.020 E3
CHIMNEYS MAY EXTEND
MAX 5' ABOVE HEIGHT ALLOWED

301
B

1

1

2

2

3

3

+31'-10 1/2"
MAIN FLOOR

+43'-2 3/4"
UPPER FLOOR

+52'-8 1/4"
T.O. PLATE / ROOF

+62'-6"
TOP OF CHIMNEY

+31'-3/4''
A.B.E.

+61'-3/4''
MAXIMUM BLDG HEIGHT

NOTES

1) HANDRAILS TO BE 34''-38'' ABOVE TREAD NOSING, 1 1/2'' FROM
WALL, NOT LESS THAN 1 1/4'' OR MORE THAN 2'' IN DIAMETER
PER IRC, SECTION R311& R312. HANDRAILS TO BE PROVIDED FOR A
FLIGHT OF STAIRS WITH FOUR OR MORE RISERS PER IRCR311.7.8.

2) GUARD RAILS SHALL BE MIN 36'' HIGH AND HAVE A MAXIMUM
OPENING SUCH THAT A 4'' SPHERE CANNOT PASS THROUGH
PER IRC, SECTIONS R312.1.2 & R312.1.3

3) VERIFY CODE COMPLIANCE FOR EXISTING HANDRAILS AND
GUARDRAILS THROUGHOUT.

SCALE: 1/4"   =    1'-0"
1 NORTH ELEVATION PROPOSED

SCALE: 1/4"   =    1'-0"
3 EAST ELEVATION PARTIAL - PROPOSED

SCALE: 1/4"   =    1'-0"
2 EAST ELEVATION - PROPOSED

1

1

1

11

1

1

1

1

1

1

1

1

3

7
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EXTERIOR ELEVATIONS
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1/4/2024

1 06/29/2022 PERMIT REVISION - 1

2 9/10/2022 CONSTRUCTION SET

3 09/16/2022 PERMIT REVISION

4 12/09/2022 CONSTRUCTION SET

5 02/03/2023 CONSTRUCTION SET

6 12/15/2023 PRICING SET

7 1/4/2024 PERMIT REVISION

12
4 1/2

STAINED
WOOD PANELS

DOWNSPOUT
TO MATCH EXIST.

DOWNSPOUT
TO MATCH EXIST.

STUCCO FINISH

EXPANSION JOINT

TO MATCH EXIST.

TYP
VENEER

METAL PANEL
GUARD RAIL
NOTE 1,2

3

3

2

2

1

1

+23'-0"
LOWER FLOOR

+31'-10 1/2"
MAIN FLOOR

+43'-2 3/4"
UPPER FLOOR

+52'-8 1/4"
T.O. PLATE / ROOF

+62'-6"
TOP OF CHIMNEY

30
'-0

"

26
'-2

''
D

O
W

N
H

IL
L 

FA
C

AD
E 

H
EI

G
H

T

25
'-4

''
FA

C
AD

E 
H

EI
G

H
T 

AT
 M

ID
PO

IN
T

 EXISTING & FINISHED GRADE

+31'-3/4''
A.B.E.

+61'-3/4''
MAXIMUM BLDG HEIGHT 4

A4.01

4
A4.01

3
A4.01

3
A4.01 +23'-0"

LOWER FLOOR

+31'-10 1/2"
MAIN FLOOR

+43'-2 3/4"
UPPER FLOOR

+52'-8 1/4"
T.O. PLATE / ROOF

+62'-6"
TOP OF CHIMNEY

+31'-10 1/2"
MAIN FLOOR

+43'-2 3/4"
UPPER FLOOR

+52'-8 1/4"
T.O. PLATE / ROOF

 (E) WINDOWS
TO REMAIN

 (E) TRELLIS
TO REMAIN 206

A

SCALE: 1/4"   =    1'-0"
1 WEST ELEVATION - PROPOSED

2 SOUTH ELEVATION

1

1

1

1

1

1

7
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BUILDING SECTIONS
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1/4/2024

1 06/29/2022 PERMIT REVISION - 1

2 9/10/2022 CONSTRUCTION SET

3 09/16/2022 PERMIT REVISION

4 12/09/2022 CONSTRUCTION SET

5 02/03/2023 CONSTRUCTION SET

6 12/15/2023 PRICING SET

7 1/4/2024 PERMIT REVISION

+31'-10 1/2"
MAIN FLOOR

+43'-2 3/4"
UPPER FLOOR

+52'-8 1/4"
T.O. PLATE / ROOF

+62'-6"
TOP OF CHIMNEY

11
'-4

 1
/4

"
6'

-9
 1

/2
"

2'
-8

"
9'

-9
 3

/4
"

7 
1/

4"
SI

TE
 V

IF

 (N) BEAM PER
 STRUCT.

 (N) BEAM PER
 STRUCT.

EXISTING
GRADE

EXISTING
RAILING

+49'-11 3/4''
BOTTOM OF SILL

(N) M. BEDROOM

(N) ROOM

(N) PATIO

(N) DECK

DECK ASSEMBLY 1
*(N) LIGHTWEIGHT PAVERS

ON PEDESTALS
*(N)  WATERPROOFING MEMBRANE

       SIPLAST PARAPRO PMMA
*(N)  PLYWD SHEATHING

ON SLEEPERS TO
       CREATE SLOPE
  *(N) PLYWD SHEATHING PER STRUCT.

*(N) FRAMING PER STRUCT
  *(N) CEILING, MATCH EAVE MATERIAL

ROOF ASSEMBLY 1
*(N)  FINISH TO MATCH EXIST.
*(N)  WATERPROOFING MEMBRANE
*(N)  ROOF TRUSSES PER STRUCT.
*(N)  MIN R 49 BATT INSUL,

 * (N) CEILING FINISH TOO MATCH E.

