
GENERAL NOTES

General Requirements

Applicable Codes and Regulations.

Building Code 2018 International Residential Code (IRC) with WA
state Amendments (WAC 51-51)

Electrical Code 2020 National Electrical Code (NEC) with WA State
amendments (WAC 296-46B) and( RCW 19.28)

Energy Code 2018 Washington State Energy Code (WSEC)
Residential Provisions (WAC 51-11R)

Fire Code 2018 International Fire Code (IFC) with WA State
Amendments (WAC 51-54A)

Mechanical Code 2018 International Mechanical Code (IMC) with WA
State Amendments (WAC 51-52)

National Fuel Gas Code 2018 NFPA 54, National Fuel Gas Code (NFGC)
(WAC 51-52)

Plumbing Code 2018 Uniform Plumbing Code (UPC) with WA State
Amendments (WAC 51-56)

Zoning Code Mercer Island City Code

Contractor Responsibilities. It is the responsibility of the General Contractor 
(GC) to ensure compliance and conformance with the various provisions of the 
applicable ordinances and codes in all the Work.  The GC is responsible for 
coordinating all work including additional permits and subcontractor work.

Dimensions. Dimensions that are not stated as "maximum" or "minimum" are 
absolute. All dimensions are subject to conventional industry tolerances.  Verify 
and coordinate dimensions among all drawings prior to construction.  Written 
dimensions take precedence over scaled lengths and heights in all cases.  Do 
not scale drawings.

Discrepancies. In the event of discrepancies or contradictory information in the 
drawings, notes, or specifications, it is the obligation of the GC to notify 
Highland Design of the same and to obtain clarification from Highland Design 
before proceeding with the work.  Any work done by the contractor after 
discovery of such discrepancy shall be done at the contractor's risk.

Inspections. Contractor shall be responsible for coordinating all building 
inspections.  Required building inspections per IRC section R109 and WSEC 105:

• Foundation inspection – after forms are erected and reinforcing steel is 
placed

• Plumbing, mechanical, gas, and electrical systems inspection – prior to 
covering/concealment

• Frame and masonry inspection – after the roof, masonry, firestopping, 
draftstopping, and bracing are in place and after plumbing, mechanical, 
and electrical rough inspections are approved.

• Special inspections as required by Engineer of Record
• Other inspections required by the Building Official
• Final inspection – after the permitted work is complete and prior to 

occupancy.

Contract Documents. Highland Design shall have final authority regarding 
interpretation of the intent and spirit of the contract documents.  The Project 
Manual is included by reference.  All contract documents pertaining to this 
project are to be considered and interpreted for bidding and construction 
purposes as a complete whole.  No part of the drawings or project manual shall 
be distributed, considered, or used in any way independent of the complete set 
of documents.

Typical Details. Project drawings indicate general and typical details of 
construction. Where conditions are not specifically indicated but are of similar 
character to details shown, similar details of construction to those provided 
shall be used - subject to review and approval by Highland Design and the 
structural engineer.

Work and Data by Others. Highland Design assumes no responsibility for, nor 
verifies the accuracy of, any engineering data supplied by others.

Submittals.
Shop drawings are required for the following components:

• Items required by consultants -  See individual consultant documentation 
for any shop drawings required by their respective disciplines.

• Windows and doors
• Gates and specialty doors
• Railing systems
• Casework and Built-ins

Changes. Contractor initiated changes shall be submitted in writing to Highland 
Design and/or structural engineer for approval prior to fabrication or 
construction.  Changes shown on shop drawings only do NOT satisfy this 
requirement unless previously approved.

All changes – whether drawing or field required – shall have revisions approved 
& filed for record w/ the city once the original submission has been approved 
and the permit issued.  Charge will be made by city for all revision review and 
approvals including field inspections beyond that required under permit fees 
and paid for under estimated inspection fee

As-Built Drawings. Contractor and subcontractors shall mark drawings for as-
built condition.   Mechanical, electrical, plumbing, and fire-protection drawings 
shall be revised for as-built conditions by their respective authors.  Final as-built 
reproducible drawings shall be submitted to the Owner or Owner's 
representative.

Safety.  Contractor shall be responsible for all required safety precautions and 
the methods, techniques, sequences, or procedures required to perform the 
work.

Site Maintenance. Contractor shall maintain a trash bin in an area designated 
by the owner's representative for the collection of all construction debris.   
Contractor shall dispose of all debris and remove trash bin prior to occupancy.  
All surfaces shall be cleaned prior to occupancy.

Demolition Permit. A separate demolition permit is required for the removal of 
any existing structure.

Design Criteria

Construction Type: Buildings shall be constructed of wood light-frame systems.  
Engineered designs shall comply with the International Building Code.

Seismic: Design Category = D

Fire-Resistant Construction

Garage Opening Protection. Provide minimum 20 minute or 1 3/8”solid core 
doors with self-closing devices between the attached garage and the dwelling.  
Ducts penetrating the walls or ceiling between the garage and dwelling shall be 
of minimum No. 26 gage sheet steel and shall not have penetrations into the 
garage.  For other penetrations, refer to IRC R302.11

Garage Separation. Separate the attached garage from the dwelling unit and 
its attic area by minimum 1/2" gypsum board applied to the garage side.  
Garages beneath habitable rooms shall be separated by not less than 5/8" Type 
X gypsum board.  Structure supporting floor/ceiling assemblies used for 
separation shall be protected with ½”minimum gypsum board.

Under-Stair Protection.  Provide minimum ½”gypsum board on all walls, under-
stair
urfaces, or any soffits in enclosed accessible under-stair spaces

Fire Blocking. Provide fire blocking in concealed wall spaces of stud walls and 
partitions vertically at ceiling and floor levels, at 10 feet max. horizontally, and 
at all interconnections of concealed vertical and horizontal spaces.  Fire block 
concealed spaces between stair stringers at the top and bottom of run and 
between studs and in line with the run of the stairs if the walls under the stairs 
are unfinished.  Fire stop with non-combustible materials in openings around all 
vents, pipes, ducts, chimneys, fireplaces, and similar openings which afford 
passage for fire at ceiling and floor levels.  

Toilet, Bath, and Shower Spaces

Wet Areas. Shower compartments and walls above bathtubs with installed 
shower heads shall be finished with a non-absorbent surface to a height not 
less than 6 feet above the floor per Section IRC R307.

Glazing

Glazing shall be in accordance with IRC Section R308.

Exterior Glazing. All exterior wall glazing shall be double-glazed and comply with 
the Washington State Energy Code (WAC 51-11).

Safety Glazing. Provide in areas subject to human impact per Section R308.4.  
Such hazardous locations include:

1. Glazing in fixed and operable panels of swinging, sliding, or bi-folding door 
assemblies unless less than 3 inches or decorative glazing.

2. Glazing in an individual fixed or operable panel adjacent to a door where 
the nearest vertical edge is within a 24-inch arc of the door in a closed 
position and whose bottom edge is less than 60 inches above the floor or 
walking surface unless there is a permanent intervening barrier, it is 
adjacent to the fixed panel of a patio door, or decorative glazing.

3. Glazing in storm doors.
4. Glazing in doors and enclosures for bathtubs and showers.  Glazing in any 

part of a building wall enclosing these compartments where the bottom 
exposed edge of the glazing is 60 inches measured vertically above any 
standing or walking surface.

5. Glazing in an individual or fixed panel that meets all of the following 
conditions:
• Exposed area of an individual pane greater than 9 square feet.
• Bottom edge less than 18 inches above the floor.
• Top edge greater than 36 inches above the floor.
• One or more walking surfaces within 36 inches horizontally of the 

glazing.
• All glazing in railings, regardless of an area or height above walking 

surface.  Included are structural baluster panels and nonstructural in-
fill panels.

• Glazing in walls and fences enclosing indoor and outdoor swimming 
pools, hot tubs, and spas where the bottom edge of the glazing is less 
than 60 inches above a walking surface and within 60 inches horizontally 
of the water's edge.

• Glazing adjacent to stairways, landings, and ramps within 36 inches 
horizontally of a walking surface when the exposed surface of the glass 
is less than 60 inches above the plane of the adjacent walking surface.

• Glazing adjacent to stairways within 60 inches horizontally of the bottom 
tread of a stairway in any direction when the exposed surface of the 
glass is less than 60 inches above the nose of the tread.

Egress

Egress Openings. Emergency escape and rescue openings shall have a minimum 
net clear opening of 5.7 sq. ft. except grade floor openings shall be 5 sq. ft 
minimum. The minimum net clear opening height dimension shall be 24" and the 
minimum net clear opening width dimension shall be 20" per IRC Section R310.  The 
sill of the opening shall be not more than 44 inches above the floor.

Handrails. Provide at least one handrail at every stairway having four or more 
risers.  Provide 2 handrails where shown on plans.  Handrails shall be continuous 
the full length of the flight from a point directly above the top riser of a flight to 
a point directly above the lowest riser of the flight and shall be returned or 
terminate in newel posts.  Handrails are permitted to be interrupted by newel 
posts at the turn, and may start over the lowest tread.

Handrail height, measured above stair tread nosings, or finish surface of ramp 
slope, shall be uniform, not less than 34" and not more than 38".  Handrails with a 
circular cross section shall have an outside diameter of at least 1.25" and not 
greater than 2" or shall provide equivalent graspability. If the handrail is not 
circular, it shall have a perimeter dimension of at least 4" and not greater than 
6.25" with a maximum cross-section dimension of 2.25". 

Guards. Guards shall be located along open-sided walking surfaces, 
mezzanines, industrial equipment platforms, stairways, ramps and landings 
which are located more than 30" above the floor or grade below.  Guards shall 
be adequate in strength and attachment in accordance with Section 1607.7.  (IBC 
sec. 1012.1)  Guards whose top rail also serves as a handrail shall have a height 
not less than 34" and not more than 38" measured vertically from the leading 
edge of the stair tread nosing.  (IBC sec. 1012.2)

Open guards shall have balusters or ornamental patterns such that a 4"-
diameter sphere cannot pass through any opening up to a height of 34".  From a 
height of 34" to 42" above the adjacent walking surfaces, a sphere 8" in diameter 
shall not pass.  Exceptions:  The triangular openings formed by the riser, tread 
and bottom rail at the open side of a stairway shall be of a maximum size such 
that a sphere of 6" in diameter cannot pass through the opening per IRC Section 
R312

Fire Protection Systems 

Bidder Designed. Fire Protection systems shall be bidder designed.  Designated 
subcontractors are responsible for the preparation of drawings and 
applications for appropriate required permits.

