
PROJECT ADDRESS 8480 85TH AVE SE
MERCER ISLAND, WA 98040

PROJECT NUMBER TBD

ASSESSOR'S PARCEL # 073610-0155

LEGAL DESCRIPTION BENOTHO BEACH UNREC VAL OF UNDEEDED STS & 
ALLEYS INCL IN ADJ LOT VAL & SH LDS ADJ LESS C & M 
RGTS. 
PLAT LOT: 26-27

PROJECT DESCRIPTION DEMOLITION OF A SINGLE FAMILY RESIDENCE AND NEW 
CONSTRUCTION OF A SINGLE FAMILY RESIDENCE

ZONE R-8.4

BUILDING TYPE SINGLE FAMILY RESIDENCE
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FINISH TYPE: SEE FINISH SCHEDULE

NOTE:
ONLY MOST RECENT REVISION SHOWN 
CLOUDED. FOR PREVIOUS REVISIONS 
DELTAS REMAIN. DATE OF REVISIONS 
INDICATED AT RIGHT MARGINS.

R: ROOF TYPE
W: WALL TYPE
F: FLOOR TYPE
SEE ASSEMBLIES FOR MORE INFO
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SYMBOLS KEY

BRICK

CONCRETE

GRAVEL

EARTH

STUCCO

RIGID INSULATION

BATT INSULATION

STEEL

SPRAY FOAM
INSULATION

FINISH WOOD

PLYWOOD

ALUMINUM

GYPSUM WALLBOARD

GLASS

WATER

GRAPHIC KEY
(NOT TO SCALE)

EXISTING LOT AREA SUMMARY
GROSS LOT AREA 19,337 SF (PER SURVEY)
ACCESS EASEMENTS 0 SF
NET LOT AREA (LANDWARD OF OHWM) 18,231 SF
LOT SLOPE (57.2' - 18.6') / 201.24' = 19.2%

TREE REMOVAL
(E) TREES TO BE REMOVED 4
(N) TREES TO BE PLANTED AS REPLACEMENT 8

EXISTING LOT COVERAGE
(E) RESIDENCE, GARAGE, AND OVERHANGS 3,912.96 SF
(E) DRIVING SURFACES 1,749.48 SF 
(E) TOTAL LOT COVERAGE 5,662.44 SF = 31.1% OF LOT AREA

PROPOSED LOT COVERAGE
(N) RESIDENCE, GARAGE, AND OVERHANGS 4,453.10 SF
(N) DRIVING SURFACES 1,766.88 SF
(N) TOTAL LOT COVERAGE 6,219.98 SF = 34.1% OF LOT AREA

ALLOWABLE LOT COVERAGE
35% OF LOT AREA BASED ON LOT SLOPE, PER 19.02.020.F.3.a. 18,231 SF * 0.35 = 6,380.85 SF

EXISTING HARDSCAPE
STAIRS    498.47 SF
PATIOS / WALKWAYS 1,990.28 SF
ROCKERIES    388.41 SF
SITE WALLS        162.61 SF
TOTAL EXISTING 3,039.77 SF = 16.7% OF LOT AREA

(EXISTING NON-CONFORMING)

DEMOLISHED HARDSCAPE          
STAIRS    320.77 SF
PATIOS/WAKLWAYS    1,990.28 SF
SITE WALLS        118.96 SF
TOTAL DEMOLISHED    2,430.01 SF

PROPOSED HARDSCAPE
(E) HARDSCAPE TO REMAIN
STAIRS    177.70 SF
ROCKERIES    388.41 SF
SITE WALLS      43.65 SF
TOTAL TO REMAIN    609.76 SF

(N) ADDED HARDSCAPE
DECKS      440.52 SF
STAIRS      154.71 SF
PATIO/WALKWAYS           500.25 SF
SITE WALLS           95.09 SF
TOTAL ADDED    1,190.57 SF       
TOTAL HARDSCAPE                     1,800.33 SF = 9.9% OF LOT AREA

(609.76 + 1,190.57) = 1,800.33

ALLOWABLE HARDSCAPE 
9% OF LOT AREA 18,231 SF * 0.09 = 1,640.79 SF
PER 19.02.020.F.3.b.ii., HARDSCAPE IMPROVEMENTS ARE PERMITTED IN THE MAXIMUM LOT COVERAGE AREA
REMAINING LOT COVERAGE 6380.85 SF - 6219.98 SF = 160.87 SF
TOTAL ALLOWABLE HARDSCAPE 1,640.79 SF + 160.87 SF = 1,801.66 SF

EXISTING BUILDING AREA SUMMARY (GFA)
(E) BASEMENT LEVEL        1,820 SF
(E) MAIN LEVEL        2,000 SF
(E) GARAGE         767 SF
TOTAL EXISTING BUILDING AREA (GSF)      4,587 SF
EXISTING FLOOR AREA RATIO:          4,587/18,231 = 25.2% OF LOT AREA

PROPOSED BUILDING AREA SUMMARY (GFA)
PROPOSED BASEMENT LEVEL 3,793.78 SF
PROPOSED BASEMENT LEVEL BELOW GRADE                (2,032.18 SF)
(EXCLUDED PER MICC CHAPTER 19 APPENDIX B, REF. SHEET A211)
PROPOSED MAIN LEVEL (EXCLUDES STAIR PER                 2,438.08 SF
MICC 19.02.020.D.2.c)
PROPOSED COVERED DECKS      95.55 SF
(PER MICC CHAPTER 19.16.010.G.1.e.)
PROPOSED ATTACHED GARAGE    840.11 SF
PROPOSED ATTACHED GARAGE BELOW GRADE                     (142.05 SF)
(EXCLUDED PER MICC CHAPTER 19 APPENDIX B, REF. SHEET A212)                              
TOTAL PROPOSED BUILDING AREA (GSF)                  4,993.28 SF
PROPOSED FLOOR AREA RATIO:                             4,993.28/18,231 = 27.4% OF LOT AREA
5,000 SF, OR 40% ALLOWABLE GROSS FLOOR AREA MAX., WHICHEVER IS LESS

SETBACKS
SIDE YARD (PER 19.02.020.C.1.c.) 