FLOOR ASSEMBLY 2
*(N)  3/4'' WOOD FINISH
*(N)  1 1/2'' GYPCRTE TOPPING/ RADIANT
*(N) 
*(N) 

3/4'' PLYWD SUBFL.

FLOOR ASSEMBLY 1
 FINISH TO REMAIN*(E) 

*(E)  FLOOR JOISTS TO REMAIN
  *(E)  R 38 FLOOR INSUL.

(E) TRUSSES
TO REMAIN

(N) BEAM PER
STRUCTURAL

(E) FLOOR
TO REMAIN

(E) FLOOR
TO REMAIN

MATCH
(E) DECK MATERIALS
& DETAILS

MATCH (E) SOFFIT & FASCIA
INCLUDING VENTING DETAIL

FLOOR ASSEMBLY
*(E) PAVERS ON SETTING BED

*(N) 2X SOFFIT
*(N) GWB CEILING

FRAMING PER STRUCT

 1 1/2'' GYPCRETE TOPPING/RADIANT*(E) 

CONC SLAB*(E) 
COMPACT FILL*(E) 

1 2 34
A4.01

3
A4.01

+31'-10 1/2"
MAIN FLOOR

+43'-2 3/4"
UPPER FLOOR

+52'-8 1/4"
T.O. PLATE / ROOF

+62'-6"
TOP OF CHIMNEY

8'
-8

 1
/2

"
T.

O
. P

L

1'-0"
+49'-11 3/4''
BOTTOM OF SILL

(E) KITCHEN

(N) M. BEDROOM

ROOF ASSEMBLY 1
*(N)  FINISH TO MATCH EXIST.
*(N)  WATERPROOFING MEMBRANE
*(N)  ROOF TRUSSES PER STRUCT.
*(N)  MIN R 49 BATT INSUL,

 * (N) CEILING FINISH TOO MATCH E.

ROOF BEHIND

FLOOR ASSEMBLY 2
*(N)  3/4'' WOOD FINISH
*(N)  1 1/2'' GYPCRTE TOPPING/ RADIANT
*(N) 
*(N) 

3/4'' PLYWD SUBFL.

*(N) 2X SOFFIT
*(N) GWB CEILING

JOISTS PER STRUCT.

B A1
A4.01

+31'-10 1/2"
MAIN FLOOR

+43'-2 3/4"
UPPER FLOOR

+52'-8 1/4"
T.O. PLATE / ROOF

+62'-6"
TOP OF CHIMNEY

+49'-11 3/4''
BOTTOM OF SILL

(N) PATIO

(N) DECK

(E) PLANTER

LIGHT TROUGH PER
LIGHTING DESIGNER

RECESSED HEATERS

CABINETS PER
INTERIORS

B A
1

A4.01

MATCH EXIST SOFFIT & FASCIA

VENT THROUGH SHADE VALANCE WHERE OCCURS

MATCH EXIST STOOL
BEYOND

MATCH EXIST SIDING

WALL ASSEMBLY:
- STUCCO TO MATCH EXIST  
- SHEATHING PER STRUCT  
- 2X6 STUDS + R-21 BATT INSUL 
- 5/8" GWB + PVA PRIMER  

NEW JOISTS

UPPER FLOOR FINISH

(N) M. BEDROOM

4'-0"

1" 
M I

N

DRILL FOR AIR VENTILATION

 AIR VENTILATION

TOP OF PLATE

FINISH MAIN FLOOR

(E) CRAWL
SPACE

9 
1/

2"

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

SCALE: 1/4"   =    1'-0"
3 BLDG SECTION

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

SCALE: 1/2"   =    1'-0"
5 TYP WALL SECTION @ DECK

1

1

1

1

3
3

7

7

7
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DOOR AND WINDOW
SCHEDULES

Job No.

Project Manager:

Issue Date:

TB

2110

23
40

 1
30

th
 A

ve
. N

E,
 S

ui
te

 1
00

, B
el

le
vu

e,
 W

A
  9

80
05

42
5.

82
8.

30
81

T
H

E
A

R
T

O
F

A
R

C
H

I T
E

C
T

U
R

E
.C

O
M

NO. REVISIONDATE

H
A

RR
IS

 R
EM

O
D

EL
16

40
 7

2N
D

 A
VE

 S
E

M
ER

C
ER

 IS
LA

N
D

, W
A

  9
80

40

1/4/2024

1 06/29/2022 PERMIT REVISION - 1

2 9/10/2022 CONSTRUCTION SET

3 09/16/2022 PERMIT REVISION

4 12/09/2022 CONSTRUCTION SET

5 02/03/2023 CONSTRUCTION SET

6 12/15/2023 PRICING SET

7 1/4/2024 PERMIT REVISION

WINDOW SCHEDULE

LOCATION

MAIN FLOOR

NO.

202C

UNIT DIMENSIONS

WIDTH

14'-1 11/16"

HEIGHT

10 3/4"

HEAD
HEIGHT

8'-3 1/4"

MFGR TYPE

W3

EGRESS SAFETY
GLASS U-value

Undefined

NOTES:

EXTERIOR DOOR SCHEDULE

LOCATION

MAIN FLOOR

UPPER FLOOR

NO.