Smoke Alarm System. An approved monitored smoke alarm system with 
automatic smoke detectors shall be provided and installed in accordance with 
NFPA 72 and IRC Section R314.  Provided alarms inside of each bedroom, outside 
of each sleeping area, and on each story of the dwelling not less than 3 feet 
from the door of a bathroom containing a tub or shower. Required smoke 
alarms shall be hardwired to building power, interconnected, and have a 
battery backup.

Sprinkler System. An NFPA13D fire sprinkler system with controls shall be 
installed. The system shall be designed and the plans stamped by a person 
holding a Washington State Certificate of Competency. Contractor shall submit 
design to the Fire Department for approval. The system shall be installed by a 
state licensed sprinkler contractor.

Carbon Monoxide Alarms. Provide CO alarms outside of each separate dwelling 
area in the immediate vicinity of the bedrooms.  CO alarms may be part of a 
combination carbon monoxide/smoke alarm. Required alarms shall be 
hardwired to building power and have battery backup.

Heat Alarms. Provide HD alarm  in each attached garage per R314.2.3 and  R314.4.1 
Heat alarms shal be connected to a heat alarm or smoke alarm that is installed 
in the dwelling unit.

Soils and Foundations 

Soils. Highland Design assumes no responsibility as to the physical 
characteristics of the soils. Excavations shall be inspected by the geotechnical 
engineer prior to pouring concrete if required.

Perimeter Drains. Provide continuous 4" round perforated drain in gravel fill 
with filter fabric wrap at all foundation walls.  Provide clean-outs such that all 
portions of drainage system can be adequately cleaned.   Locate bottoms of 
drain pipes at the lowest point of wall footings and tight-line perimeter drains to 
storm sewer or other approved discharge. Do not connect the perimeter / 
foundation drain to any other tight-lines or site drainage systems.

Provide a minimum 12" thick layer of continuous gravel fill from bottom of 
footing to within 12" of finish grade - typical at all walls.  Approved gravel fill 
consists of washed, clean, free drainage gravel ranging from 1/4" to 3/4" in size.

Dampproofing. Provide dampproofing on the exterior surface of new 
foundation walls from the top of the footing to finished grade.  Damp-proofing 
shall consist of a bituminous material, 3 lbs per sq. yd. of acrylic modified 
cement, 1/8" coat of surface-bonding mortar complying with ASTM C 887, any of 
the  materials permitted for waterproofing by Section R406.2 or other approved 
methods or materials.

Waterproofing. Provide waterproofing on the exterior surface of basement 
walls from the higher of the top of the footing  or 6" below the top of the 
basement floor, to finished grade on walls that retain earth and enclose 
interior spaces. Waterproofing shall consist of any of wo-ply hot-mopped felts,
Fifty-five-pound roll roofing, Six-mil polyvinyl chloride, Six-mil polyethylene, Forty-
mil polymer-modified asphalt, Sixty-mil flexible polymer cement, One-eighth-inch 
cement-based, fiber-reinforced, waterproof coating, or Sixty-mil solvent-free 
liquid-applied synthetic rubber. All joints in membrane waterproofing shall be 
lapped and sealed with an adhesive compatible with the membrane. (R404.2)

Site Drainage. Conform to all local regulations and ordinances. Tight-line all 
roof drains to storm sewer system or approved discharge when storm sewers 
are not available.  Do not connect foundation and retaining wall perimeter / 
footing drains tight-line to roof drain  tight-lines or other site drainage.  

Finish Grade. Provide a positive slope away from the building at the building 
face.  All site hard surfaces to have a minimum slope of 1/8" in 12" to drains 
unless noted otherwise.

Debris. Remove all vegetation and organic material including wood formwork 
and construction debris from the under-floor area before the building is 
occupied.

Structural Systems 

Structural Systems. All structural systems (such as 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.

Exterior Structures. Exterior wood framed decks and other wood framed 
structures exposed to weather: all wood shall be pressure treated to current 
American Wood Preservers Institute standards.  This includes all plywood, 
trusses, sawn members, glue-laminated members, etc., unless noted otherwise.  
All nails and connectors shall be heavy-coat galvanized.

Wall Construction

Exterior Wall. New exterior walls to be 2x6 wood studs at 16" o.c. unless indicated 
otherwise on plans.  Provide R-21 minimum cavity insulation. Interior walls to be 
2x4 studs at 16" o.c. unless noted otherwise on plans. Existing exterior 2x4 walls 
shall be insulationed to a minimum of R-15 per WSEC R503.1.1.

Acoustical Insulation: Provide 1/2" thick sound attenuation board or 3" thick batt 
insulation at all bathroom, toilet room, and powder room walls and as noted on 
plans.   Provide sound attenuation blankets at all bathroom, toilet room, and 
powder room floors and ceilings when these rooms occur above or below a 
habitable space.

Roof Assemblies and Structures 

Roof Flashings. Provide roof flashing at wall and roof intersections, at gutters, 
wherever there is a change in roof slope or direction and around roof 
openings.  Where flashing is of metal, the metal shall be corrosion resistant with 
a thickness of not less than No. 26 galvanized sheet per Section IRC R903 

Attic and Rafter Ventilation: Cross-ventilate enclosed attics and rafter spaces 
where ceilings are applied directly. The net free ventilating area shall not be 
less than 1/150 of the area of the space ventilated. The minimum required net 
free ventilating area may be 1/300 of the area of the space ventilated, provided 
40%-50% of the required ventilating area is through ventilators located within 3' 
of the ridge or highest point and the balance provided by eave or cornice 
vents.

Mechanical Systems

Bidder Designed. Mechanical systems, electrical systems, and plumbing systems 
shall be bidder designed.  Subcontractors designated to accomplish the above 
will be responsible for the preparation of drawings and applications for 
appropriate required permits.

Ventilation. Provide source specific and whole house ventilation.  Provide 
exhaust fans vented to the exterior in the following locations: bathrooms, 
powder rooms, laundry rooms, and kitchens. Exhaust fan CFM callouts are 
minimums.  Specified equipment shall meet or exceed flow noted.

Whole House Ventilation. Continuous whole house ventilation shall be integrated 
with the forced-air heating system.  Outdoor air shall be provided to the return 
side of the forced-air system within 4 feet upstream of the unit.  At a minimum, 
filtration shall be provided at the forced-air unit with adequate access to filters 
for maintenance and replacement.

Exhaust Fans. IMC 403.3.6.5 Intermittent whole-house fan shall be capable of 
operating at least 2 hours of each 4-hour period. Ventilations Quality 
Adjustments per IMC 403.4.3
               
               Table 403.4.2 rate: 90 CFM
               System Coefficient: Not Balanced, Not Distributed Systems 1.5
               Ventilation rate provided: 250 CFM
               Operating Time: 54% of each 4-hour period (2 hours)

Areas of Moisture.  When HVAC units or water heaters are placed in an area 
susceptible to moisture, all pilot lights, burners, switches, or heating elements 
shall be located at least 18" above the floor slab.

Water Heaters. Provide seismic anchor straps for all water tanks.

All hot water tanks shall be equipped with: 
a. Pressure relief valve discharging to the exterior of the building and 

terminating 6" to 24" above grade.  
b. Thermal expansion tank if the water system is equipped with a pressure 

reducing valve or a check valve.

Factory-Built Fireplaces. Factory-built fireplaces shall bear UL or ICBO seal of 
approval & be installed per manufacturer’s recommendations. Fireplaces shall 
be installed with tight-fitting glass doors & outside source of combustion air (no 
less than 6 sq. in.) ducted to each firebox

Energy Conservation

Insulation and Vapor Barriers. Application and installation of insulation and 
vapor barriers shall comply with Washington State thermal insulation standards.  
All insulating materials shall have a flame spread index of not more than 25 and 
a smoke-developed index of not more than 450 per Section R302.10.1

Air Leakage. All exterior joints shall be sealed, caulked, gasketed, or weather-
stripped to limit air leakage in the following locations

• window and door frames
• openings between walls and foundations
• between walls and roof
• openings at penetration of utility services
• all other openings in the building

Energy Code Compliance

Prescriptive Approach Used. Prescriptive option, per WSEC R402.1, will be used to 
determine required U-Values and R-Values for the addition. (note: bold text 
indicates modification from minimum precriptive requirements)

Maximum Vertical Fenestration U-Factor 0.28 
Up to 15 SF exempt per R402.3.3
Skylight U-Factor: 0.30
Maximum Opaque Wood Door U-Factor: 0.30
One 24 SF Opaque Door Exempt per R402.3.4

Required R-Value for Ceilings: R-49 min.
R-38c single rafter/vaults

Required R-Value for Walls Above Grade: R-21 min.
Required R-Value for Walls Below Grade: R-21 int + TB
Required R-Value for Floors: R-38
Required R-Value for Slab on Grade: R-10 under perimeter and 

entire slab

R406.2 Carbon Emission Equalization

Table R406.2 Fuel Normalization Credits
System Type = 2 
Credit = 1

Table R406.3 Additional Energy Efficiency Requirements
Medium Dewlling Unit- 6 credits req'd

Option 1.3 (0.5 credits)
R402.1.1 prescriptive and; U = 0.28 and; floor = R-38 and; SOG R-10 perimeter with full 
under slab and; SBG R-10 perim. & under slab

Option 3.4 (1.5 credits)
Ductless mini split heat pump w/ min  HSPF 10.

Option 5.3 (1.0 credits) Water heating system to include energy star rated gas or 
propane heater w/ min. UEF 9.1

Options 6.1 (2.0credits)
Renewable Electric  Energy Option. 2400 kWh solar panel elevtrical generation.

Interior Lighting. A minimum of 90% of lamps in permanently installed lighting 
fixtures that are part of the addition shall be high efficacy lamps (WSEC R404.1).