PER 19.16.010, LOT WIDTH IS THE DISTANCE BETWEEN THE TWO MIDPOINTS OF SIDE LOT LINES = 100'
TOTAL: 17% OF LOT WIDTH 100' * 0.17 = 17' 
MINIMUM: 33% OF SIDE YARD TOTAL 17' * 0.33 = 5.61' 

FRONT YARD 20'
SHORELINE 25' FROM THE ORDINARY HIGH WATER MARK

OCCUPANCY SUMMARY
EXISTING TYPE R-3
OCCUPANT LOAD SINGLE FAMILY

ENERGY CODE SUMMARY (2018 WASHINGTON STATE ENERGY CODE, RESIDENTIAL PROVISIONS)
CLIMATE ZONE 4C PER TABLE R301.1
PRESCRIPTIVE THERMAL ENVELOPE PER TABLE R402.1.1
EFFICIENT ENVELOPE OPTION 1.3 (SECTION R406)

FENESTRATION U-FACTOR (VERTICAL):  0.28
SKYLIGHT U-FACTOR (OVERHEAD): 0.50
CEILING: R-49
VAULTED CEILING: R-38
WALL ABOVE GRADE: R-21
WALL BELOW GRADE (INT.): R-21 (INT.) OR R-10 (EXT.)
FLOOR ABOVE GRADE: R-38
SLAB ON GRADE @ BASEMENT: R-10

AIR LEAKAGE OPTION 2.3
REDUCE THE TESTED AIR LEAKAGE TO 1.5 AIR CHANGES PER HOUR MAXIMUM AT 50 PASCALS - AND - ALL 
WHOLE HOUSE VENTILATION REQUIREMENTS AS DETERMINED BY SECTION M1507.3 OF THE 
INTERNATIONAL RESIDENTIAL CODE OR SECTION 403.8 OF THE INTERNATIONAL MECHANICAL CODE 
SHALL BE MET WITH A HEAT RECOVERY VENTILATION SYSTEM WITH MINIMUM SENSIBLE HEAT RECOVERY 
EFFICIENCY OF 0.75.

HIGH EFFICIENCY HVAC OPTION 3.1
ENERGY STAR RATED (U.S. NORTH) GAS OR PROPANE FURNACE WITH MINIMUM AFUE OF 95% - OR -
ENERGY STAR RATED (U.S. NORTH) GAS OR PROPANE BOILER WITH MINIMUM AFUE OF 90%.

RENEWABLE ELECTRICITY OPTION 6.1
FOR EACH 1200 KWH OF ELECTRICAL GENERATION PER HOUSING UNIT PROVIDED ANNUALLY BY ON-SITE 
WIND OR SOLAR EQUIPMENT A 1.0 CREDIT SHALL BE ALLOWED, UP TO 3 CREDITS. GENERATION SHALL BE 
CALCULATED AS FOLLOWS: FOR SOLAR ELECTRIC SYSTEMS, THE DESIGN SHALL BE DEMONSTRATED TO 
MEET THIS REQUIREMENT USING THE NATIONAL RENEWABLE ENERGY LABORATORY CALCULATOR PVWATTS 
OR APPROVED ALTERNATE BY THE CODE OFFICIAL.

ENERGY EFFICIENT APPLIANCE PACKAGE OPTION 7.1
ALL OF THE FOLLOWING APPLIANCES SHALL BE NEW AND INSTALLED IN THE DWELLING UNIT AND SHALL 
MEET THE FOLLOWING STANDARDS: DISHWASHER – ENERGY STAR RATED, REFRIGERATOR (IF PROVIDED) –
ENERGY STAR RATED, WASHING MACHINE – ENERGY STAR RATED, DRYER – ENERGY STAR RATED 
VENTLESS DRYER WITH A MINIMUM CEF RATING OF 5.2.

LIFE SAFETY
CONTRACTOR TO INSTALL CARBON MONOXIDE ALARMS OUTSIDE OF EACH BEDROOM IN THE IMMEDIATE VICINITY ON 
EACH FLOOR LEVEL PER IRC SECTION 315.3, SEE PLANS.
CONTRACTOR TO INSTALL SMOKE ALARMS OUTSIDE OF EACH BEDROOM IN THE IMMEDIATE VICINITY ON EACH FLOOR 
LEVEL PER IRC SECTION 314.2.2, SEE PLANS.

HEATING
INSTALLED PER INTERNATIONAL MECHANICAL CODE, WORK TO BE COMPLETED UNDER A SEPARATE PERMIT.

VENTILATION
FANS ON TIMERS, PER PLANS. VOLUME OF REQUIRED OUTDOOR VENTILATION AIR TO BE PROVIDED BASED ON TABLE 
403.8.5.1 OF THE INTERNATIONAL MECHANICAL CODE.
* PLUMBING, MECHANICAL, ELECTRICAL WORK TO BE PERMITTED SEPARATELY.
SEE SHEET G001 FOR VENTILATION & ENERGY CALCULATIONS.

FIRE DEPARTMENT NOTES
PROJECT TO BE EQUIPPED WITH A NFPA-13D FIRE SPRINKLER SYSTEM.
PROJECT TO BE EQUIPPED WITH A NFPA-72 HOUSEHOLD MONITORED SMOKE ALARM SYSTEM.
PROJECT TO HAVE 5/8" TYPE X GYPSUM WALL BOARD AT GARAGE WALLS AND CEILING.
PROJECT TO HAVE SELF CLOSING, RATED FIRE DOOR FROM GARAGE TO RESIDENCE.
PROJECT TO USE SOLID CORE DOORS THROUGHOUT. 