202A

206A

301A

301B

SIZE

WIDTH

14'-1 3/16"

6'-0 1/16"

12'-9 3/4"

10'-5 1/2"

HEIGHT

7'-11 3/4"

9'-2 3/4"

8'-1 1/2"

8'-1 1/2"

MFGR

NANA

NANA

NANA

TYPE

D1

D2

D1

D1

EGRESS SAFETY
GLASS

YES

YES

YES

U-VALUE

0.26

0.26

0.26

CPD#

NAN-M-10-07768-00001

NAN-M-10-07768-00001

NAN-M-10-07768-00001

NOTES:

STEEL DOOR PER INTERIOR

CUSTOM MULLIONS PER ELEVATIONS

CUSTOM MULLIONS PER ELEVATIONS

1 2

3 4

NOTE:  ALTERNATE METHOD OF FLASHING A WINDOW IS TO INSTALL A MOISTURE BARRIER
PAPER TO THE OUTSIDE SURFACE IN THE SAME OPERATION THAT YOU WOULD BE WRAPPING
THE ROUGH INSIDE SURFACE OPENING.

THE NAIL ON WINDOW WOULD BE INSTALLED OVER THE FLASHING SYSTEM

LAP 15# BUILDING PAPER
VERTICALLY 6"

LAP 15# BUILDING PAPER
HORIZONTALLY - MIN. 2"

SLIP LOWER END OF JAMB FLASHING
PAPER AND SILL FLASHING PAPER OVER
15# BUILDING PAPER AT THE
WINDOW SILL

SIDING

THIS SHEET OF 15# BUILDING PAPER
TO SLIP UNDER SILL AND FLASHING
PAPER, NOTCH BUILDING PAPER
TO FIT TIGHTLY AROUND WINDOW FRAME
PROFILE

ONE AND/OR TWO LAYERS OF
15# BUILDING PAPER PER
BUILDING CODE REQUIREMENTS

5

D1
(4) BIFOLD PANELS

W1
SINGLE WINDOW,

FIXED

W2
2 MULLED WINDOWS,

FIXED

W3
4 MULLED WINDOWS,

FIXED

D2
(2) DOUBLE DOOR

INTERIOR DOOR SCHEDULE

LOCATION

MAIN FLOOR

UPPER FLOOR

NO.

202B

205A

205B

206B

303A

303B

SIZE

WIDTH

2'-3"

3'-8 1/4"

2'-1 1/16"

2'-1 1/16"

3'-8 1/2"

4'-2 1/2"

HEIGHT

8'-0"

8'-0 1/8"

8'-0 1/16"

8'-0 1/16"

8'-0 3/4"

9'-4 5/8"

DOOR

MFGR TYPE MATERIALS HDWR SAFETY
GLASS U-VALUE

DETAILS

HEAD JAMB SILL NOTES:

TYPICAL WINDOW FLASHING DETAILS

SCALE: 1/4"   =    1'-0"
1 WINDOWS AND DOORS TYPES

12'-6 1/4'' 4'-9''

1

1

1

1

3

7

7

7

7



STRUCTURAL NOTES
GENERAL REQUIREMENTS

BUILDING CODE & REFERENCE STANDARDS: The "International Existing Building Code" (IEBC), 2018 Edition, as adopted and modified by the City
of Mercer Island, governs the design and construction of this project. Reference to a specific section in the Code does not relieve the contractor from
compliance with the entire materials reference standards noted below. The latest edition of the materials reference standards shall be used.

SCOPE OF STRUCTURAL WORK: The structural scope of work includes:
· Remodeling the existing main floor family room.
· Adding an upper floor addition above the family room. This addition consists of an approximately 280 square foot master bedroom and 240 square

foot deck.
The roof framing consists of pre-manufactured wood trusses, and the floor framing consists of a combination of wood I-joists and engineered lumber
framing. The lateral force resisting system at the addition consists of wood-framed shear walls. The existing foundation below the family room and
patio will be retrofit with pipe piles.

NOTE PRIORITIES: Notes on the individual drawings shall govern over these general notes.

STRUCTURAL DETAILS: The structural drawings are intended to show the general character and extent of the project and are not intended to show all
details of the work.

ARCHITECTURAL DRAWINGS: Refer to the Architectural drawings for information including, but not limited to: dimensions, elevations, slopes, door and
window openings, non-bearing walls, curtain walls, curbs, drains, railings, waterproofing, finishes and other nonstructural items.

STRUCTURAL RESPONSIBILITIES: The EOR is responsible for the strength and stability of the Addition Structure in its completed state.

CONTRACTOR RESPONSIBILITIES: The contractor is responsible for the means and methods of construction and all job-related safety standards such
as OSHA and WISHA. The contractor is responsible for the strength and stability of the structure during construction and shall provide temporary
shoring, bracing and other elements required to maintain stability until the structure is completed. It is the contractor's responsibility to be familiar with the
work required in the construction documents and the requirements for executing it properly.

DISCREPANCIES: In case of discrepancies between these general notes, the contract drawings, and specifications, and/or reference standards, the
EOR shall determine which shall govern. Discrepancies shall be brought to the attention of the EOR before proceeding with the work. Accordingly, any
conflict in or between the Contract Documents shall not be a basis for adjustment in the Contract Price.

SITE VERIFICATION: The contractor shall verify all dimensions and conditions at the site prior to fabrication and/or construction. Conflicts between the
drawings and actual site conditions shall be brought to the attention of the EOR before proceeding with the work.  All underground utilities shall be
determined by the Contractor prior to excavation or drilling.

ADJACENT UTILITIES: The contractor shall determine the locations of all adjacent underground utilities prior to excavation or pile placement.  Any utility
information shown on the drawings and details is approximate and not necessarily complete.

DESIGN CRITERIA

CONSTRUCTION LOADS: Loads on the structure during construction shall not exceed the design loads or the capacity of the partially completed
construction.