Site Information:

OWNER: Kapsner Homes
SITE ADDRESS: 2526 70th Ave SE

Mercer Island, 98040

PARCEL: 217450-3730
JURISDICTION: Mercer Island
ZONE: R-8.4
PRESENT USE: Single Family Residential
LOT AREA: 8,942 SF

LEGAL DESCRIPTION
East Seattle ADD Plat Block:23, Plat Lot:5-6-7

Development Information

PROPOSED FLOOR AREAS:
See sheet A2.01 SITE AREA CALCULATIONS for proposed floor 
areas

PROPOSED IMPERVIOUS SURFACES
See sheet A2.01 SITE AREA CALCULATIONS for impervious 
surface calculations

Project Consultants

Designer: HIGHLAND|design LLC
1029 Market St., Suite 100
Kirkland, WA 98033
(425) 998-7765
Contact: Jeffrey R. Barnett

Structural Engineer:  PCS Structural Solutions
1011 Western Avenue, Suite 810
Seattle WA 98104
206-292-5076

Civil Engineer: Civil Engineering Solutions
102 NW Canal Street
Seattle, WA 98107
206-658-5210
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A1.00

CONSTRUCTION

246.01

MBR

01/11/22

ID - inner diameter

IN - inch

INCL - include/s /d /ing

INSL - insulate, insulation

INT - interior, intersection

INV - invert, inverse

JST - joist

JT - joint

L - left, long, length

LAM - laminate/d

LBL - label

LF - lineal foot/feet

LT - light

LTG - lighting

LVL - level, laminated veneer lumber

M. - master

M/L - match line

MAT - material

MAX - maximum

MECH - mechanical

MFR - manufacturer

MIN - minimum

MIR - mirror

MISC - miscellaneous

MO - masonry opening

MTL - metal

N - north

N/A - not available / applicable

NAT - natural

NIC - not in contract

NO - number

NOM - nominal

NTS - not to scale

NUM - number

OA - overall

OC - on center

OD - outer diameter

OF - overflow

OFCI - owner furnished contractor
installed

OFOI - owner furnished owner
installed

OH - overhang, overhead

OPP - opposite

OVFL - overflow

PAV - pave/ment, pavers

PERF - perforate/d

PL - plate, property line

PLAM - plastic laminate

PLY - plywood

PNL - panel

PNT - paint

PROP - property line

PT - point

PVC - poly vinly chloride

R - riser/s

RA - return air

RAD - radius

RD - roof drain

REBAR - reinforcing bar

REF - refrigerator, reference

REINF - reinforce/ment

REM - remove

REPL - replace

REQ'D - required

RH - right hand, robe hook

RM - room

RO - rough opening

ROW - right-of-way

RT - right

S - south

SBK - setback

SC - solid core

SCHEM - schematic

SD - smoke detector, storm drain

SEC - section

SF - square feet

SG - safety glazing

SHT - sheet

SIM - similar

SL - slope

SOG - slab-on-grade

SPC - space/s

SPEC - specification/s

SQ - square

ST - street

STD - standard

STL - steel

STR - structure, structural

SYS - system

T - tee, tempered

T&G - tongue & groove

T/ - top of

TBD - to be determined

TCR - tree credit/s

TEL - telephone

TEMP - tempered, temporary

THK - thick/ness

TOL - tolerance

TV - television

TYP - typical

UG - underground

UL - underwriter's laboratory

UNO - unless noted otherwise

V - vent, valve, volt

VAR - varies, variable

VB - vapor barrier

VERT - vertical

VG - vertical grain

VIF - verify in field

VTO - vent to outside

W - west, wide, width, water

W.C. - water closet

W/ - with

W/D - washer and dryer

WD - wood

WIC - walk-in closet

WIN - window

WP - waterproof/ing

WR - water-resistant

WRB - water resistant barrier

# - pound/s, number

& - and

(E) - existing

(N) - new

< - less than, angle

@ - at

[ - channel

A/C - air conditioning

AB - anchor bolt

ABV - above

AC - air conditioning

ADD - additional

ADJ - adjust, adjustable

AFF - above finished floor

AL - aluminum

ALT - alternate

ALUM - aluminum

ANOD - anodized

ARCH - architect, architecture

AUX - auxilary

AVG - average

B/ - bottom of

BK - back

BLDG - building

BLK - block, blocking

BLW - below

BM - beam, benchmark

BSBL - building setback line

BTM - bottom

CAB - cabinet

CB - catch basin, circuit breaker

CDF - controlled density fill

CF - cubic feet

CFM - cubic feet / minute

CI - cast iron

CIP - cast in place

CJ - control joint

CL - centerline

CLG - ceiling

CLR - clear, clearance

CM - CO2 detector

CMU - concrete masonry units

CO - cleanout

CO2 - carbon monoxide

COL - column

CONC - concrete

CONN - connection, connector

CONST - construction

CONT - continuous

CONTR - contractor, contract

CSMT - casement

CY - cubic yards

DBL - double

DD - deck drain

DET - detail

DIA - diameter

DIAG - diagonal, diagram

DIM - dimension/al

DIV - divide, division

DN - down

DR - door

DS - downspout

DTL - detail

DW - dishwasher

DWG - drawing

E - east

EA - each

EF - exhaust fan

EL - elevator

ELEC - electric/al

ELEV - elevator

ENCL - enclose, enclosure

ENGR - engineer

EQ - equal

EQP - equipment

ESMT - easement

EST - estimate/d

EW - each way

EXH - exhaust

EXIST - existing

EXP - expose/d, expansion

EXST - existing

EXT - exterior

F/ - face of

FD - floor drain

FE - fire extinguisher

FIN - finish/ed

FLEX - flexible

FLR - floor

FND - foundation

FO - face of

FP - fireplace

FR - fire resistant

FT - foot, feet

FTG - footing

G - gas, gauge

GA - gage, gauge

GALV - galvanized

GC - general contractor

GL - glass, glaze, glazing

GLB - glu-lam beam, glass block

GR - guardrail

GRD - grade

GWB - gypsum wallboard

GYP - gypcrete, gypsum

H - high

HB - hose bibb

HD - heat detector

HDR - header

HDWD - hardwood

HM - hollow metal

HOR - horizontal

HP - heat pump

HR - handrail

HRV - heat recovery ventilator

HSS - hollow steel section

HT - height

HVAC - heating, ventilation & air
conditioning

HWT - hot water tank

HYD - hydrant
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262.93

A4.02

E

A4.02 N

A4.01S

A4.01

W

new single family residence with 
2-car garage

lower floor: 249'-0"
main floor: 259'-0"
upper floor: 271'-0"

LOT AREA 8942 SF

(e)non-significant trees

(e) 10",12"" APP 
to be removed

(e)12" invasive 
HLY to be 
removed

(e)10",6" dogwood 
to be removed

(e)12" 
spruce

(e)10" 
spruce

line of (e) house

covered deck 
portion

(e) deck and 
steps to be 
removed

(e) fence

(e) fence

(e) fence

PL N 01°17'50" E 89.60'

PL
 N

 8
8°

33
'3

9"
 W

 9
9.

81
'

PL N 01°17'50" E 89.58'

PL
 N

 8
8°

34
'2

3"
 W

 9
9.

81
'

water 
meter

water 
meter

catch 
basin

planter

lawn

conc. steps

conc. 
retaining wall

roof 
above

cantilever
above

A

B

C

E

D

F

H

J

K

G

Ductless mini split 
heat pump w/ min.  
HSPF 10

to unit

14'-0"

A A

7'
-6

"
8'

-6
"

uncovered deck 
portion

13'-10" 20'-6"

DS

DS

e
a

v
e

1'-
6"

DS

p
la

n
te

r

(e) shed to be 
removed

(e) fence

(e) 
rockery

(n) 
rockery

(e) rockery to 
be removed

power 
polehose bib 

riser

70th Ave SE

(e) fence(e) concrete 
path ro be 
removed

(n) 
rockery

(n) 
rockery

conc.
retaining 
wall

conc, 
retaining 
wall

edge of (e) 
driveway

(e) driveway 
to be 
removed

mailbox to 
be relocated

(e) concrete 
path and wall to 
be removed

(e) rockery to be 
removed

se
tb

a
c

k

20
'-0

"

setback

10'-0"

(e) gas meter 
to be relocated

5'-0" 5'-0"

setback

10'-0"

se
tb

a
c

k

25
'-0

"

BB
Q

power 
pole

33
'-
7"

driveway

20'-0"

DS

lowest point 254.17

highest point

133' length

(e) non-
significant tree

(n) conf. 
replacement tree, 
min 6' per city

(n) conf. 
replacement tree, 
min 6' per city

(n) deciduous 
replacement tree,  
min 1.5" caliper 
per city

(n) deciduous 
replacement tree,  
min 1.5" caliper 
per city
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CONSTRUCTION

246.01

MBR

01/11/22

1/8" = 1'-0"
1

site plan

ABE CALCULATIONS

point segment length
midpoint
elevation L*H ABE

A 63'-0" 256.51 16,160.14 ft² 259.24

B 37'-2" 257.99 9,588.62 ft² 259.24

C 19'-1 5/8" 252.00 4,822.13 ft² 259.24

D 7'-11 13/16" 285.47 2,279.30 ft² 259.24

E 9'-10 3/16" 285.47 2,811.58 ft² 259.24

F 3'-0" 285.47 856.41 ft² 259.24

G 8'-1" 285.93 2,311.27 ft² 259.24

H 10'-10 13/16" 257.00 2,801.57 ft² 259.24

J 25'-11" 249.00 6,453.25 ft² 259.24

K 42'-11 13/16" 256.53 11,026.78 ft² 259.24

228'-0 1/4" 59,111.04 ft²

NO. DATE DESCR.
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1297.4 SF

lower floor
1909.6 SF

main floor

1598.3 SF

upper floor

990.7 SF

garage 1376.6 SF

lower floor

206.8 SF

covered deck

380.3 SF

covered deck

56.2 SF

covered entry

1923.5 SF

main floor

1605.3 SF

upper floor

4
3'

-0
"

25'-11"

19'-0"

37
'-0

"

63'-0"

11
'-0

"

8'-1" 10'-0"
3'

-0
"

8'
-0

"

2160.9 SF

g.f.a. lower

1807.5 SF

g.f.a. main

1412.4 SF

g.f.a. upper

2750.2 SF

residence

119.8 SF

hardscape

401.8 SF

driveway

132.5 SF

hardscape

20.8 SF

hardscape

164.0 SF

covered patio

60.8 SF

hardscape

41.4 SF

hardscape

13.4 SF

hardscape
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CONSTRUCTION

246.01

MBR

01/11/22

LOWER FLOOR FAR CALCULATIONS
wall
segment segment length

%
excluded

length* %
excluded Basement FAR

A 25'-11" 0 0"

B 48'-0" 100 48'-0" 347 SF

C 63'-0" 100 63'-0" 347 SF

D 37'-0" 100 37'-0" 347 SF

E 19'-0" 35 6'-7 205/256" 347 SF

F 8'-0" 100 8'-0" 347 SF

G 10'-0" 100 10'-0" 347 SF

H 3'-0" 100 3'-0" 347 SF

J 8'-1" 100 8'-1" 347 SF

K 16'-0" 100 16'-0" 347 SF

238'-0" 199'-8 205/256"

LOT COVERAGE (3576.8 SF MAX)

area area

covered patio 164 SF

driveway 402 SF

residence 2750 SF

total 3316 SF

FLOOR AREA (3,567.8 SF MAX)
name area

g.f.a. main 1808 SF

g.f.a. upper 1412 SF

total above grade 3220 SF

CONDITIONED AREA

name area

lower floor 1297 SF

main floor 1910 SF

upper floor 1598 SF

4805 SF

1/16" = 1'-0"
2

conditioned- lower
1/16" = 1'-0"

3
conditioned- main

1/16" = 1'-0"
4

conditioned- upper

1/16" = 1'-0"
5

fire area- lower
1/16" = 1'-0"

6
fire area- main

1/16" = 1'-0"
7

fire area- upper

FIRE AREA
name area

covered deck 587 SF

covered entry 56 SF

garage 991 SF

lower floor 1377 SF

main floor 1923 SF

upper floor 1605 SF

total 6539 SF

1/16" = 1'-0"
8

g.f.a.- lower
1/16" = 1'-0"

9
g.f.a.- main

1/16" = 1'-0"
10

g.f.a.- upper

1/8" = 1'-0"
1

overall lot coverage

g.f.a. lower      347 SF
(see table for excluded)
              
total with lower floor                   3,567 SF

HARDSCAPE COVERAGE (804 SF MAX)

area area

hardscape 389 SF

total 389 SF

NO. DATE DESCR.
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stained concrete
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stained concrete

3
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W

1
A5.01
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00
7a

00
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rec room
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stained concrete

hall
001

stained concrete

separate garage from all 
habitable rooms above by not 
less than 5/8" Type X gypsum 
board or equivalent.