PROJECT DATA

ABV ABOVE 

AFF ABOVE FINISH FLOOR

ADDL ADDITIONAL

ADJ ADJUSTABLE

ALT ALTERNATE

ARCH ARCHITECT, ARCHITECTURAL

BLW BELOW

BSMT BASEMENT

BTW BETWEEN

BLD BUILDING

CAB CABINET

CALC CALCULATION

CLG CEILING

CL CENTERLINE

CLR CLEAR

COL COLUMN

CONC CONCRETE

CONST CONSTRUCTION

CONT CONTINUOUS

CONTR CONTRACTOR

DEMO DEMOLISH

DIA DIAMETER

DIM DIMENSION

DW DISHWASHER

DBL DOUBLE

EA EACH

ELEC ELECTRIC, ELECTRICIAN

ELEV ELEVATION

ENGR ENGINEER

EQUIV EQUIVALENT

EXIST OR (E) EXISTING

EXT EXTERIOR

FF FINISH FLOOR

GALV GALVANIZED

GWB GYPSUM WALL BOARD

HDR HEADER

HT HEIGHT

HORIZ HORIZONTAL

INSUL INSULATION

INT INTERIOR

LOC LOCATE, LOCATION

MAX MAXIMUM

MFR MANUFACTURER

MECH MECHANICAL

MTL METAL

MIN MINIMUM

NTS NOT TO SCALE

O.C. ON CENTER

PLY PLYWOOD

PRELIM PRELIMINARY

PT PRESSURE-TREATED

PL PROPERTY LINE

REFR REFRIGERATOR

REINF REINFORCE, REINFORCING

REQD REQUIRED

SCHED SCHEDULE

SW SHEARWALL

SIM SIMILAR

SF SQUARE FOOT

SPECS SPECIFICATIONS

SSTL STAINLESS STEEL

STL STEEL

STRUCT STRUCTURE, STRUCTURAL

TEMP TEMPORARY

TOW TOP OF WALL

TYP TYPICAL

UNO UNLESS NOTED OTHERWISE

VIF VERIFY IN FIELD

VERT VERTICAL

WP WATERPROOF, WEATHERPROOF

WNDW WINDOW

W/ WITH

W/O WITHOUT

WD WOOD

ABBREVIATIONS

ALL WORK SHALL BE IN COMPLIANCE WITH THE 2018 INTERNATIONAL RESIDENTIAL CODE AS ADOPTED AND MODIFIED 
BY THE LOCAL JURISDICTIONAL LAND USE CODE, AND ALL OTHER LAWS, CODES, ORDINANCES AND REGULATIONS OF 
THE COUNTY, STATE, AND FEDERAL JURISDICTIONS. (LATEST EDITION AND AMENDMENTS) 

ALL UNDERGROUND UTILITIES MUST BE VERIFIED AS TO EXACT LOCATIONS SO AS NO INTERFERENCE BY DISRUPTION 
WILL BE CAUSED. GENERAL CONTRACTOR SHALL PROTECT EXISTING FACILITIES, STRUCTURES AND UTILITIES BY THE 
METHODS RECOMMENDED AT THE PRE-CONSTRUCTION SITE MEETING. DAMAGE THAT MAY BE CAUSED BY GENERAL 
CONTRACTOR OR SUBCONTRACTOR TO ANY OF THE ABOVE MENTIONED SHALL BE REPAIRED BY HIM AND LEFT IN AS 
GOOD A CONDITION AS EXISTED PRIOR TO DAMAGING.

THE GENERAL CONTRACTOR IS RESPONSIBLE FOR THE IDENTIFICATION AND REMOVAL OF ALL HARZARDOUS MATERIALS IN 
COMPLIANCE WITH ALL APPLICABLE CODES AND LAWS PRIOR TO ANY WORK COMMENCING. IN THE EVENT THAT THE 
OWNER IS ACTING AS THE GENERAL CONTRACTOR, THE OWNER IS RESPONSIBLE FOR THE IDENTIFICATION AND REMOVAL 
OF ALL HAZARDOUS MATERIALS IN COMPLIANCE WITH ALL APPLICABLE CODES AND LAWS PRIOR TO ANY WORK 
COMMENCING.

CONTRACTOR SHALL VERIFY AND BE RESPONSIBLE FOR ALL DIMENSIONS AND JOB CONDITIONS RELATED TO THIS 
WORK. ALL DIMENSIONS SHALL BE CONSIDERED "NOMINAL" UNLESS NOTED OTHERWISE. DO NOT SCALE
DRAWINGS. USE WRITTEN DIMENSIONS ONLY. DIMENSIONS ON LARGE SCALE DRAWINGS OR DETAILS WILL PREVAIL 
OVER SMALLER SCALED DRAWINGS. WRITTEN DIMENSIONS ARE DRAWN TO THE FACE OF STUD,
U.N.O. VERIFY ALL ROUGH-IN DIMENSIONS FOR EQUIPMENT, PROVIDE ALL BUCKOUTS, BLOCKING, AND JACKS AS 
REQUIRED BY THE DRAWINGS AND OTHER TRADES. ANY DISCREPANCY IN DIMENSIONS SHALL BE REPORTED
IN WRITING TO THE PROJECT MANAGER/ DESIGNER FOR CLARIFICATION, OR APPROVAL OF MODIFICATION BEFORE 
COMMENCING WORK. THE RESPONSIBILITY TO THE PROJECT MANAGER/DESIGNER, SHALL REST WITH
THE CONTRACTOR OR ANY OTHER PERSON APPROVING SUCH A CHANGE.

ALL WORKMANSHIP AND MATERIALS SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR FROM THE DATE OF  
CERTIFICATE OF OCCUPANCY UNLESS SPECIFIED FOR A LONGER PERIOD OF TIME ON SPECIFIED ITEMS.  THE  
CONTRACTOR SHALL BE RESPONSIBLE FOR REPLACING OR REPAIRING HIS OWN DEFECTIVE WORK AS WELL AS PAY ALL  
COSTS INCIDENTAL THERETO INCLUDING DAMAGE TO OTHER WORK, FURNISHINGS OR EQUIPMENT.

ALL WARRANTIES OR GUARANTEES AS TO MATERIALS OR WORKMANSHIP ON OR WITH RESPECT TO THE OWNER'S WORK  
SHALL BE CONTAINED IN THE CONTRACT OR SUBCONTRACT WHICH SHALL BE SO WRITTEN THAT SUCH GUARANTEE OR 
WARRANTIES SHALL INSURE TO THE BENEFIT OF OWNER.

INSURANCE:  PRIOR TO THE COMMENCEMENT OF WORK THE GENERAL CONTRACTOR SHALL DELIVER TO THE OWNER  
CERTIFICATES OF INSURANCE FOR BOTH COMPREHENSIVE GENERAL LIABILITY AND WORKMAN'S COMPENSATION  
INCLUDING THE TOTAL AMOUNT OF COVERAGE AND CONDITIONS STIPULATED AND AGREED BY BOTH PARTIES.

THE OWNER SHALL BE RESPONSIBLE FOR PAYING FOR THE BUILDING PERMIT.  THE CONTRACTOR SHALL BE  
RESPONSIBLE FOR OBTAINING ALL OTHER PERMITS REQUIRED OR NECESSARY FOR THE COMPLETION OF THE WORK  
FROM THE RESPECTIVE AGENCIES.  THE CONTRACTOR SHALL NOTIFY THE GOVERNING AGENCIES AS REQUIRED FOR SITE 
INSPECTIONS.

ALL TRADES SHALL REFER TO THE ARCHITECTURAL DRAWINGS REGARDING LOCATIONS OF WORK TO BE INSTALLED.

UNLESS OTHERWISE NOTED, PROVIDE ALL MISCELLANEOUS FASTENERS, HARDWARE AND ACCESSORIES AS REQUIRED 
FOR COMPLETE INSTALLATION.  EVEN THOUGH SUCH ITEMS MAY NOT HAVE BEEN SPECIFICALLY MENTIONED IN THE 
DRAWINGS AND SPECIFICATIONS, NOTIFY THE ARCHITECT OF ANY REVISIONS OR ADDITIONAL INFORMATION OBTAINED 
FROM THE MANUFACTURER OF SPECIFIED MATERIALS OR EQUIPMENT WHICH MAY AFFECT THE CONTRACT TIME, COST OR 
QUALITY OF WORK.