DEAD LOAD:
Wood Deck w/ Pavers = 30 psf
Wood Floor (Including Lightweight Topping) = 30 psf
Wood Roof = 15 psf
Normal Weight Concrete = 145 pcf

SNOW LOAD: The roof snow load is determined by using Chapter 7 of ASCE 7-16 in accordance with IBC Section 1608 and with the following factors:
Flat Roof Snow Load, Pf = 25 psf without drift

WIND DESIGN: Wind load is determined using Chapter 26 to 30 of ASCE 7-16 in accordance with IBC Section 1609 with the following factors:
Basic Wind Speed (3-Second Gust) V = 97 MPH  (Ultimate) / 75 MPH (ASD)
Wind Importance Factor Iw = 1.0 Risk Category = II
Exposure Category = C GCpi = ±0.18
Kzt = 1.00
Analysis Procedure - Directional Procedure per ASCE 7, Table 27.2-1

SEISMIC DESIGN: Earthquake design is determined using Chapter 12 ASCE 7-16 in accordance with IBC Chapter 16 with the following factors:
Importance Factor Ie = 1.0 Risk Category= II
Ss = 1.379 g Sds = 1.013 g
S1 = 0.481 g Sd1 = 0.583 g
Site Class = D - Default Seismic Design Category = D
Redundancy Factor, ρ = 1.0 typical, 1.3 for select N-S direction shear walls
Horizontal Irregularities: Type 2
Vertical Irregularities: Type 4

Wood Structure
· Basic Seismic Force Resisting System: A-15 (Bearing Wall Systems) Light-framed walls with wood structural panels rated for shear resistance
· Analysis Procedure: Equivalent lateral force procedure, per ASCE 7-16, Section 12.8
· R = 6.5
· Cs = 0.17
· Cd = 4
· Ω = 3

Seismic demands on nonstructural components, structural components engineered as part of deferred submittals, and connections of those
components to the primary structure shall be designed in accordance with the aforementioned building code, the general seismic criteria listed
above, and the requirements of ASCE 7-16.

DESIGN BASE SHEAR: Design Base Shear (Seismic Governed) (ASD), V = 11.229K (Both Directions)

RAIN DESIGN: Rain load is determined using Chapter 8 of ASCE 7-16, in accordance with IBC Section 1611 with the following factors:
i = 1.25 in/hr (100 year event - 60 minute duration)

LIVE LOADS:
Roof (Snow) 25 PSF
Decks 1.5 X occupancy served = 60 PSF
Residential Floor 40 PSF
Balcony Railing & Guardrails (Residential) 200# (TOP RAIL)

DEFERRED SUBMITTAL LOADS: All pre-engineered, pre-fabricated, pre-manufactured, or other products designed by others shall be designed for the
tributary dead and live loads plus wind, earthquake, and component, and cladding loads when applicable. Design shall conform to the project drawings
and specifications, reference standards, and governing code.

Roof Dead Load 15 PSF Roof Live Load 25 PSF
Top Chord Dead Load 8 PSF Top Chord Snow Load 25 PSF
Bottom Chord Dead Load 7 PSF Bottom Chord Snow Load 0 PSF

Total Deflection Limit L/240
Live Load Deflection Limit L/360
Truss Uplift Load (Gross) 5 PSF

SUBMITTALS

SUBMITTALS: Shop Drawings shall be submitted to the Architect/EOR prior to any fabrication or construction for all structural items as noted below. The
contractor shall review and place a shop drawings stamp on the submittal before forwarding to the EOR. Submittals shall be made in time to provide a
minimum of one week for review by the EOR.  Additional submittals required for this project are specified in the specific sections below. Reference the
individual material section for specific information to be included in the submittal.

If the shop drawings differ from or add to the design of the Structural drawings, they shall bear the seal and signature of the Washington State
Registered Professional Engineer who is responsible for the design.

TJI framing

ALTERNATES:  Product or manufacturer components specified in these drawings are used as the basis of design for this project. Alternates for specified
items may be submitted to the EOR for review. However, contractor shall submit a current ICC-ESR/IAPMO-ER report identifying that an alternative
component has the same or greater load capacity than the specified item.

SHOP DRAWING REVIEW: Review by the Architect/EOR is for general compliance with the design concept and the contract documents. Dimensions
and quantities are not reviewed by the EOR, and therefore, must be verified by the General Contractor. Markings or comments shall not be construed as
relieving the contractor from compliance with the project plans and specifications, nor departures therefrom. The contractor remains responsible for
details and accuracy; for confirming and correlating all quantities and dimensions; for selecting fabrication processes; for techniques of assembly; and
for performing work in a secure manner. When shop drawings (component design drawings) differ from or add to the requirements of the Structural
drawings they shall be designed and stamped by the responsible SSE. Allow one week for EOR review time.

DEFERRED SUBMITTALS: Per IBC Section 107.3.4.1, drawings, calculations, and product data for the design and fabrication of items that are
designed-by-others shall bear the seal and signature of the Washington State Registered Professional Engineer (SSE) who is responsible for the design
and shall be submitted to the Architect/EOR and the building department for review prior to fabrication. Allow one week for EOR review time.

The SSE shall submit stamped and signed calculations and shop drawings to the EOR for review. Review of the SSE's shop drawings is for general
compliance with design criteria and compatibility with the design of the primary structure and does not relieve the SSE of responsibility for that design. All
necessary bracing, ties, anchorage, and proprietary products shall be furnished and installed per manufacturer's instructions or the SSE's design
drawings and calculations. The design of the connection to the primary structure is the responsibility of the supplier and SSE.  Submitted calculations are
for cursory review only and will generally not be returned.  Deferred submittals include but are not limited to the following:

Prefabricated Wood Roof Trusses
Handrails & Guardrails
Retrofit Pipe Pile Brackets & Anchors to Existing Concrete

NON-STRUCTURAL COMPONENTS: Design, detailing and anchorage of all nonstructural components shall be in accordance with ASCE 7-16, Chapter
13 and the project specifications. Nonstructural components designed by others shall not induce torsional loading into supporting steel structural
members without additional bracing of those members to eliminate torsional forces.  Torsional bracing shall be designed by the nonstructural component
designer and approved by the EOR. Anchorage to the primary structure is per the bidder-design contractor or supplier.