20 min. self 
closing door

63'-0"
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planter 
above
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separated from the 
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+36" 
continuous 
guardrail
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D D
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"
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bench
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void
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2"
16

B B

A A

C C

E E

4
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001 002 003

eq eq

4'-9"
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'-
7 

1/
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+3
6"
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R

trench drain

1"
/F

T
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T

planter 
above

beam above

beam above

SOG above
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'-0

"
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5
'-
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-0
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to doors
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'-0
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tall built-in

+36"
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driveway
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1/4" = 1'-0"
1

roof plan

ROOF NOTES
_______________________________________________________________________
1. See sheet A1.0 for additional general notes applicable to this plan sheet.

2. Roof slope shall in no case less than 1/4":12" at any location.

3. Plumbing risers and vents not shown on for clarity. Plumbing penetrations 
to be kept to a minimum and located on roof slopes not visible from the 
entry access.

4. Flash and counterflash roof penetrations.

5. All chimneys to terminate at a minimum of 24" above the highest part of 
nearby roof within a 10-foot radius.

6. See roof ventilation calculations (this sheet) for required roof ventilation.

7. Provide balanced roof ventilation. It is recommended that the contractor 
coordinate with venting product suppliers to prevent imbalanced 
ventilation under severe weather conditions where infiltration could occur. 
Weather shield flashing may be required at these conditions.

PRODUCT SPECIFICATIONS
___________________________________________________
soffit vent: Cor-A-Vent PS-400
NFVA = 10 sq in / LF

parapet vent: Cor-A-Vent S-400
NFVA = 10 sq in / LF

ROOF VENTING CALCULATIONS
__________________________________________________________________
roof 01: 
roof area = 1598 SF 
min venting required @ 1/150 = 5.32 SF (767 sq in) 
soffit vent length = 168'-10"

venting provided @ soffit vent =  1688 sq in
total =  1688 sq in (11.7 sq in)

roof 02:
roof area = 480 SF
min venting required @ 1/150 = 3.2 SF (461 sq in)
parapet vent length = 67'-0"

venting provided at parapets = 670 sq in 
total = 670 sq in (4.6 SF)

roof 03:
roof area = 626 SF
min venting required @ 1/150 = 4.2 SF (605 sq in)
parapet vent length = 71'-9"

venting provided at parapets = 717.5 sq in
total = 717.5 sq in (4.9 SF) 

roof 04:
roof area = 70 SF
min venting required @ 1/150 = .47 SF (67.2 sq in)
parapet vent length = 18'-0"

venting provided at parapets = 180 sq in
total = 180 sq in (1.25 SF) 

roof 05:
roof area = 152 SF
min venting required @ 1/150 = 1.01 SF (146 sq in)
parapet vent length = 35'-4"

venting provided at parapets = 353.3 sq in
total = 353.3 sq in (2.45 SF)

roof 06:
roof area = 78SF
min venting required @ 1/150 = .52 SF (74.9 sq in)
parapet vent length = 28'-8"

venting provided at parapets = 286.6 sq in
total = 286.6 sq in (1.99 SF)

roof 04:
not enclosed, no venting required

1 1/2" = 1'-0"
2

roof overhang

NO. DATE DESCR.
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guardrail

B ACE

10

11

9'
-0

"

1'-
6"

7'
-6

"

DV

103a

103c

218

219

2" / 1'-0"

CONCRETE

BBQ

reveal 
joint, typ

259'-0" main

271'-0" upper

14

249'-0" lower

279'-6" plate

ABE
259.24

MAX BLDG
289.24

7 6 5 3

30
'-0

"

10
'-0

"
12

'-0
"

8'
-6

"

1
A5.01

EV

2

FIBER CEMENT LAP SIDING

FIBER CEMENT PANEL

FIBER CEMENT 
PANEL

downspout

downspout

FIBER CEMENT LAP SIDING

MEMBRANE ROOFING

3'
-0

 1
1/

16
"

CONCRETE
finish grade

decorative glass 
guardrail

3'
-0

"

MEMBRANE ROOFING

108109
112 111 110

S1

storefront 
assembly

106a

214 215

216 217

step

painted wood posts, typdownspout

reveal 
joint, typ

9'
-0

"

8'
-0

"
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1/4" = 1'-0"
N

left elevation

1/4" = 1'-0"
E

rear elevation
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259'-0"main

271'-0"upper

H

249'-0"lower

279'-6"plate

2
A5.01

8'
-6

"
12

'-0
"

10
'-0

"

30
'-6

"

A5.11

1

roof assembly

siding wall assembly

insulated wall below grade 
assembly

floor assembly

floor assembly

slab on grade assembly

hall

entry

balcony

F DE

249'-7 1/2"entry stair base

t/concrete 258.81

259'-0" main

271'-0" upper

1 4

249'-0" lower

279'-6" plate

7653
1

A5.01
2

roof assembly
• roofing membrane and underlay per manuf.
• structural sheathing 
• rafters per structural 
• R-38C batt insulation 
• vapor barrier
• 5/8" GWB

A5.11

2

floor assembly
• finsh floor per plan
• sheathing per structural
• oists per structural
• 5/8" GWB

floor assembly

slab on grade assembly
• finish flooring per plan
• slab-on-grade
• 10 mil poly vapor barrier
• R-10 continuous insulation
• 4" min. free draining gravel

garage hall bar

bathentryliving

bed bed o. bed

thermal 
break

insulated wall below grade 
• 12" min free draining backfill
• waterproof membrane
• concrete wall per structural
• 2" gap to studs
• 2x4  16 o.c. with PT 2x6 plates
• R-21 batt insulation
• 5/8" GWB

cement panel wall
• fiber cement panel, 

per manuf.
• WRB
• structural sheating
• 2x6 framing, 16" OC
• R-21 kraft-faced 

figerglass batt insul.
• vapor barrier
• 5/8" GWB

siding wall assembly
• siding, per manuf.
• WRB
• structural sheating
• 2x6 framing, 16" OC
• R-21 kraft-faced 

figerglass batt insul.
• vapor barrier
• 5/8" GWB

O.H.

1'-6"

O.H.

1'-6"

10"8"

R-38

t/concrete 258.81

3 3/4"
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1/4" = 1'-0"
1

EW building section
1/4" = 1'-0"

2
NS building section
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259'-0" main

271'-0" upper

H

249'-0" lower

279'-6" plate

259'-0 3/4" main finish

271'-0 3/4" upper finish

249'-0 3/4" lower finish

foundation 
drain per 
civil, typ

footing and 
foundation per 
structural, typ

R-5 thermal break

finish grade, provide positive 
slope away from foundation 
walls, typ

roof assembly

siding wall assembly

window per 
schedule

ty
p

7 
1/

2"
 r

is
e

r

nosing
3/4"

11"

stringer per 
structural

A6.02

5

+36" handrail, typ

+36" handrail, typ

+36" guardrail

gaps between railing shall not allow a 
4" dia sphere to pass through

gaps between 
railing shall not 
allow a 4" dia 
sphere to pass 
through

see       
for handrail details

/1 A6.02

guardrail +36"

A6.02

4

beyond

PT wood in contact 
with concrete, typ

GWB sill

slab on grade assembly

landing

4'-0"

typ
3/4" nosing

11"

ty
p

7 
51

/2
56

"

landing

4'-0"

beyond

non-accessible 
void

R-21 
insulation

insulated wall below grade 

t/concrete 257.82

259'-0" main

271'-0" upper

1

249'-0" lower

279'-6" plate

259'-0 3/4" main finish

271'-0 3/4" upper finish

32

roof assembly

siding wall assembly

+36" GR

work bench

siding wall assembly

door per schedule

floor assembly

insulation at rim

foundation 
drain per 
civil, typ

footing and foundation per 
structural, typ

finish grade, provide positive 
slope away from foundation 
walls, typ

A3.05

2

SOG per structural

5/8" GWB type X

R-38 batt insulation

5 
1/

4
"

1'-
0"

A6.02

15

beam beyondwaterproofing

concrete per 
structural

R-38

h
e

a
d

 c
le

a
ra

n
c

e
, 

ty
p

7'
-1

 1
7/

12
8"

ri
se

r 
ty

p

8 
15

1/
25

6"

t/concrete 257.82
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1

stair framing section
1/2" = 1'-0"

2
wall section
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general rough opening flashing 
sequence notes

install flashing along entire 
sill, leave bottom loose to 
overlap WRB later

install pre-formed corner 
flashing @ lower corner 
each side

install flashing along entire 
length of jamb

install pre-formed corner 
flashing @ upper corner 
each side

install flashing along entire 
lengthg of head

5

4

3

2

1

4

5

3

1

2

9" typ

provide cont. bead of 
sealane on backside of 
nailing flange and install 
window per manuf.