GENERAL CONDITIONS
THE GENERAL CONTRACTOR, ALL SUB-CONTRACTORS AND ALL MAJOR SUPPLIERS SHALL SUBMIT TO THE OWNER WITHIN 
30 DAYS AFTER COMPLETION ALL "RELEASE OF LIENS" FOR ALL WORK PERFORMED PRIOR TO FINAL PAYMENT.

PARTIAL LIEN WAIVERS TO BE SUBMITTED WITH MONTHLY REQUISITION.

ALL MANUFACTURERS AND/OR SUPPLIERS SHALL SUBMIT SHOP DRAWINGS AND/OR MATERIAL SAMPLES TO THE 
DESIGNER/OWNER FOR APPROVAL PRIOR TO FABRICATION.

ALL OF THE GENERAL CONTRACTOR'S EQUIPMENT, SCAFFOLDING HOISTS, ETC., SHALL BE AVAILABLE TO THE OWNER/ 
DESIGNER AND THEIR STAFF FOR INSPECTION OF ANY AND ALL WORK DURING NORMAL WORKING HOURS.

THE GENERAL CONTRACTOR IS RESPONSIBLE FOR ALL DELIVERY POINTS, HOISTS LOCATIONS, ACCESS TO AND FROM THE 
SITE OF THE BUILDING AND UTILITY SERVICES.
BID TO INCLUDE ALL NECESSARY AND REQUIRED PERMITS, LICENSES, FEES, BONDS AND INSURANCE - EVIDENCE OF 
WHICH MUST BE SUBMITTED TO OWNER/ DESIGNER PRIOR TO ANY CONSTRUCTION.

GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR ALL SUBCONTRACTORS WORKING AT JOB SITE AND FOR ALL 
COORDINATION OF WORK. 

THE MECHANICAL, PLUMBING AND ELECTRICAL CONTRACTOR SHALL FULLY COORDINATE ALL EQUIPMENT WITH THE 
OTHER TRADES. THESE CONTRACTORS SHALL BE RESPONSIBLE FOR FINAL HOOK-UP OF ALL EQUIPMENT NOT FURNISHED 
BY THEM BUT REQUIRING THE SAME FOR FINAL COMPLETION.

GENERAL CONTRACTOR TO BE RESPONSIBLE FOR SECURITY OF ALL MATERIALS AT JOB SITE UNTIL FINAL ACCEPTANCE OF 
WORK BY OWNER.

ANY SUBCONTRACTOR CUTTING INTO WORK ALREADY COMPLETED, CUTTING CHASES AND TRENCHES FOR THE 
INTRODUCTION OF HIS WORK AND EQUIPMENT IN THE BUILDING SHALL DO OR PAY FOR ALL BACK FILLING, REPARATION 
OF WALLS, FLOOR, ETC., DAMAGE BY SUCH A COMPANY. ALL REPAIRS SHALL MATCH EXISTING SURFACES.

CONSTRUCTION SPECIFICATIONS
NO SUBSTITUTIONS ARE ALLOWED FOR MATERIALS WHERE SPECIFIC MANUFACTURERS ARE INDICATED, UNLESS 
APPROVED BY THE OWNER/ARCHITECT.  REQUESTS FOR SUBSTITUTIONS SHALL BE MADE IN WRITING PRIOR TO ORDERING 
MATERIALS OR COMMENCING WORK.  SUCH REQUESTS SHALL INCLUDE THE DATE, SCOPE OF WORK, ANY ADDITIONAL 
COSTS TO THE OWNER, AND ANY ANTICIPATED DELAYS CAUSED BY SUCH CHANGES.  

NO EXTRA WORK OR CHANGE SHALL BE MADE UNLESS A WRITTEN CHANGE ORDER IS SUBMITTED AND SIGNED BY THE 
OWNER AND ARCHITECT.  THE ORDER SHALL STATE THAT THE OWNER HAS AUTHORIZED THE EXTRA WORK OR CHANGE, 
AND NO CLAIM FOR AN ADDITIONAL SUM SHALL BE VALID UNLESS SO OFFERED AS DESCRIBED ABOVE. 

ALL WOOD IN CONTACT WITH MASONRY OR CONCRETE OR EXPOSED TO WEATHER SHALL BE PRESSURE TREATED. 

WOOD SPECIFICATIONS TO CONFORM TO OUTLINE SPECIFICATIONS, STRUCTURAL PLANS, NOTES, AND GENERAL 
CONDITIONS. 

CAULKING AND SEALANTS: INSTALLED SHALL BE GUARANTEED WATERTIGHT. EXTERIOR METAL WORK, INCLUDING 
WINDOWS AND DOOR FRAMES AND ALL JUNCTIONS BETWEEN MASONRY, CONCRETE AND METAL SHALL BE SEALED 
WITH NEOPRENE OR POLYURETHANE FILLER AND APPROVED SEALANT COMPOUNDS. 

PROVIDE GALVANIC INSULATION BETWEEN ALL DISSIMILAR METALS. 

PROVIDE WATERPROOFING MEMBRANE OVER PROTECTIVE BOARD AT ALL WALLS EXPOSED TO EARTH. 

ALL PIPING AND CONDUIT UNDER SLAB SHALL BE A MINIMUM OF 2"-0' CLEAR OF UNDERSIDE OF FOOTING.

ALL FINAL SURFACE GRADING SHALL BE COMPLETED TO FACILITATE POSITIVE DRAINAGE AWAY FROM THE BUILDING 
UNLESS NOTED OTHERWISE.

PROVIDE AND INSTALL INSULATION AT EXTERIOR WALLS, ROOF, FLOOR LOCATIONS AS SHOWN, SPECIFIED AND IN 
ACCORDANCE WITH THE WASHINGTON STATE ENERGY CODE. 

WATER PIPES TO BE INSULATED IN ALL UNHEATED AREAS.

INSULATE ALL ROUGH-IN PLUMBING IN WALLS, FLOORS, AND CEILINGS FOR SOUND TRANSMISSION.