TESTS & INSPECTIONS

INSPECTIONS: All construction is subject to inspection by the Building Official in accordance with IBC Sec 110. The contractor shall coordinate all
required inspections with the Building Official. Submit copies of all inspection reports to the Architect/EOR for review. The Building Official may accept
inspection of and reports by approved inspection agencies in lieu of Building Official's inspections. The contractor shall obtain approval of Building
Official to use the third-party inspection agency and contractor shall alert the Architect/EOR as such.

SPECIAL INSPECTIONS: In addition to the inspections required by IBC Sec 110, a Special Inspector shall be hired by the Owner as an independent
third-party inspector to perform the special inspections per IBC Ch. 17. Special inspections shall be performed by an approved testing agency as outlined
in the Special Inspection Schedule, the contract documents, and/or the project specification. Special Inspections shall meet the requirements outlines in
the specific materials sections of IBC Sec 1705. The contractor is responsible for scheduling the inspections, per the city/Building Official requirements.

Special Inspections shall be performed for the following:
Steel Periodic inspection of fillet welds < 5/16-inch

Soils & Foundations Continuous inspection during driving and testing of piles.

Special Cases
Continuous inspection of post-installed anchors during installation of anchors and reinforcing bars installed in horizontal or upwardly inclined
orientations to resist sustained tension loads.

PREFABRICATED CONSTRUCTION: All prefabricated construction shall conform to the inspection requirements of the same material or construction
type used for this project.

STRUCTURAL OBSERVATIONS:  When required by the provisions of Section 1704.6.1, 1704.6.2, or 1704.6.3, the Owner or the Owner's authorized
agent shall employ the EOR to perform structural observations. Structural observations do not include or waive the responsibility for the inspections in
IBC Section 110 or the special inspections in Section 1705 or other sections in the code.

The following structural observations are required to be completed by the EOR during construction. The EOR is to be notified when elements listed
below are substantially complete and ready for observation. Contact the EOR a minimum of (2) business days prior to covering the work.

· Substantial completion of Shearwall Nailing & Holdowns

SOILS AND FOUNDATIONS

REFERENCE STANDARDS: Conform to IBC Chapter 18 "Soils and Foundations."

GEOTECHNICAL REPORT: Recommendations contained in "Foundations for North Covered Patio and Landscaping Improvements - Harris Residence"
by Geotech Consultants, Inc., dated 12/21/2022, and were used for design.

DESIGN SOIL VALUES:           2” Ø Pipe Piles (Sched. 40) 6 K Allowable

Retaining Walls (Assumed)
Passive Lateral Pressure 200 PSF/FT Active Lateral Pressure (unrestrained) 30 PSF/FT
Active Lateral Pressure (restrained) 60 PSF/FT Uniform Seismic 8H

FOUNDATIONS: All foundations shall bear on structural compacted fill or competent native soil per the Geotechnical report or as noted in these
documents.  Exterior perimeter footings shall bear not less than 18 inches below finish grade, or as required by the Geotechnical Engineer and the
Building Official. Interior footings shall bear not less than 12 inches below finish floor.

FOUNDATION STEM WALLS: Unless otherwise noted on the drawings, the maximum unbalanced soil condition for all foundation stem walls (difference
in elevation between interior and exterior soil grades) shall be 2'-6".  Maintain a minimum 8" separation between finish grade and untreated wood
framing.

BACKFILLING: Backfill behind retaining and foundation walls shall be of free-draining material placed in maximum loose lifts of 12" or as directed by the
Geotechnical Report. Backfill behind walls shall not be placed before the wall is properly supported by the floor slab or temporary bracing. Backfill shall
be compacted using hand-operated equipment only. The contractor shall refrain from operating heavy equipment behind retaining and foundation walls
within a distance equal to or greater than the height of the wall, unless otherwise approved by the EOR. All topsoil organics and loose surface soil shall
be removed from beneath fill supporting concrete slab or paving.

COMPACTION: Unless otherwise specified by a Geotechnical Engineer, footings shall be placed on compacted material and shall be well-graded
granular material with no more than 5% passing a #200 sieve. Fills placed shall be in maximum 8" lifts and all bearing soils shall be compacted to 95%
maximum density at optimum moisture content using the Modified Proctor Test.

PIN PILES
REFERENCE STANDARDS: Conform to:    IBC Sections 1810.3.5.3.4.

SUBMITTALS: Conform to:
(1) Design loads, calculations and shop drawings (component design drawings) stamped by EOR (or SSE) licensed in the state of Washington.
(2) Placing drawings showing steel strength, diameter, and minimum embedment length.

MATERIALS: Conform to notes for STRUCTURAL STEEL, this sheet.

SIZES: Pile size shall be as noted on the foundation drawings. Test piles are required for this project to verify pile capacities. Pile lengths shall be
determined and verified at the site by the Geotechnical Engineer during the test pile procedure.

CAPACITY: Pile capacities shall be as noted on the foundation drawings. Allowable loads shall be verified by load tests in accordance with ASTM
Section S 114.5 “quick load test.” Pile installation must be observed by the Geotechnical Engineer to verify that the design bearing capacity of the piles
has been attained and that construction conforms to the geotechnical engineer's recommendations.