6

typical head flashing per 
details, extend past window 
frame 1/2"

7

WRB under window 
flashings at sill

8

upper WRB layer shall 
overlap lower layer of WRB

9

WRB shall overlap head 
flashing

10

10

9

8

7

6

note:
manufacturer's technical installation 
specifications take precedence

typical rough opening flashing 
sequence at doors and windows

D2

single swing 1 panel 

FROSTED

D1

single swing 1 panel 

h
e

ig
h

t

width

D3

double swing 1 panel 

FROSTED FROSTED

width

h
e

ig
h

t

level

width

h
e

g
ih

t

D4

double swing 1 panel 

width

h
e

ig
h

t

D5

single pocket 1 panel 

h
e

ig
h

t

width

A

head 
height

level

h
e

g
ih

t

width widthwidth

h
e

ig
h

t

h
e

ig
h

t

picture C casementB awning

2 EQ

8'-0"

20
'-0

"

2'
-0

"
7'

-0
"

5
'-
0"

6'
-0

"
main 

S1

SG

SG

SG

SG

E1

single swing

level

h
e

ig
h

t

width

E5

double sliding

E2

multi-folding

E6

double swing

E3

multi-folding

E4

multi-folding

width width
width

h
e

ig
h

t

h
e

ig
h

t

h
e

ig
h

t

width

h
e

ig
h

t

h
e

ig
h

t
width

OH1

h
e

ig
h

t

width
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CONSTRUCTION

246.01

MBR

01/11/22

EXTERIOR DOOR SCHEDULE
no type manufacturer model width height thickness hardware comments

main

101a E1 3'-6" 8'-0" 1 3/4"

103a E5 6'-0" 9'-0" 1 3/8"

103b E3 12'-0" 9'-0"

103c E6 5'-0" 8'-0" 1 3/8"

106a E4 9'-9" 9'-0"

upper

203c E5 8'-8" 8'-0" 2"

208b E2 9'-9" 8'-0"

GARAGE DOOR SCHEDULE
no type manufacturer model height width comments

lower

004a OH1 8'-0" 10'-0"

004b OH1 8'-0" 10'-0"

INTERIOR DOOR SCHEDULE
no type manufacturer model width height comments

lower

002a D2 2'-6" 6'-8"

004c D1 3'-0" 6'-8" 20 min SC

006a D1 3'-0" 6'-8"

007a D2 3'-0" 6'-8"

103j D1 2'-6" 6'-8"

103n D1 2'-6" 6'-8"

main

101b D1 2'-6" 8'-0"

101c D1 2'-6" 8'-0"

102a D2 2'-6" 8'-0"

104a D5 2'-6" 8'-0"

107a D1 2'-8" 8'-0"

107b D4 5'-0" 8'-0"

108a D1 2'-6" 8'-0"

108b D1 2'-6" 8'-0"

109 D1 2'-8" 8'-0"

109b D4 5'-0" 8'-0"

upper

202a D1 2'-6" 7'-0"

202b D4 5'-0" 7'-0"

203a D1 2'-6" 7'-0"

203b D4 5'-0" 7'-0"

204a D1 2'-6" 7'-0"

204b D4 5'-0" 7'-0"

205a D2 2'-6" 7'-0"

206a D1 3'-0" 7'-0"

207a D2 2'-6" 7'-0"

208a D1 3'-0" 7'-0"

210a D2 2'-6" 7'-0"

211a D5 2'-4" 7'-0"

WINDOW SCHEDULE

no type manufacturer model width height head ht area U UA
comme
nts

lower

001 A 3'-4" 4'-4" 8'-0" 14 SF 0.28 4

002 A 3'-4" 4'-4" 8'-0" 14 SF 0.28 4

003 A 3'-4" 4'-4" 8'-0" 14 SF 0.28 4

main

10 B 4'-6" 1'-6" 1'-6" 7 SF 0.28 2 SG

11 A 4'-6" 7'-6" 9'-0" 34 SF 0.28 9

101 B 3'-6" 1'-6" 8'-0" 5 SF 0.28 1

102 A 1'-8" 8'-0" 8'-0" 13 SF 0.28 4 SG

103 A 3'-6" 1'-8" 10'-0" 6 SF 0.28 2

104 A 1'-8" 1'-8" 10'-0" 3 SF 0.28 1

105 A 3'-4" 6'-0" 9'-0" 20 SF 0.28 6

106 A 3'-4" 6'-0" 9'-0" 20 SF 0.28 6

107 C 3'-4" 6'-0" 9'-0" 20 SF 0.28 6

108 A 3'-6" 6'-0" 9'-0" 21 SF 0.28 6

109 A 3'-6" 6'-0" 9'-0" 21 SF 0.28 6

110 C 3'-4" 7'-0" 9'-0" 23 SF 0.28 7

111 A 3'-4" 7'-0" 9'-0" 23 SF 0.28 7

112 A 3'-4" 7'-0" 9'-0" 23 SF 0.28 7

115 C 2'-6" 5'-0" 9'-0" 13 SF 0.28 4

116 C 2'-6" 5'-0" 9'-0" 13 SF 0.28 4

117 C 2'-6" 5'-0" 9'-0" 13 SF 0.28 4

upper

201 A 8'-8" 1'-6" 10'-0" 13 SF 0.28 4

202 A 4'-4" 6'-0" 8'-0" 26 SF 0.28 7

203 A 4'-4" 1'-6" 10'-0" 7 SF 0.28 2

204 A 4'-4" 6'-0" 8'-0" 26 SF 0.28 7 egress

205 A 4'-4" 1'-6" 10'-0" 7 SF 0.28 2

206 A 4'-4" 6'-0" 8'-0" 26 SF 0.28 7

207 A 4'-4" 1'-6" 10'-0" 7 SF 0.28 2

208 A 4'-4" 6'-0" 8'-0" 26 SF 0.28 7

209 A 4'-4" 1'-6" 10'-0" 7 SF 0.28 2

210 A 9'-10" 1'-6" 10'-0" 15 SF 0.28 4

211 A 2'-6" 5'-0" 8'-0" 13 SF 0.28 4

212 C 2'-6" 5'-0" 8'-0" 13 SF 0.28 4 SG

213 C 2'-6" 5'-0" 8'-0" 13 SF 0.28 4 SG

214 A 2'-0" 3'-0" 8'-0" 6 SF 0.28 2 SG

215 A 2'-0" 3'-0" 8'-0" 6 SF 0.28 2

216 A 3'-6" 6'-0" 8'-0" 21 SF 0.28 6

217 C 3'-6" 6'-0" 8'-0" 21 SF 0.28 6 egress

218 A 2'-6" 6'-0" 8'-0" 15 SF 0.28 4

219 A 2'-6" 1'-6" 9'-11 1/2" 4 SF 0.28 1

589 SF 165

3/4" = 1'-0"
1

iso-window-flashing sequence

GLAZING NOTES                                                                                                    

1. See sheet A1.00 for general notes. 

2. All glazing to have a U-factor of 0.28 max per WSEC prescriptive 
approach.  Provide Andersen E-Series, typical.

3. Window dimensions taken to frame UNO.

4. Safety glazing (SG) to be provided where required by the IRC. See 
plans for safety glazing locations as noted. Each pane of safety 
glazing to be identified in accordance with IRC. 

5. Emergency escape and rescue opening shall be installed per IRC 
R310. See plans for locations. All emergency escape openings shall 
have a minimum net clear opening of 5.7 SF. The minimum net clear 
opening shall be no less than 24", clear opening width no less than 
20", with all finished sill height not more than 44" above the floor.

6. Window supplier/manufacturer to field verify all rough openings, 
window divisions, and operation prior to production of windows. 

7. Window supplier/manufacturer to submit color sample for 
approval 
by Highland Design or Owner. 

8. All operable windows to be provided with screens.

9. Windows within 10'-0" of grade or accessible deck shall be capable 
of 
being locked.

10. All sill and head heights are taken from finish floor UNO.

DOOR NOTES                                                                                               

1. Safety glazing (SG) to be provided where required by IBC 2403. 
Refer to plans for safety glazing locations. Each pane of 
safety glazing shall be identified by a label in accordance with 
the IRC.

2. Door frames and frame anchorage shall be installed 
according to the conditions of their listings.

3. All exterior doors, except garage doors, to be provided with 
mortise lock and deadbolt. Minimum 1/2" throw deadbolt or 
dead latch for doors per IRC R329.

4. Opaque exterior doors to have minimum U-factors per WSEC 
303.1.3(2). Glazed exterior doors have a minimum U-factor of 
0.28.

5. Fire doors, windows, and dampers shall have an approved 
label or listing mark, indication fire-protection rating, which is 
visible for inspection and permanently affixed at the time of 
manufacture.

6. All exterior, mechanical room, and crawl space doors shall be 
insulated with interlocking low-rise thresholds and 
weatherstripping.

7. Door thresholds shall not exceed 1/2" in height above finish 
floor.

8. All bedroom, bathroom, and powder room doors to be 
provided with privacy locks.

9. Operation, hinging, pocketing, and sliding per plans.

1/4" = 1'-0"
2

storefront assembly

level

NO. DATE DESCR.



3/8" dia. lag bolt

2 
1/

2"

2 1/2"

block at 
attachment 
points

2 
1/

2"

1 1/4" dia. handrail

section

plan

1 1/4" dia. handrail

5' o.c. max

3/8" dia. lag bolt

2 
1/

2"

1/
4

"

1 1/4" dia. handrail

R 2
"

elevation

end return

RI
SE

E
Q

U
A

L

EQUAL TREAD

see structural for 
slab thickness and 
reinforcing

3/4" ply subtreads 
and risers

2x12 stair stringers at 12" 
OC w/ one adjacent to 
wall, typ ea. side

2x blocking w/ 2 1/2" FH WD 
screws @ 4" oc, typ

note: allow for 
finishes on plywood

11 
1/

4"

1/2" gypsum board 
where enclosed 
space below stairs is 
accessed by a door 
or access panel

E
Q

U
A

L
RI

SE
R

EQUAL TREAD

3/4" ply subtreads and 
risers; fasten to stringers 
with glue and screws

Simpson HU hanger

double floor joist at perimeter

plywood subfloor

floor joist

2x6 blocking

2x12 stair stringers at 12" o.c. 
w/ one adjacent to wall 
typical ea side

note: allow for finishes 
on plywood

PLAN @ PLATE

6"

6"