GENERAL NOTES

OWNER XIAOXIA WU
8480 85TH AVE SE
MERCER ISLAND, WA 98040
xiaoxiaee@gmail.com

ARCHITECT COLIN BRANDT
BRANDT DESIGN GROUP
66 BELL ST., UNIT 1
SEATTLE, WA  98121
206.239.0850 ext. 0011
colin@brandtdesigninc.com

OWNER'S AGENT/CONTACT BREE MEDLEY
BRANDT DESIGN GROUP
66 BELL ST., UNIT 1
SEATTLE, WA 98121
206.239.0850 ext. 0012
bree@brandtdesigninc.com

GENERAL CONTRACTOR TBD
ADDRESS #1: TBD
ADDRESS #2: TBD
CITY, STATE ZIP CODE: TBD
PHONE: TBD
EMAIL: TBD

STRUCTURAL ENGINEER BRETT MOZDEN
SWENSON SAY FAGET
2124 THIRD AVENUE, SUITE 100
SEATTLE, WA 98121
206.443.6212
bmozden@ssfengineers.com

PROJECT DIRECTORY

CIVIL ENGINEER BRADY BERRIMAN
LATITUDE 48 ENGINEERS
600 1ST AVENUE
SEATTLE, WA 98104
206.556.1615
brady@latitude-48.com

GEOTECHNICAL ENGINEER MARC MCGINNIS
GEOTECH CONSULTANTS, INC.
2401 10TH AVENUE EAST,
SEATTLE, WA 98102
425.260.1116
marcm@geotechnw.com

ARBORIST ANTHONY MORAN
SUPERIOR NW TREE & SHRUB CARE INC.
13110 NE 177TH PL.,
WOODINVILLE, WA 98072
206.232.0279
anthony@superiornw.com

SURVEYOR DANA HALL
TERRANE
10801 MAIN STREET, SUITE 102
BELLEVUE, WA 98004
425.458.4488
danah@terrane.net
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03.11.22

SHEET NUMBER SHEET NAME

GENERAL

G000 COVERSHEET

G001 ENERGY CODE, LEAKAGE TESTING, & VENT CALCS

SURVEY

S-1 TOPOGRAPHIC & BOUNDARY SURVEY

S-2 TOPOGRAPHIC & BOUNDARY SURVEY

CIVIL

C100 TESC PLAN

C110 TESC DETAILS + NOTES

C200 TREE PLAN

C210 TREE DETAILS + NOTES

C300 CIVIL PLAN

C310 CIVIL DETAILS + NOTES

SHORING

AS101 ARCHITECTURAL SHORING SITE PLAN

SH1.1 GENERAL SHORING NOTES

SH2.1 SHORING PLAN

SH3.1 SHORING DETAILS

ARCHITECTURAL DEMOLITION

AD101 DEMOLITION SITE PLAN

AD103 DEMOLITION LOT COVERAGE SITE PLAN

ARCHITECTURAL

A101 PROPOSED SITE PLAN

A102 SETBACK SITE PLAN

A103 PROPOSED LOT COVERAGE SITE PLAN

A104 SHORELINE RESTORATION & TREE RETENTION / REPLACEMENT PLAN

A105 ENLARGED SHORELINE PLANTING PLAN

A211 LOWER FLOOR PLAN

A212 MAIN FLOOR PLAN

A213 ROOF PLAN

A301 EXTERIOR ELEVATIONS (N)

A302 EXTERIOR ELEVATIONS (E&S)

A303 EXTERIOR ELEVATIONS (W)

A401 BUILDING SECTIONS

A402 BUILDING SECTIONS

A403 BUILDING SECTIONS

A411 WALL SECTIONS

A412 WALL SECTIONS

A413 WALL SECTIONS

A414 WALL SECTIONS

A601 DOOR / WINDOW SCHEDULES, LEGENDS, & NOTES

A701 VERTICAL ASSEMBLY DETAILS

A702 HORIZONTAL ASSEMBLY DETAILS

STRUCTURAL

S1.1 GENERAL STRUCTURAL NOTES

S1.2 LOAD MAPS

S2.1 LOWER FLOOR / FOUNDATION PLAN

S2.2 MAIN FLOOR FRAMING PLAN

S2.3 ROOF FRAMING PLAN

S3.1 TYPICAL CONCRETE DETAILS

S3.2 FOUNDATION DETAILS

S4.1 TYPICAL WOOD FRAMING DETAILS

S4.2 WOOD FRAMING DETAILS

S5.1 TYPICAL STEEL DETAILS

S5.2 STEEL DETAILS

S5.3 STEEL BRACED FRAME ELEVATIONS

S5.4 STEEL BRACED FRAME DETAILS

S5.5 STEEL DETAILS

S5.6 STEEL DETAILS

S5.7 STEEL DETAILS

S6.1 TYPICAL LIGHT GAUGE DETAILS

S6.2 LIGHT GAUGE DETAILS

VICINITY PLAN LOCATION PLAN SHEET INDEX

NORTH NORTH

8843

REGISTERED

ARCHITECT

STATE OF WASHINGTON



PROPOSED CONDITIONED SF = 6,232 SF 
NUMBER OF BEDROOMS = 4
AIRFLOW IN CFM REQUIRED FOR CONTINUOUS VENTILATION = EQUATION 15-1

(0.01 * 6232) + [7.5 * (4 + 1)] = 99.82 
100 CFM 

RUN TIME PERCENTAGE IN EACH 4 HOUR SEGMENT = 50% 
FACTOR = 2
CALCULATION 100 CFM X 2 = 200 CFM 

NOTE: VENTILATION SYSTEM ASSUMED TO BE BALANCED AND DISTRIBUTED, CONTRACTOR TO VERIFY. WHOLE HOUSE 
VENTILATION TO BE SERVED BY HRV  
  

M1505.4.3.2 INTERMITTENT OFF OPERATION
WHOLE HOUSE MECHANICAL VENTILATION SYSTEMS SHALL BE PROVIDED WITH ADVANCED CONTROLS THAT ARE 
CONFIGURED TO OPERATE THE SYSTEM WITH INTERMITTENT OFF OPERATION AND SHALL OPERATE FOR A LEAST TWO 
HOURS IN EACH FOUR-HOUR SEGMENT. THE WHOLE HOUSE VENTILATION AIRFLOW RATE DETERMINED IN ACCORDANCE 
WITH SECTION M1505.4.3 AS CORRECTED BY SECTION M1505.4.3.1 IS MULTIPLIED BY THE FACTOR DETERMINED IN 
ACCORDANCE WITH TABLE M1505.4.3(3).

*OUTDOOR AIR INLET DUCT TO BE FIELD LOCATED WITH HVAC SUBCONTRACTOR IN CONJUNTION WITH PLACING EXHAUST 
DUCTS IN ORDER TO AVOID CONFLICT.

WHOLE HOUSE VENTILATION CALCS
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M1505.4 Whole-House Mechanical Ventilation System
Whole-house mechanical ventilation systems shall be designed in accordance with Sections M1505.4.1 through M1505.4.4.