STRUCTURAL STEEL

DESIGN STANDARDS: Structural steel for this project is designed in accordance with the latest edition of the AISC Steel Construction Manual.

REFERENCE STANDARDS: Conform to:
(1) ANSI/AISC 360 "Specification for Structural Steel Buildings" - Referred to as “AISC Specification”
(2) AWS D1.1 "Structural Welding Code - Steel."

SUBMITTALS:   Submit shop drawings in accordance with AISC Specification Sec M1 "Shop and Erection Drawings."

MATERIALS:
Bars & Plates ASTM A36, Fy = 36 ksi Steel Pipe ASTM A53, Grade B, Fy = 35 ksi
HSS Structural Tubing ASTMA500, Grade B, Fy=46ksi Anchor Bolts & Bolts in Wood ASTM A307
Anchor Rods (threaded/nutted) ASTMF1554, Grade 36 Welding Electrodes E70XX, 70 ksi, low hydrogen, typical
Adhesive Anchors Per Drawings [Simpson SET-3G] Concrete Screws Simpson TITEN HD

WELDING: Conform to AWS D1.1. Welders shall be certified in accordance with AWS and WABO requirements. Use E70 electrodes of type required for
materials to be welded.

SHOP PAINTING: Conform to AISC 360, AISC Specification Sec M3, and AISC Code Sec 6.5. Do not paint steel to be embedded in concrete or
concealed by the interior building finish. All other interior steel shall be painted with one coat of grey shop primer. All exposed exterior steel shall be
painted with an exterior multi-coat system as per the Architect or project specifications or galvanized per section below. Field touch-up painting shall be
with primer for exposed interior surfaces and as per the Architect or project specifications for exposed exterior surfaces.

GALVANIZING: Where required, all exposed steel outside the building envelope shall be hot-dipped galvanized. Apply field touch-ups per project
specifications.

ERECTION: Conform to AISC Specification Sec M4 "Erection" and AISC Code Sec 7 "Erection." Steel work shall be carried up true and plumb within the
limits defined in AISC 303-16 Sec 7.11.

WOOD FRAMING

REFERENCE STANDARDS: Conform to:
(1) IBC Chapter 23 "WOOD."
(2) NDS and NDS Supplement - "National Design Specification for Wood Construction."
(3) ANSI/TPI 1 "National Design Standard for Metal-Plate-Connected Wood Truss Construction."

DEFERRED SUBMITTALS: Submit product data and proof of ICC-ESR/IAPMO-ER approval for framing members and fasteners that have been
designed by others. Submit calculations prepared by the SSE (or Manufacturer's Professional Engineer) in the state of Washington for all members and
connections designed by others along with shop drawings. All necessary bridging, blocking, blocking panels and web stiffeners shall be detailed and
furnished by the supplier. Temporary and permanent bridging shall be installed in conformance with the manufacturer's specifications. Deflection limits
shall be as noted under DESIGN LOADS section. Products included are:

Metal plate connected roof trusses (prefabricated roof trusses): shop drawings shall provide for shapes, bearing points, intersections, hips, and
valleys shown on the drawings. The manufacturer shall provide special hip, valley and intersection areas (step down trusses, jack trusses and
girder trusses) unless specifically indicated on the plans. Provide all truss-to-truss and truss-to-support connection details and required connection
materials. Specify temporary and permanent bracing and connections on the shop drawings. Provide all truss reactions over 1000# on shop
drawings.

ALTERNATES: Alternates for specified item may be submitted to the EOR for review. Contractor shall submit a current ICC-ESR/IAPMO-ER report
identifying that an alternative component has the same or greater load capacity than the specified item.

IDENTIFICATION: All sawn lumber and pre-manufactured wood products shall be identified by the grade mark or a certificate of inspection issued by the
certifying agency.

MATERIALS:

Sawn Lumber: Conform to grading rules of WWPA, WCLIB, or NLGA. Finger jointed studs acceptable at interior non-structural walls only.
Member Use Size Species Grade
Studs & Plates 2x, 3x HF No. 2
Joists 2x HF No. 2
Beams 3x, 4x HF No. 2
Posts 4x, 6x DF No. 1
Beams 6x DF No. 1

Metal Plate Connected Wood Roof Trusses: Reference DEFERRED SUBMITTAL section above. Conform to IBC Sec 2303.4 "Trusses."

Wood Structural Sheathing (Plywood): Wood APA-rated structural sheathing includes: all veneer plywood, oriented strand board, waferboard,
particleboard, T1-11 siding, and composites of veneer and wood-based material. Conform to Product Standards PS-1 and PS-2 of the U.S. Dept. of
Commerce and the American Plywood Association (APA)

Minimum APA Rating
Location Thickness Span Rating Plywood Grade Exposure
Roof 15/32" 24/16 C-D 1
Floor 23/32" T&G 24 OC Sturd-I-Floor 1
Floor (Alt) (2) 15/32” 24/16 C-D 1
Walls 15/32" 32/16 C-D 1

Joist Hangers and Connectors: Simpson Strong-Tie Company Inc. as specified in their latest catalogs was used as the basis of design for this project.
Alternate connectors by other manufacturers may be substituted provided they have current ICC-ESR/IAPMO-ER approval for equivalent or greater load
capacities and are reviewed and approved by the EOR prior to ordering. Connectors shall be installed per the manufacturer's instructions. Where
connector straps connect two members, place 1/2 of the nails or bolts in each member. Unless noted otherwise all nails shall be full length common. Nail
straps to wood framing as late as possible in the framing process to allow the wood to shrink and the building to settle.

Lag Bolts/Thru-Bolts/Anchor Bolts: Conform to ASTM A307. Provide plate washers under the heads and nuts of all bolts and lag screws bearing on
wood.