1"
 t

yp

1" typ

3/8" alum plate

alum stanchion

RI
SE

R
E

Q
U

A
L

EQUAL TREAD

double joist or 
blocking

3/4" ply subtreads 
and risers

2x12 stair stringers at 
12" o.c. w/ one 
adjacent to wall, typ 
ea. side

2x blocking w/ 2 1/2" 
FH WD screws @ 4" 
oc, typ

thrust block

note: allow for 
finishes on plywood

P.T. curb

1x1 edge blocking mortar/cement 
sloped to drain

subfloor

mortar/cement 
sloped to drain; top 

slope 1/4" per ft

waterproof PVC membrane set in 
asphaltic adhesive; wrap over top 

of curb

thinset tile

cement board
caulk

shower mortar - bed pan @ curb

mortar/cement 
sloped to drain

subfloor

mortar/cement 
sloped to drain; top 
slope 1/4" per ft

waterproof PVC membrane 
set in asphaltic adhesive

thinset tile

2-piece clamping drain

pea gravel around 
weep holes

shower pan drain

2x10 blocking between 
studs

e
xt

e
n

d
 m

e
m

b
ra

n
e

8"
 m

in

stud wall

P.T. sill plate

cement tile backer board; 
attach at top of blocking

1x1 edge blockingmortar/cement 
sloped to drain

subfloor

mortar/cement 
sloped to drain; top 
slope 1/4" per ft

waterproof PVC membrane set in 
asphaltic adhesive

thinset tile

shower pan at wall

stud wall

thinset tile over cement 
tile backer board

n
o

n
a

b
so

rb
a

n
t 

su
rf

a
c

e
s 

6'
-8

" 
m

in

7'
-6

" 
A

F
F

water-resistant gypsum 
board above

shower wall surface

insulated header

GWB

kraft-faced 
batt insulation

double top plate
plywood sheathing

1/2" plywood closure

window per plan

lap WRB and tape to window

backer rod and air sealant
liquid applied flashing over joint 
and seam filler; extend to interior 
face of structure; extend 9" beyond 
top and sides of opening

joint and seam filler over window 
flange; extend 3" past window

aluminum cap flashing; slope 
10-15 degrees; leave 1/4" gap to 
siding

seal top of flashing

lap WRB over cap flashing

DIM REF

window head

RO1/
2"

head trim

interior trims

liquid applied flashing over joint and 
seam filler; extend to interior face 
of structure; extend 9" beyond top 
and sides of opening; extend 2" 
below sill

WRB transition strip; tool liquid-
applied membrane over top to 
avoid reverse lapping; extend 4" 
below liquid flashing

sill wedge

continue WRB application below

4
" 

O
L

shim blocks

1/8" horseshoe shims behind flange 
to allow for drainage; DO NOT 
SEAL THE SILL

backer rod and air sealant

interior trims

slope 1:12
drill 1 1/2" dia 
holes in top 
plates

3"

roof 
membrane

clips

24 ga metal cap

PT ply span over blocking

roofshed

Cor-A-Vent S400

cleat (20 GA cont 
fasten 8" O.C.

exterior 
finish

PT block @ 12" O.C.

3"

drill 1 1/2" dia 
holes in plate

air

air

1'-6 3/4"

fold roof membrane 
over lip of overflow pipe

3" overflow pipe

low slope roof 
assembly per section

Jay R. Smith 1330 roof drain 8 
1/2" dia - low profile dome

lead flashing under 
roof membrane

1" rigid insul. & 
coverboard at 
drain sump

rigid insulation

pipe overflows 
to exterior 

2'
-0

"

3'-0"

lead pipe flashing 
with 4" flange

roof membrane to lap 
over lead flashing, typ.

3" overflow pipe.  
terminate 2" above 
bottom of sump

roofing membrane to 
extend up and over 
lip of overflow pipe

roof per roof 
plan

24" square lead flashing 8 1/2" dia roof drain
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01/11/22

3" = 1'-0"
1

handrails - interior
1 1/2" = 1'-0"

5
wood stair - sill at concrete floor

1 1/2" = 1'-0"
4

wood stair - head at wood floor

1 1/2" = 1'-0"
6

wood stair - sill at wood floor

3" = 1'-0"
11

shower mortar-bed pan @ curb

3" = 1'-0"
10

shower mortar-bed pan @ drain

3" = 1'-0"
9

shower mortar-bed pan @ wall

3" = 1'-0"
12

shower wall surface

3" = 1'-0"
8

window head flashing

3" = 1'-0"
7

window sill flashing
3" = 1'-0"

15
vented parapet

1 1/2" = 1'-0"
13

roof drain

1 1/2" = 1'-0"
14

drain sump
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btaylor
Snapshot

btaylor
Rectangle

btaylor
Text Box
1.59

btaylor
Cloud

btaylor
Polygon

btaylor
Text Box
1

btaylor
Polygon

btaylor
Text Box
1

btaylor
Text Box
2-4-22

btaylor
Text Box
PERMIT REVIEW COMMENTS

btaylor
Cloud

btaylor
Polygon

btaylor
Text Box
1

btaylor
Cloud
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Polygon
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Text Box
1
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Rectangle
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Rectangle
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Rectangle
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Rectangle
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Rectangle
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Text Box
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Text Box
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btaylor
Text Box
-42.9

btaylor
Text Box
-63.3

btaylor
Text Box
-57.5

btaylor
Text Box
-51.4

btaylor
Text Box
-45.7

btaylor
Text Box
-42.9
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B1

B1

B1

HDU2

HDU 8

HDU 5

A1

B.U
.

COL

HDU2

F3.0

2'-0" 2'-0"

2'-0"

2'-0"

ADD #5 @ 12" O.C. VERT.
FOR 4FT SEGMENT OF
WALL CENTERED

6x6 CO
L.

9

S3.01

9

S3.01

9
S3.01

11
S3.01

10

S3
.0
2

10S3.02

6x
6 
CO

L.
10

S3
.0
2

A1

[2/2]
[2/2] [2/2]

[2/2]

A1

10
S3.01

10
S3.01

10
S3.01

10
S3.01

D1

HDU 4

HDU 4

6x6 CO
L.

F2.5

B.U.COL

B.U
.

COL

B.U
.

COL

B.U
.

COL
B.U

.

COL10
S3.01

HDU2

PROVIDE (4) ADD'L #5
AT 12" O.C. CENTERED
IN WALL

HDU2

NOTES:

FOR WALL FRAMING AT AN
OPENING SEE 1/S4.01.

FOR BUILT-UP COLUMNS, SEE
2/S4.01

INDICATES WALL FRAMING, SEE
3/S4.01.

FOR ROOF AND FLOOR
DIAPHRAGM NAILING
REQUIREMENTS, SEE 4/S4.01.

INDICATES HOLDOWN, SEE
5/S3.01

FOR TYPICAL RETAINING WALL
DETAILS SEE 5/S3.02.

  XX

N
O

R
H

T

2'-0"
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S2.01

PLANTERS PER 5
S3.02

SLAB ON GRADE
ABOVE

10S3.02

F3.0

6x
6 
CO

L.
10

S3
.0
2

A2

A2

B.U.COL



4
x
8

5
-1

/8
"x

10
-1

/2
" 
G

L
B

5
-1

/8
"x

2
1"

 G
L
B

8-3/4"x22-1/2" GLB (C=3/4")
PLACE BEAM FLUSH WITH
STEPPED FLOOR

5-1/8"x21" GLB F
L
US

H
 5

-1
/8

"x
10

-1
/2

" 
G

L
B

[2/1] [2/1][3/3]

[3/2] [3/2]

[3/1]

[3/1] [3/1]

[3/1]

[3/1][2/1]

[2/1]

[2/1]

[2/1]

D1

D1

A1

A1

A1

C1

B1

B1

A1

HDU2

HDU2

HDU2

HDU2

HDU2

HDU2

HDU2

HDU2

HDU5

STHD8R
J

HDU 4

HDU 4

HDU 8

HDU 8

5-1/8"x10-1/2" GLB 5-1/8"x10-1/2" GLB

A1

6x
6 
PO

ST

HGU5.25-SDS

HGU5.25-SDS

HUCQ5.25/11-
SDS

B.U
.

COL

B.U.COL
B.U.COL

B.U.COL

HDU2

HDU 4

4

S3.02

2
S4.02

4
S3.02

3

S3.02

4
S3.02

HGUM9.00-SDS

HGUM5.25-SDS

8
S4.02

8
S4.02

6
S4.02

6
S4.02

4
S4.02 6

S4.02

3
S4.02

3
S3.02

4
S3.02

6

S3
02

13
S4.03

A1

4
S4.02

A1

4
S4.02

(3) 2X10

4

S3.02

CS14 ABOVE AND BELOW
OPENINGS FULL LENGTH OF
WALL- NAIL STRAP TO
HEADERS AND SILL MEMBERS,
PROVIDE BLOCKING AT STUD
SPACES

CS14 ABOVE AND BELOW
OPENINGS FULL LENGTH OF
WALL - NAIL STRAP TO
HEADERS AND SILL MEMBERS,
PROVIDE BLOCKING AT STUD
SPACES

CMSTC16 ABOVE AND BELOW
OPENINGS FULL LENGTH OF
WALL- NAIL STRAP TO
HEADERS AND SILL MEMBERS,
PROVIDE BLOCKING AT STUD
SPACES

CS16 ABOVE AND BELOW
OPENINGS FULL LENGTH OF
WALL - NAIL STRAP TO
HEADERS AND SILL MEMBERS,
PROVIDE BLOCKING AT STUD
SPACES

CS16 ABOVE AND BELOW
OPENINGS - NAIL STRAP TO
HEADERS AND SILL MEMBERS,
PROVIDE BLOCKING AT STUD
SPACES

9 1/2" TJ
I 16" O

.C.

1
0
'-
0
"

9.5" TJI 110 AT 16" O.C.

3/4" T&G P.W. SHT'G - NAIL W/ 8d AT 6" O.C. AT

1A

FRAMING NOTES:

1.  INDICATES WOOD STUD WALL, SEE
1/S4.01.

2.  FOR TYPICAL FOUNDATION DETAILS SEE
SHEET S3.01.

3.  INDICATES A HOLDOWN SEE DETAIL
5/S3.01.

HDU2

A1

F
L
US

H
 5

-1
/8

"x
10

-1
/2

" 
G

L
B

1

S4.02

4.  INDICATES BUILT-UP COLUM, SEE
2/S4.01

5.  FOR TYPICAL WALL FRAMING DETAILS,
SEE SHEET S4.01.  TYPICAL HEADERS
NOT SHOWN ARE INDICATED ON 1/S4.01.

B.U
.

COL

B.U
.

COL

3-1/2"x11-7/8" LVL FLUSH

5-1/4x7-1/4 LVL

HU68 MAX

SIM.

HDU2 HDU2

N
O

R
H

T

C1

4x4

4x4 4x4

4x4
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COMPOST AMENDED SOIL REQUIRED ON ALL LANDSCAPED AREAS
AFTER CONSTRUCTION. SEE DETAIL ON SHEET C3.5.

SOIL AMENDMENT REQUIRED

TREE RETENTION PLAN

MINIMUM 10%
ORGANIC MATTER -

COMPOST SOIL
REQUIRED

LEGAL DESCRIPTION
(PER STATUTORY WARRANTY DEED RECORDING # 8704170830)

LOTS 5, 6, AND 7, BLOCK 23, EAST SEATTLE, ACCORDING TO THE PLAT THEREOF
RECORDED IN VOLUME 3 OF PLATS, PAGE 22, IN KING COUNTY, WASHINGTON.