M1505.4.1 System Design
The whole-house ventilation system shall consist of one or more supply fans, one or more exhaust fans, or an ERV/HRV with integral 
fans, associated ducts and controls. Whole-house mechanical ventilation system with supply and exhaust fans per Sections 
M1505.4.1.2, M1505.4.1.3, M1505.4.1.4, and M1505.4.1.5. Local exhaust fans are permitted to serve as part of the whole-house 
ventilation system when provided with the proper controls per Section M1505.4.2. The systems shall be designed and installed to 
exhaust and/or supply the minimum outdoor airflow rates per Section M1505.4.3 as modified by the whole-house ventilation 
system coefficients in Section M1504.5.3.1 where applicable. The whole-house ventilation system shall operate continuously at the 
minimum ventilation rate determined per Section M1505.4.2 unless configured with intermittent off controls per Section 
M1505.4.3.2.

M1505.4.1.4 Balanced Whole-House Ventilation System
A balanced whole-house ventilation system shall include both supply and exhaust fans. The supply and exhaust fans shall have 
airflow that is within 10% of each other. The tested and balanced total mechanical exhaust airflow rate is within 10% or 5 cfm 
(0.0024 m3/s), whichever is greater, of the total mechanical supply airflow rate. The flow rate test results shall be submitted and 
posted in accordance with Section M1505.4.1.7. The exhaust fan shall meet the requirements of Section M1505.4.1.2. The supply
fan shall meet the requirements of Section M1505.4.1.3. Balanced ventilation systems with both supply and exhaust fans in a 
packaged product, such as an ERV/HRV, shall meet the requirements of HVI 920, as applicable. Intermittent dryer exhaust, 
intermittent range hood exhaust, and intermittent toilet room exhaust airflow rates above the residential dwelling or sleeping unit 
minimum ventilation rate are exempt from the balanced airflow calculation.

M1505.4.1.5 Furnace Integrated Supply
Systems using space heating and/or cooling air handler fans for outdoor air supply distribution are not permitted.

Exception: Air handler fans shall have multi-speed or variable speed supply airflow control capability with a low speed 
operation not greater than 25% of the rated supply airflow capacity during ventilation only operation. Outdoor air intake 
openings must meet the provisions of Sections R303.5 and R303.6 and must include a motorized damper that is activated by 
the whole-house ventilation system controller. The motorized damper must be controlled to maintain the outdoor airflow intake 

airflow within 10% of the whole-house mechanical exhaust airflow rate. The flow rate for the outdoor air intake must be 
tested and verified at the minimum ventilation fan speed and the maximum heating or cooling fan speed. The results of the 
test shall be submitted and posted in accordance with Section M1505.4.1.7.

M1505.4.2 System Controls
The whole-house mechanical ventilation system shall be provided with controls that comply with the following:
1. The whole-house ventilation system shall be controlled with manual switches, timers or other means that provide for 

automatic operation of the ventilation system that are readily accessible by the occupant;
2. Whole-house mechanical ventilation system shall be provided with controls that enable manual override off of the system 

by the occupant during periods of poor outdoor air quality. Controls shall include permanent text or a symbol indicating 
their function. Recommended control permanent labeling to include text similar to the following: "Leave on unless 
outdoor air quality is very poor." Manual controls shall be readily accessible by the occupant;

3. Whole-house ventilation systems shall be configured to operate continuously except where intermittent off controls and 
sizing are provided per Section M1505.4.3.2.

M1505.4.3 Mechanical Ventilation Rate

The whole-house mechanical ventilation system shall provide outdoor air at a continuous rate as determined in accordance with 
Table M1505.4.3(1) or Equation 15-1.

M1505.4.3.1 Ventilation Quality Adjustment
The minimum whole-house ventilation rate from Section 1505.4.3 shall be adjusted by the system coefficient in Table 
M1505.4.3(2) based on the system type not meeting the definition of a Balanced Whole-House Ventilation System and/or not 
meeting the definition of a Distributed Whole-House Ventilation System.

M1505.4.3.2 Intermittent Off Operation
Whole-house mechanical ventilation systems shall be provided with advanced controls that are configured to operate the system 
with intermittent off operation and shall operate for at least two hours in each four-hour segment. The whole-house ventilation 
airflow rate determined in accordance with M1505.4.3 as corrected by M1505.4.3.1 is multiplied by the factor determined in 
accordance with Table M1505.4.3(3).
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RECOMMENDED CONSTURCTION SEQUENCE:

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.

EROSION CONTROL NOTES:

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.

CITY NOTES:

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 UTILITIES.

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.

20. 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.

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

22. 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.

23. 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.
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ROCK CONSTRUCTION

ENTRANCE PER DETAIL 2

ON SHEET C110

PROTECT EX

TREES (TYP)

85
TH

 P
L S

E

PROTECT EX TREES PER COMI STDS AND

ARBORIST RECOMMENDATIONS. ARBORIST TO

BE PRESENT ONSITE WHEN WORKING WITHIN

DRIPLINES OF TREES TO REMAIN. WHEN

WORKING WITHIN DRIPLINES IMPLEMENT AIR

EXCAVATION / SPADING, WHEN APPROPRIATE,

PER ARBORIST RECOMMENDATIONS (TYP)

REMOVE EX RESIDENCE

AND ALL ASSOCIATED

APPURTENANCES

PROPERTY
LINE

PROPERTY
LINE

PROPERTY
LINE

PROPERTY
LINE

REMOVE
EX TREE
(TYP)

X

REMOVE EX RETAINING

WALL AND ASSOCIATED

SITE IMPROVEMENTS AS

PART OF REDEVELOPMENT

EXISTING STEEP

SLOPES (PER

SURVEY)

APPROXIMATE LIMITS OF

DISTURBANCE. ALL EXPOSED

SOILS WILL BE MULCHED WHEN

NOT BEING WORKED. MARK

CLEARING LIMIT W/S.A.S.B.

FENCE

SILT FENCE PER CURRENT

COMI STD DETAILS AND

DETAIL 6 ON SHEET C110 (TYP)

LAKE WASHINGTON

INSTALL STRAW WADDLE AS

NECESSARY ONSITE FOR

EROSION CONTROL AND TO

PROTECT LAKE WASHINGTON

EXISTING

NEIGHBORING

RESIDENCE

PROTECT EX

CONCRETE STEPS
AND BULKHEAD

CONTRACTOR SHALL

ENSURE NO TRACKING OR

SEDIMENT RUNOFF LEAVES

THE PROJECT SITE OR ENTER

THE PUBLIC RIGHT-OF-WAY

X

X

REMOVE

EX STUMP

X

PROTECT EX

WOOD DOCK

EXISTING NEIGHBORING

RESIDENCE

PROTECT EX

WALL TO
REMAIN

PROTECT

EX CURB

TO REMAIN

PROTECT EX

WALL TO
REMAIN

REMOVE EX

ON-SITE AREA

DRAINS AND

ASSOCIATED

PIPING (TYP)

PROTECT EX

WOODEN

FENCING

PROTECT EX

WOODEN

FENCING

REMOVE EX DECK

AND RETAINING

WALLS

REMOVE EX DECK

AND RETAINING

WALLSREMOVE EX

WALLS

REMOVE EX

CURB

PROTECT EX POWER

SERVICE. DISCONNECT

DURING CONSTRUCTION.