Nails and Staples: Conform to IBC Sec 2303.6 "Nails and Staples." Unless noted on plans, nail per IBC Table 2304.10.1. Unless noted otherwise all
nails shall be COMMON. Nail sizes specified on the drawings are based on the following specifications:
Size Length Diameter
8d 2-1/2" 0.131"
10d 3" 0.148"
16d 3-1/2" 0.162"
16d Sinker 3-1/4' 0.148”

Wood Holdowns: Holdowns specified are as manufactured by Simpson Strong-Tie Company Inc. Additional framing members shall be provided per the
manufacturer's requirements. Acceptable equivalent product substitutions are available from other manufacturers with EOR approval. Do not countersink
holdown bolts.

Engineered Wood Products (EWP): The following materials are based on lumber manufactured by TrusJoist by Weyerhaeuser. Trus-Joist by
Weyerhaeuser was used as the basis of design for this project. Alternate products by other manufacturers may be substituted provided they have current
ICC-ESR/IAPMO-ER approval for equivalent or greater load and stiffness properties and are reviewed and approved by the EOR.
a) Laminated Veneer Lumber (LVL): Conform to ICC-ES Report No. ESR-1387, CCMC Report No. 12627−R, or NES Report No. NER-481.
b) Parallel Strand Lumber (PSL): Conform to ICC-ES Report No. ESR-1387, CCMC Report No. 11161−R, or NES Report No. NER-481. Use 2.0E

unless noted otherwise.
c) Laminated Strand Lumber (LSL): Conform to ICC-ES Report No. ESR-1387, CCMC Report No. 12627−R, or NES Report No. NER−481.
e) I-JOISTS: Conform to ICC-ES Report No. ER-1153. Products shall be tested and evaluated in accordance with ASTM D5055. The manufacturer

shall design the joists for the spans and conditions shown on the plans. Joists shall have wood chords and solid wood webs.

NAILING REQUIREMENTS: Provide minimum nailing in accordance with IBC Table 2304.10.1 "Fastening Schedule" except as noted on the drawings.
Nailing for roof/floor diaphragms/shear walls shall be per drawings. Nails shall be driven flush and shall not fracture the surface of sheathing.

STANDARD LIGHT-FRAME CONSTRUCTION: Unless noted on the drawings, construction shall conform to IBC Sec 2308 "Conventional Light-Frame
Construction" and IBC Sec 2304 "General Construction Requirements."

(1) Wall Framing (Unless noted otherwise on plans and details) All interior walls shall be 2x4 @ 16"OC and all exterior walls shall be 2x6 @ 16"OC.
Provide (2) bundled studs min at wall ends and each side of all openings. All solid sawn lumber beams and headers shall be supported by a
minimum of (1) trim and (1) king stud and all glulam or engineered wood beams and headers by (2) trim and (2) king studs. Provide minimum (2)
2x8 headers at all interior and exterior wall openings. Stitch-nail bundled studs with (2) 10d @ 12"OC. Provide solid blocking thru floors to supports
below for bearing walls and posts. Attach bottom plates of stud walls to wood framing below with 16d @ 12"OC or to concrete with 5/8"-dia. anchor
bolts x 7" embedment at 48"OC. Refer to shear wall schedule for specific sheathing, stud, and nailing requirements at shear walls. Provide gypsum
sheathing on interior surfaces and plywood sheathing on exterior surfaces.

(2) Roof/Floor Framing: (Unless noted otherwise on plans and details) Provide double joists/rafters under all parallel bearing partitions and solid
blocking at all bearing points. Provide double joists around all roof/floor openings. Multi-joists/rafters shall be stitch-nailed together with (2)10d @
12"OC. Provide roof sheathing edge clips centered between framing at unblocked plywood edges. All floor sheathing shall have tongue and groove
joints or be supported by solid blocking. Allow 1/8" spacing at all panel edges and ends of roof/floor sheathing. Roof/floor sheathing shall be laid
face grain perpendicular to framing members.

(3) Blocking: (Unless noted otherwise on plans and details) All blocking shall be full-height 2x at solid sawn framing systems or a full-height I-joist or
roof truss.

MOISTURE CONTENT: Wood material used for this project shall have maximum moisture content of 19% except for the pressure-treated wood sill plate.

PRESERVATIVE TREATMENT: Wood materials are required to be "treated wood" under certain conditions in accordance with IBC Sec 2304.12
"Protection against decay and termites.” Conform to the appropriate standards of the American Wood-Preservers Association (AWPA) for sawn lumber,
glued laminated timber, round poles, wood piles, and marine piles. Follow American Lumber Standards Committee (ALSC) quality assurance
procedures. Products shall bear the appropriate mark. Coat all ends of cut pressure treated framing with treatment complying with AWPA U1.

METAL CONNECTORS/PT WOOD:  All metal hardware and fasteners in contact with pressure treated lumber shall be stainless steel Type 316L. At the
Owner's risk and discretion, hot-dipped galvanized metal hardware and fasteners may be investigated for use in lieu of stainless steel provided that the
finish has a minimum zinc content of at least 1.85 oz./SF and its use is coordinated by the Contractor and Wood Supplier for the expected environment
and moisture exposure for appropriate use based on the method of preservative treatment of the wood.

RENOVATION

DEMOLITION: Contractor shall verify all existing conditions before commencing any demolition. Shoring shall be installed to support existing
construction as required and, in a manner, suitable to the work sequences. Existing reinforcing shall be saved where and as noted on the plans. Saw
cutting, if and where used, shall not cut existing reinforcing that is to be saved. Demolition debris shall not be allowed to damage or overload the existing
structure. Limit construction loading (including demolition debris) on existing floor systems to 40 psf.