TREE TABLE - CREATIVE LANDSCAPE SOLUTIONS



1. ANY CHANGES TO THE APPROVED PLANS REQUIRES CITY APPROVAL THROUGH
A REVISION.

2. APPLICANT IS RESPONSIBLE FOR ANY DAMAGES TO UNDERGROUND UTILITIES
CAUSED FROM THIS CONSTRUCTION.

3. CATCH BASIN FILTERS SHOULD BE PROVIDED FOR ALL STORM DRAIN CATCH
BASINS/INLETS DOWNSLOPE AND WITHIN 500 FEET OF THE CONSTRUCTION
AREA. CATCH BASIN FILTERS SHOULD BE DESIGNED BY THE MANUFACTURER
FOR USE AT CONSTRUCTION SITES AND APPROVED BY THE CITY INSPECTOR.
CATCH BASIN FILTERS SHOULD BE INSPECTED FREQUENTLY, ESPECIALLY AFTER
STORM EVENTS. IF THE FILTER BECOMES CLOGGED, IT SHOULD BE CLEANED OR
REPLACED.

4. CONTRACTORS SHALL VERIFY LOCATIONS AND DEPTHS OF UTILITES.

5. AT LEAST 48 HOURS PRIOR TO CONSTRUCTION, CALL "ONE CALL" AT
1.800.424.5555

6. DO NOT BACKFILL WITH NATIVE MATERIAL ON PUBLIC RIGHT-OF-WAY. ALL
MATERIAL MUST BE IMPORTED

7. EROSION CONTROL:  ALL "LAND DISTURBING ACTIVITY" IS SUBJECT TO
PROVISIONS OF MERCER ISLAND ORDINANCE 95C-118 "STORM WATER
MANAGEMENT." SPECIFIC ITEMS TO BE FOLLOWED AT YOUR SITE:

8. PROTECT ADJACENT PROPERTIES FROM ANY INCREASED RUNOFF OR
SEDIMENTATION DUE TO THE CONSTRUCTION PROJECT THROUGH THE USE OF
APPROPRIATE "BEST MANAGEMENT PRACTICES" (BMP) EXAMPLES INCLUDE, BUT
ARE NOT LIMITED TO, SEDIMENT TRAPS, SEDIMENT PONDS, FILTER FABRIC
FENCES, VEGETATIVE BUFFER STRIPS OR BIOENGINEERED SWALES.

9. CONSTRUCTION ACCESS TO THE SITE SHOULD BE LIMITED TO ONE ROUTE.
STABILIZE ENTRANCE WITH QUARRY SPALLS TO PREVENT SEDIMENT FROM
LEAVING THE SITE OR ENTERING THE STORM DRAINS.

10. PREVENT SEDIMENT, CONSTRUCTION DEBRIS, PAINTS, SOLVENTS, ETC., OR
OTHER TYPES OF POLLUTION FROM ENTERING PUBLIC STORM DRAINS. KEEP ALL
POLLUTION ON YOUR SITE.

11. ALL EXPOSED SOILS SHALL REMAIN DENUDED FOR NO LONGER THAN SEVEN (7)
DAYS AND SHALL BE STABILIZED WITH MULCH, HAY, OR THE APPROPRIATE
GROUND COVER. ALL EXPOSED SOILS SHALL BE COVERED IMMEDIATELY DURING
ANY RAIN EVENT.

12. INSTALLATION OF CONCRETE DRIVEWAYS, TREES, SHRUBS, IRRIGATION,
BOULDERS, BERMS, WALLS, GATES, AND OTHER IMPROVEMENTS ARE NOT
ALLOWED IN THE PUBLIC RIGHT-OF-WAY WITHOUT PRIOR APPROVAL, AND AN
ENCROACHMENT AGREEMENT AND RIGHT OF WAY PERMIT FROM THE SENIOR
DEVELOPMENT ENGINEER.

13. OWNER SHALL CONTROL DISCHARGE OF SURFACE DRAINAGE RUNOFF FROM
EXISTING AND NEW IMPERVIOUS AREAS IN A RESPONSIBLE MANNER.
CONSTRUCTION OF NEW GUTTERS AND DOWNSPOUTS, DRY WELLS, LEVEL
SPREADERS OR DOWNSTREAM CONVEYANCE PIPE MAY BE NECESSARY TO
MINIMIZE DRAINAGE IMPACT TO YOUR NEIGHBORS. CONSTRUCTION OF MINIMUM
DRAINAGE IMPROVEMENTS SHOWN OR CALLED OUT ON THIS PLAN DOES NOT
IMPLY RELIEF FROM CIVIL LIABILITY FOR YOUR DOWNSTREAM DRAINAGE.

14. POT HOLING THE PUBLIC UTILITIES IS REQUIRED PRIOR TO ANY GRADING
ACTIVITIES LESS THAN 6" OVER THE PUBLIC MAINS (WATER, SEWER AND STORM
SYSTEMS). IF THERE IS A CONFLICT, THE APPLICANT IS REQUIRED TO SUBMIT A
REVISION FOR APPROVAL PRIOR TO ANY GRADING ACTIVITIES OVER THE PUBLIC
MAINS.

15. REMEMBER: EROSION CONTROL IS YOUR FIRST INSPECTION.

16. ROOF DRAINS MUST BE CONNECTED TO THE STORM DRAIN SYSTEM AND
INSPECTED BY THE PUBLIC WORKS DEPARTMENT PRIOR TO ANY BACKFILLING
OF PIPE.

17. SILENT FENCE: CLEAN AND PROVIDE REGULAR MAINTENANCE OF THE SILT
FENCE. THE FENCE IS TO REMAIN VERTICAL AND IS TO FUNCTION PROPERLY
THROUGHOUT THE TERM OF THE PROJECT.

18. WORK IN PUBLIC RIGHT OF WAY REQUIRES A RIGHT-OF-WAY USE PERMIT.

19. REFER TO WATER SERVICE PERMIT FOR ACTUAL LOCATION OF NEW WATER
METER AND SERVICE LINE DETERMINED BY MERCER ISLAND WATER
DEPARTMENT.

16. THE TV INSPECTION OF THE EXISTING SIDE SEWER TO THE CITY SEWER MAIN IS
REQUIRED. IF THE RESULT OF THE TV INSPECTION IS NOT IN SATISFACTORY
CONDITION, AS DETERMINED BY THE CITY OF MERCER ISLAND INSPECTOR, THE
REPLACEMENT OF THE EXISTING SIDE SEWER IS REQUIRED. ALTERNATELY, A
PRESSURE TEST OF THE SIDE SEWER, FROM SEWER MAIN TO POINT OF
CONNECTION, MAY BE SUBSTITUTED FOR THE VIDEO INSPECTION.

20. NEWLY INSTALLED SIDE SEWER REQUIRES A 4 P.S.I. AIR TEST OR PROVIDE 10' OF
HYDROSTATIC HEAD TEST.

21. POT HOLING THE PUBLIC UTILITIES IS REQUIRED PRIOR TO ANY GRADING
ACTIVITIES LESS THAN 6" OVER THE PUBLIC MAINS (WATER, SEWER AND STORM
SYSTEMS). IF THERE IS A CONFLICT, THE APPLICANT IS REQUIRED TO SUBMIT A
REVISION FOR APPROVAL PRIOR TO ANY GRADING ACTIVITIES OVER THE PUBLIC
MAINS.

22. THE LIMITS AND EXTENDS OF THE PAVEMENT IN THE PUBLIC RIGHT OF WAY
SHALL BE DETERMINED BY THE CITY ENGINEER PRIOR TO FINALIZE THE
PROJECT.

APRIL 1 TO SEPT 30
ALL DENUDED AREAS MUST BE STABILIZED WITHIN 7 DAYS OF CONSTRUCTION. PLEASE
READ ALL CITY TESC NOTES ON SHEET C1.2.

OCT 1 TO MARCH 31
ALL DENUDED AREAS MUST BE STABILIZED WITHIN 2 DAYS OF GRADING.  IF AN EROSION
PROBLEM ALREADY EXISTS ON THE SITE, OTHER COVER PROTECTION AND EROSION
CONTROL WILL BE REQUIRED.

DENUDED AREAS REQUIREMENTS

A DETAILED CONSTRUCTION SEQUENCE IS NEEDED TO ENSURE THAT EROSION AND
SEDIMENT CONTROL MEASURES ARE APPLIED AT THE APPROPRIATE TIMES. A
RECOMMENDED CONSTRUCTION SEQUENCE IS PROVIDED BELOW:

1. HOLD AN ONSITE PRE-CONSTRUCTION MEETING.

2. POST SIGN WITH NAME AND PHONE NUMBER OF ESC SUPERVISOR (MAY BE
CONSOLIDATED WITH THE REQUIRED NOTICE OF CONSTRUCTION SIGN).

3. FLAG OR FENCE CLEARING LIMITS.

4. INSTALL CATCH BASIN PROTECTION, IF REQUIRED.

5. GRADE AND INSTALL CONSTRUCTION ENTRANCE(S).

6. INSTALL PERIMETER PROTECTION (SILT FENCE, BRUSH BARRIER, ETC.).

7. CONSTRUCT SEDIMENT PONDS AND TRAPS.

8. GRADE AND STABILIZE CONSTRUCTION ROADS.

9. CONSTRUCT SURFACE WATER CONTROLS (INTERCEPTOR DIKES, PIPE SLOPE DRAINS,
ETC.) SIMULTANEOUSLY WITH CLEARING AND GRADING FOR PROJECT DEVELOPMENT.

10. MAINTAIN EROSION CONTROL MEASURES IN ACCORDANCE WITH CITY OF MERCER
ISLAND STANDARDS AND MANUFACTURER'S RECOMMENDATIONS.

11. RELOCATE SURFACE SURFACE WATER CONTROLS OR TESC MEASURES, OR INSTALL
NEW MEASURES SO THAT AS SITE CONDITIONS CHANGE, THE TESC IS ALWAYS IN
ACCORDANCE WITH CITY OF MERCER ISLAND TESC REQUIREMENTS.

12. COVER ALL AREAS THAT WILL BE UN-WORKED FOR MORE THAN SEVEN DAYS
DURING THE DRY SEASON (MAY 1 TO SEPT 30) OR TWO DAYS DURING THE WET SEASON
(OCT 1 TO APRIL 30) WITH STRAW, WOOD FIBER MULCH, COMPOST, PLASTIC SHEETING,
OR EQUIVALENT.

13. STABILIZE ALL AREAS WITHIN SEVEN DAYS OF REACHING FINAL GRADE.

14. SEED, SOD, STABILIZE, OR COVER ANY AREAS TO REMAIN UNWORKED FOR MORE
THAN 30 DAYS.

15. UPON COMPLETION OF THE PROJECT, STABILIZE ALL DISTURBED AREAS AND
REMOVE BMPS IF APPROPRIATE.

RECOMMENDED CONSTRUCTION SEQUENCE
D.8.2 STANDARD ESC PLAN NOTES
THE STANDARD ESC PLAN NOTES MUST BE INCLUDED ON ALL ESC PLANS. AT THE
APPLICANT'S DISCRETION, NOTES THAT IN NO WAY APPLY TO THE PROJECT MAY BE
OMITTED; HOWEVER, THE REMAINING NOTES MUST NOT BE RENUMBERED. FOR
EXAMPLE, IF ESC NOTE #3 WERE OMITTED, THE REMAINING NOTES SHOULD BE
NUMBERED 1, 2, 4, 5, 6, ETC.