COORDINATE W/ PSE

PROPOSED

RESIDENCE
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/
//
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/
/
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/ /
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/ /
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/
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/
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/
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/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/
/

REMOVE EX WATER

SERVICE. CUT AND CAP

AT PROPERTY LINE /

/

/

/

/

/

/

/
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REMOVE EX

CLEANOUT

DEMO EX

ASPHALT

EXISTING

NEIGHBORING

RESIDENCE

REMOVE

EXISTING

ASPHALT
PAVEMENT

INSTALL INLET PROTECTION

IN PROPOSED AREA DRAINS

AS NEEDED PER DETAIL 3

ON SHEET C110 (TYP)

PROTECT

EX TREES

X

TEMPORARY SHORING,

SEE STRUCT'L PLANS FOR

PRECISE LOCATION, PILE

DESIGN AND HEIGHTS
(TYP)

INSTALL PERIMETER FENCING PER DETAIL 4

ON SHEET C110. THE EXTENT OF PROTECTION

FENCING TO BE REVIEWED AND DETERMINED

IN FIELD WITH CONTRACTOR AND CITY

INSPECTORS AS REQUIRED TO PROTECT THE

NEIGHBORS, ENVIRONMENT AND EXISTING

ELEMENTS ON SITE

ROCKED EQUIPMENT /

MATERIALS STORAGE

FOR ALL TREE PROTECTION, REMOVAL

AND REPLANTING, REFER TO SHEET

C200 AND C210.

SOME SHORING

PILES REQUIRE

TIE-BACKS, REFER TO

STRUCTURAL PLANS

INSTALL PERIMETER FENCING PER DETAIL 4

ON SHEET C110. THE EXTENT OF PROTECTION

FENCING TO BE REVIEWED AND DETERMINED

IN FIELD WITH CONTRACTOR AND CITY

INSPECTORS AS REQUIRED TO PROTECT THE

NEIGHBORS, ENVIRONMENT AND EXISTING

ELEMENTS ON SITE

AREA OF

OVEREXCAVATION, SEE

ARCHITECTURAL

SHORING SITE PLAN FOR

OVEREX EXTENTS AND

REQUIREMENTS

CONTRACTOR TO UTILIZE

EXISTING AND PROPOSED

STORMWATER PIPING TO

MITIGATE RUNOFF DURING

CONSTRUCTION. INSTALL CB

PROTECTION PER DETAIL 3 ON

SHEET C110 AS NEEDED (TYP)

CONTRACTOR TO UTILIZE EXISTING

AND PROPOSED STORMWATER

PIPING TO MITIGATE RUNOFF

DURING CONSTRUCTION. INSTALL

CB PROTECTION PER DETAIL 3 ON

SHEET C110 AS NEEDED (TYP)

LEGEND

PROPERTY LINE

LIMITS OF DISTURBANCE

SILT FENCE

CONSTRUCTION ENTRANCE

BUILDING EXCAVATION

INLET PROTECTION

INTERCEPTOR SWALE

TREE PROTECTION FENCING

STRAW WADDLE

SHORING (SEE SHORING PLANS)

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 TO

ENSURE THAT SEDIMENT AND SEDIMENT-LADEN

WATER DO NOT LEAVE THE SITE. ANY SUCH FACILITIES

INSTALLED MUST BE MAINTAINED IN PROPER

OPERATING CONDITION UNTIL ALL DISTURBED AREAS

HAVE BEEN REVEGETATED OR OTHERWISE DEVELOPED

AND THE POTENTIAL FOR EROSION ELIMINATED.

Feet
0 10 20

g.

Call
before you

D
1-800-424-5555

8-1-1 or

SCALE: 1"=10'

● ●

ESC GENERAL NOTE

ALL SELECTIVE CLEARING, TRENCHING AND OTHER

WORK WITHIN THE DRIPLINES OF SIGNIFICANT

TREES SHALL BE BY LOW IMPACT/HAND METHODS

ONLY AND WORK SHALL BE ADJUSTED AS POSSIBLE

TO MINIMIZE ANY DISTURBANCE TO THE

SIGNIFICANT AND RETAINED TREES AND

PROTECTED UNDERSTORY.  CONSTRUCTION

MATERIALS AND VEHICLES SHALL NOT BE STORED

OUTSIDE THE CLEARING LIMITS.

CLEARING LIMIT NOTE

WORK WITHIN THE DRIPLINE OF TREES TO BE SAVED

MUST BE UNDER THE DIRECTION OF A CERTIFIED

ARBORIST (TYP.)  SEE ALSO CLEARING LIMIT NOTE,

THIS SHEET.

TREE DRIPLINE NOTE

SEE SHEET C110

EROSION CONTROL DETAILS

►►►

COMPOST AMENDED SOIL REQUIRED ON ALL

LANDSCAPED AREAS AFTER CONSTRUCTION.

SEE DETAIL ON SHEET C110

SOIL AMENDMENT NOTES

FOR ALL TREE REMOVAL, REFER TO PROJECT

ARBORIST REPORT. ALL TREE REMOVALS

SHOWN ON THIS PLAN ARE FOR REFERENCE

ONLY.

TREE REMOVAL NOTES

SW 1/4 OF NW 1/4, SECTION 31, TOWNSHIP 24N, RANGE 5E, W.M.

LATITUDE 48, P.S.
 CONTACT: BRADY BERRIMAN
PHONE NUMBER:  206.556.1615

SCALE: AS NOTED
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NTS 2CONSTRUCTION ENTRANCE

NOTES:

1. THE FILTER FABRIC SHALL BE PURCHASED IN A CONTINUOUS ROLL CUT TO THE LENGTH OF THE BARRIER TO AVOID

USE OF JOINTS. WHEN JOINTS ARE NECESSARY, FILTER CLOTH SHALL BE SPLICED TOGETHER ONLY AT A SUPPORT

POST WITH A MINIMUM SIX-INCH OVERLAP, AND BOTH ENDS SECURELY FASTENED TO THE POST.

2. THE FILTER FABRIC FENCE SHALL BE INSTALLED TO FOLLOW THE CONTOURS (WHERE FEASIBLE). THE FENCE POSTS

SHALL BE SPACED A MAXIMUM OF SIX FEET APART AND DRIVEN SECURELY INTO THE GROUND (MINIMUM OF 30").