ROT: Contractor shall check for rot at all exterior walls, existing toilet room floors and walls, areas showing water stains, and all wood members in
basement and crawl spaces. All rot shall be removed and damaged members shall be replaced or repaired as directed by the EOR or Architect.

STRUCTURAL ABBREVIATIONS
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THREE BEAMS TO EXISTING POST 6 TYPICAL PUSH PILE BRACKET AT EXISTING FOUNDATION 7

SPANDREL BEAM TO COLUMN
12

SECTION
HSS BEAM TO WOOD POST

DOUBLE SIDED SHEAR WALL CORNER PLAN 9

TYPICAL LAP SPLICE &
DEVELOPMENT LENGTH SCHEDULE 2

LAP SPLICE & DEVELOPMENT SCHEDULE
BAR
SIZE

DEVELOPMENT
LENGTH, Ld CLASS B SPLICE, Ls

Ldh
STANDARD TOP STANDARD TOP

 f'c = 3000 psi / 3500 psi

RETROFIT HD W/ CORE DRILL TO STEM WALL 11RETROFIT HD EXISTING HSS COLUMN 10

SECTION 1

SECTION 2

CONTROL JOINT

CONSTRUCTION JOINT

TYPICAL SLAB-ON-GRADE JOINT DETAILS 4

BEAM STIRRUPS & COLUMN TIES

STIRRUP STIRRUP OR TIE

ALL REINF EXCEPT COL TIES & BM STIRRUPS

CROSS TIE CROSS TIE

TYPICAL REBAR BEND SCHEDULE 3

SINGLE MAT

TYPICAL CONCRETE MEMBER INTERSECTIONS 1

TYPICAL STAIR-ON-GRADE 8
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PLAN VIEW -
SHEAR WALL HOLDOWNS AT CORNER 2

WOOD-FRAMED SHEAR WALL SCHEDULE 12
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(2) ROWS BOTTOM PLATE NAILING (3) ROWS BOTTOM PLATE NAILING

SHEAR WALL KEY DETAIL

FLR-TO-FLR HOLDOWN STRAP SCHEDULE 6

PLAN VIEW -
TYPICAL ANCHOR BOLT INSTALLATION 3

PLATE WASHER SCHEDULE

HOLDOWN SCHEDULE  (8" MIN STEM WALL) 10

TIE-DOWN STRAP SCHEDULE

MARK STRAP
MINIMUM

END
LENGTH

NAILING
REQUIRED

AT EACH END
LENGTH

NAIL
SPACING

ALLOWABLE
UPLIFT
(LBS)

STRAP CLEAR
SPAN

WOOD-FRAMED SHEAR WALL SCHEDULE
FOR HEM-FIR FRAMING W/ 10d COMMON NAILS (2018 IBC) & SIMPSON CATALOG 2021-2023

HOLDOWN SCHEDULE  (HF-SEISMIC)

MARK MODEL # [1]
ALLOWABLE UPLIFT  (LBS) MIN END

STUDS [2]

STUD
FASTENERS

CONCRETE
ANCHOR [3]

MIN STRAP
END LENGHTMID WALL CORNER END WALL

TYPICAL WOOD-FRAMED SHEAR WALL ELEVATION 4
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11 7/8" LSL (1.3E),
LVL, AND PSL

ALLOWABLE HOLES IN WOOD JOISTS & BEAMS (11 7/8") - TRUS JOIST 3

11 7/8" TJI

11 7/8" LSL (1.55E)

2x, (2) 2x, AND (3) 3x

TYPICAL HOLES & NOTCHES IN WOOD STUDS 12

BORED HOLES IN WOOD STUDSCUTTING AND NOTCHING WOOD STUDS

EXTERIOR/BEARING/SHEAR WALL STUDS EXTERIOR/BEARING/SHEAR WALL STUDS

NON-BEARING WALL STUDS NON-BEARING WALL STUDS

TYPICAL HEADER FRAMING (DROPPED) 6

TYPICAL HEADER FRAMING (FLUSH) 10TYPICAL TOP PLATE SPLICE DETAIL 9

TYPICAL INTERIOR
NON-BEARING WALL TOP PLATE ANCHORAGE 5

OPTION A OPTION B OPTION C

TYPICAL WALL FRAMING DETAILS & NOTES 4
INTERIOR NON-BEARING INTERIOR BEARING / NON-SHEAR EXTERIOR NON-BEARING / NON-SHEAR
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GUARDRAIL AT DECK EDGE
12

EXTERIOR SHEAR WALL - JOISTS PARALLEL 3

EXTERIOR SHEAR WALL
PERPENDICULAR TO ROOF TRUSS 8

INTERIOR SW TO PERPENDICULAR EXTERIOR SW - PLAN 2 INTERIOR SHEAR WALL PARALLEL TO ROOF TRUSS 4

FLOOR TO DECK TRANSITION 10 EXISTING FLOOR STEP W/ NEW BEAM 11

SHEAR WALL AT DECK EDGE 6EXISTING FLOOR TO RETROFIT SHEAR WALL 5

NEW TO EXISTING FLOOR SECTION 9

NEW TO EXISTING COLLECTOR SPLICE
1
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STRAP AT SHEAR WALL STEP 4

RETROFIT 
SHEAR WALL TO BEAM & FOUNDATION ELEVATION 12BEAM SUPPORTING SW TO WALL 10

ROOF FRAMING AROUND EXISTING CHIMNEY 3

HD STRAP TO BEAM 8REROFIT HD STRAP TO EXISTING FOUNDATION 6

REROFIT HD STRAP TO EXISTING PATIO FOUNDATION 2
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