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. STABILIZED CONSTRUCTION ENTRANCES SHALL BE INSTALLED AT THE BEGINNING OF
CONSTRUCTION AND MAINTAINED FOR THE DURATION OF THE PROJECT. ADDITIONAL
MEASURES, SUCH AS CONSTRUCTED WHEEL WASH SYSTEMS OR WASH PADS, MAY BE
REQUIRED TO ENSURE THAT ALL PAVED AREAS ARE KEPT CLEAN AND TRACK OUT TO
ROAD RIGHT OF WAY DOES NOT OCCUR FOR THE DURATION OF THE PROJECT.

5. 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.

6. 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 CITY OF MERCER ISLAND.

7. 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.

8. 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.).

9. ANY AREA NEEDING ESC MEASURES THAT DO NOT REQUIRE IMMEDIATE ATTENTION
SHALL BE ADDRESSED WITHIN SEVEN (7) DAYS.

10. 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.

11. 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.

12. 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.

13. 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.

EROSION CONTROL NOTES

TESC & CITY NOTES
DESS C1.2
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-4" STORM DRAIN (3034 PVC) @ MIN 2 % GRADE

-4" FOUNDATION DRAIN (3034 PVC) @ MIN 1 % GRADE

-6" STORM DRAIN (3034 PVC) @ MIN 2 % GRADE

-8" STORM DRAIN. (SDR 35 PVC OR EQUAL). SEE PROFILE FOR
GRADE

-12" STORM DRAIN (HDPE N12 OR EQUAL). SEE PROFILE SHEET.

-STORM DRAIN FORCE MAIN @ MIN. 30" DEPTH

-6" SURFACE MOUNTED PIPE AFTER DAYLIGHTING FROM CONTORL
STRUCTURE. SEE CITY OF SEATTLE SURFACE MOUNT DETAIL ON
SHEET C4.0. PIN DOWN PIPE MIN 10' INTERVALS. CONSULT
ENGINEER OR CITY INSPECTOR FOR ALTERNATIVE PIPE ANCHOR.

-XX

-BED & TRENCH PIPE. COMPACT TRENCH TO 95 % STD PROCTOR
UNDER PAVED AREAS. SEE DETAIL S-3 ON SHEET C3.2.

22

STORM DRAIN

-6" PVC SIDE SEWER PER MERCER ISLAND STANDARD DETAIL S-17

-6" SDR 35 PVC SANITARY SEWER(SS) @ MIN 1.0 %.

-

-6" SEWER CLEANOUT PER MERCER ISLAND DETAIL S-19.

-LOCATE AND VIDEO CONDITION OF EXISTING SANITARY SIDE
SEWER. REPLACE LINE IF FOUND DEFECTIVE AS DETERMINED BY
CITY INSPECTOR.

1

SANITARY SEWER IMPROVEMENTS

2

3

4

21

20

31

STORM DRAIN STRUCTURES
30

32

33

-TYPE 1 CB WITH STANDARD GRATE. MAX 5' RIM TO FL DEPTH.
PROVIDE RISOR WITH TURNED-DOWN ELBOW FOR IMPROVED
WATER QUALITY FUNCTION.

-TYPE 1 CB WITH VANED LID. MAX 5' RIM TO FL DEPTH.

-TYPE 1 CB WITH SOLID LID

-PRIVATE TYPE 1 CB (WATER QUALITY) WITH STANDARD GRATE
TOP. PROVIDE INTERNAL TEE OR TURNED-DOWN ELBOW FOR
WATER QUALITY FUNCTION.

-TYPE 2, 48" ID CATCH BASIN WITH VANED FRAME & GRATE

-18" YARD DRAIN (OR EQUAL) WITH SOLID LID

-6" WIDE NDS DURASLOPE CHANNEL DRAIN KIT OR EQUAL. MINIMUM
6" CHANNEL. CLASS B VEHICLE RATED GRATE.

-SADDLE-TEE CONNECTION: ROMAC CB SEWER SADDLE (OR EQUAL)
CONNECTION TO STORM DRAIN

-TYPE 40 CATCH BASIN OR EQUAL WITH SUMP. INCLUDE SPILL
CONTROL TEE ON THE EXITING PIPE (OR DOWNTURNED ELBOW).

-54" ID TYPE 2 MH CONTROL STRUCTURE WITH SOLID LID. SEE ALL
DETAILS AND PROFILE C4.0.

-48" ID DUPLEX STORM PUMP STRUCTURE. SOLID LID. SEE PROIFLE
C4.0 FOR DEPTH CALCULATION. SEE PUMP CYCLE FLOATS FOR 18"
PUMP CYCLE. SEE PUMP SPECS ON SHEET C4.0.

-PUMPS: DUPLEX STORM PUMPS REQUIRED, SEE PLAN FOR PUMP
SUGGESTION. COORDINATE PUMP PACKAGE AND CONTROLLER
WITH PUMP SUPPLIER (FOWLER PUMP OR EQUAL).

-DETENTION PIPE: ALUMINIZED CMP @ 0.5 % GRADE. SEE PLAN FOR
SIZE AND CONFIGURATION. SEE PROFILE, NOTES, AND DETAILS ON
C4.0.

-48" DIA TYPE 2 MH PUMP BASIN FOR DUPLEX STORM PUMPS

34

35

36

40

7 SURVEYOR

25

26

28

23

29

24

39

LEGAL DESCRIPTION

41

47

43

46

VERTICAL DATUM

48

STORM BMP's

TOPOGRAPHIC SURVEY BY:

SEE C1.0

NAVD88 PER GPS OBSERVATIONS.
SEE SURVEY

COMPOST AMENDED SOIL REQUIRED ON ALL LANDSCAPED AREAS AFTER
CONSTRUCTION. SEE DETAIL ON C3.5.

SOIL AMENDMENT REQUIRED

A POST CONSTRUCTION INSPECTION & CERTIFICATION OF AMENDED
SOILS IS REQUIRED BY A LICENSED CIVIL ENGINEER.
THIS IS REQUIRED BEFORE FINAL SIGN-OFF BY CITY.

SOIL INSPECTION REQUIRED BY ENGINEER

11

10

WATER IMPROVEMENTS
-1" WM WITH 1" POLY WATER SERVICE. CONFIRM REQUIRED FINAL
WM SIZE WITH BUILDING PERMIT. INSTALL PER MERCER ISLAND
DETAIL W-13, W-14, OR W-14A

-1.5" 250 PSI PRIVATE HDPE WATER (ASTM D2239) FROM METER TO
HOUSE. RECOMMENDED DEPTH=36". COORDINATE HOUSE ENTRY
WITH BUILDER/OWNER.

-EXISTING WATER METER BOX IN NEW DRIVEWAY LOCATION
UPGRADE TO TRAFFIC-RATED LID AT REVISED DRIVEWAY GRADE.

-POSSIBLE METER UPGRADE

12

14

52

50

53

-COMPOST AMENDED SOIL TO ALL DISTURBED AREAS (SEE DETAIL
SHEET C3.5). TILL 2-3" OF COMPOST INTO UPPER 8" OF SOIL. LOOSEN
COMPACTED SUBSOIL, IF NEEDED BY RIPPING TO 12" DEPTH. MULCH
LANDSCAPE BEDS AFTER PLANTING.

-RAIN GARDEN PER COB NDP-23 DETAIL.

-SPLASHBLOCK DIRECTED AWAY FROM STRUCTURE.  MAXIMUM 700
sf ROOF PER DOWNSPOUT.  MINIMUM 50 LF FLOWPATH TO PL
REQUIRED.

-DISPERSAL TRENCH PER BELLEVUE DETAIL NDP-22.  SEE PLAN FOR
LENGTH. SEE DETAIL ON SHEET C3.5.

-INFILTRATION DRYWELL. SEE C3.5 FOR DETAIL. SEE PLAN FOR SIZE.

-SHALLOW INFILTRATION TRENCH PER BELLEVUE DETAIL NDP-23.
SEE PLAN FOR DIMENSIONS. SEE SIZING TABLE THIS SHEET BASED
ON SOIL TYPE. OR RATE.

-PERFORATED TIGHTLINE TRENCH PER COB DETAIL NDP-25, SHEET
3.5

-PERMEABLE PAVER SURFACE (DRIVEWAY) PER DOE DETAIL.  MIN. 4"
DEEP RESERVOIR COURSE. SEE DETAIL ON C3.5.

-SHEET FLOW DISPERSION WITH 10' MIN VEGETATED FLOW PATH
ADJACENT TO DRIVE.  SEE DETAIL ON SHEET C3.5.

51

54

55

57

56

58

TERRANE
10801 MAIN STREET, SUITE #102
BELLEVUE, WA 98004
PHONE 425.458.4488
www.terrane.net

MINIMUM 10% ORGANICS -
COMPOST SOIL REQUIRED

SOILS
SEE REPORT BY EARTH SOLUTIONS NW
REPORT JUNE 3, 2021
NATIVE SOIL IS GLACIAL TILL
BECOMES DENSE TO VERY DENSE BELOW 3'
SEE "LANDSLIDE HAZARD" SECTION IN REPORT REGARDING MAPPED
CRITICAL AREA (LANDSLIDE HAZARD) AS NOT AN ISSUE (SITE DOES NOT
MEET DEFINITION).
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SAN SIDE SEWER STUB

TYPE 1 CATCH BASIN

HOUSE SIDE SEWER CONNECTION

TYPE 40 CATCH BASINSTORM / SEWER TRENCH DETAIL

TYPE 2 CATCH BASIN
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WATER METER PLACEMENTWATER METER INSTALLATION
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COMPOST AMENDED SOIL SPEC

COMPOST AMENDED SOIL REQUIRED ON ALL LANDSCAPED AREAS
AFTER CONSTRUCTION. SEE DETAIL BELOW.

SOIL AMENDMENT REQUIRED

A POST CONSTRUCTION INSPECTION & CERTIFICATION OF AMENDED
SOILS IS REQUIRED BY A LICENSED CIVIL ENGINEER.
THIS IS REQUIRED BEFORE FINAL SIGN-OFF BY CITY.

SOIL CERTIFICATIONREQUIRED

MINIMUM 10% ORGANIC -
COMPOST SOIL REQUIRED
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