3. A TRENCH SHALL BE EXCAVATED, ROUGHLY EIGHT INCHES WIDE AND TWELVE INCHES DEEP, UPSLOPE AND

ADJACENT TO THE WOOD POST TO ALLOW THE FILTER FABRIC TO BE BURIED.

4. WHEN STANDARD STRENGTH FILTER FABRIC IS USED, A WIRE MESH SUPPORT FENCE SHALL BE FASTENED SECURELY

TO THE UPSLOPE SIDE OF THE POSTS USING HEAVY-DUTY WIRE STAPLES AT LEAST ONE INCH LONG, TIE WIRES, OR

HOG RINGS. THE WIRE SHALL EXTEND INTO THE TRENCH A MINIMUM OF FOUR INCHES AND SHALL NOT EXTEND

MORE THAN THIRTY SIX INCHES ABOVE THE ORIGINAL GROUND SURFACE.

5. THE STANDARD STRENGTH FILTER FABRIC SHALL BE STAPLED OR WIRED TO THE FENCE, AND TWENTY INCHES OF

THE FABRIC SHALL BE EXTENDED INTO THE TRENCH. THE FABRIC SHALL NOT EXTEND MORE THAN THIRTY SIX

INCHES ABOVE THE ORIGINAL GROUND SURFACE. FILTER FABRIC SHALL NOT BE STAPLED TO EXISTING TREES.

6. WHEN EXTRA-STRENGTH FILTER FABRIC AND CLOSER POST SPACING ARE USED, THE WIRE MESH SUPPORT FENCE

MAY BE ELIMINATED. IN SUCH A CASE, THE FILTER FABRIC IS STAPLED OR WIRED DIRECTLY TO THE POSTS WITH ALL

OTHER PROVISIONS OF STANDARD NOTE (5) APPLYING.

7. THE TRENCH SHALL BE BACKFILL WITH 3/4 INCH MINIMUM DIAMETER WASHED GRAVEL.

8. FILTER FABRIC FENCES SHALL BE REMOVED WHEN THEY HAVE SERVED THEIR USEFUL PURPOSE, BUT NOT BEFORE

THE UPSLOPE AREA HAS BEEN PERMANENTLY STABILIZED.

9. FILTER FABRIC FENCES SHALL BE INSPECTED IMMEDIATELY AFTER EACH RAINFALL  AND AT LEAST DAILY DURING

PROLONGED RAINFALL. ANY REQUIRED REPAIRS SHALL BE MADE IMMEDIATELY.

10. CONTRIBUTING LENGTH TO FENCE SHALL NOT BE MORE THAN 100 FEET.

11. DO NOT INSTALL BELOW AN OUTLET PIPE OR WEIR

12. DO NOT DRIVE OVER OR FILL OVER FILTER FABRIC FENCE

GEOTEXTILE

FABRIC

ADAPTOR SKIRT RETRIEVAL STRAP

SEDIMENT ACCUMULATION

EXISTING

STRUCTURE

NOTES:

1. FILTERS SHALL BE INSPECTED AFTER EACH STORM EVENT AND

CLEANED OR REPLACED WHEN 1/3 FULL

2. INSTALL INLET PROECTION IN ALL NEW STORM STRUCTURES

THAT WILL COLLECT STORMWATER AS THEY ARE INSTALLED.

48" 36"

24"

FILTER FABRIC MATERIAL 60"

WIDE ROLLS - USE RINGS TO

ATTACH TO WIRE FABRIC

FILTER FABRIC

MATERIAL MIRAFI 100

NS OR EQUIVALENT

2" X 4" BY 14 GA. WIRE

FABRIC OR EQUIVALENT,

AFFIX TO POST

PROVIDE 3/4" - 1 1/2" WASHED

GRAVEL BACKFILL IN TRENCH

AND ON BOTH SIDES OF FILTER

FENCE FABRIC ON THE SURFACE

2.0'
MIN

2
.0

'
0

.5
'

5
.0

'

1.
0

'

8"

2
.0

'

5
.0

'

2
.5

'

6' MAX

2" X 4" BY 14 GA. WIRE

FABRIC OR EQUIVALENT

2" X 4" WOOD

POST OR STEEL

FENCE POST

2" X 4" WOOD POST

OR STEEL FENCE POST

BURY BOTTOM OF
FILTER MATERIAL IN

8"X12" TRENCH

SIDE VIEW

FRONT VIEW

NTS 3INLET PROTECTION

NOTES:

1. MATERIAL SHALL BE QUARRY SPALLS PER WSDOT 2014 STANDARD SPECIFICATION 9-13.6 AND MAY BE

TOP-DRESSED WITH 1"-3" ROCK.

2. THE ROCK PAD SHALL BE AT LEAST 12 INCHES THICK AND 100 FEET LONG. WIDTH SHALL BE THE FULL

WIDTH OF THE VEHICLE INGRESS AND EGRESS AREA.

3. ADDITIONAL ROCK SHALL BE ADDED PERIODICALLY TO MAINTAIN PROPER  FUNCTION OF THE PAD.

4. IF THE PAD DOES NOT ADEQUATELY REMOVE THE MUD FROM THE VEHICLE WHEELS, THE WHEELS SHALL

BE HOSED OFF BEFORE THE VEHICLE ENTERS A PAVED STREET. THE WASHING SHALL BE DONE ON AN

AREA COVERED WITH CRUSHED ROCK AND WASH WATER SHALL DRAIN TO A SEDIMENT RETENTION

FACILITY OR THROUGH A SILT FENCE.

5. GEOTEXTILE SHALL MEET THE FOLLOWING: GRAB TENSILE STRENGTH 200 PSI MIN. GRAB TENSILE

LONGATION 30% MAX. MULLEN BURST STRENGTH 400 PSI MIN. AOS 2-45(U.S. STANDARD SIEVE)

NTS 6SILT FENCE
NTS 4TEMPORARY CONSTRUCTION FENCING

6'
 F

EN
CE

LINE POST (TYP)

2.375 INCH 0.D.

TOP RAIL

1.666 INCH O.D.
STRETCHER
BAR

BRACE RAIL

AND CABLE

1.666 INCH O.D.

TRUSS ROD 3/8" DIA

W/ TENSION DEVICE

TENSION WIRE

CONCRETE BLOCK

STD WGT GALVANIZED

CORNER POST

5/8" WIRE ROPE PROVIDE SECURE END

ATTACHMENT AT CORNER AND GATE POSTS AND

PROVIDE RUNNING ATTACHMENT AT LINE POSTS

AND NEAR CENTER OF EACH FENCE PANEL

EDGE OF EXISTING
PAVEMENT

EXISTING

FRONTAGE ROAD

R=10' MIN

50'

4"-8" QUARRY

SPALLS

15
' W

ID
E 

M
IN

IN
G
RES

S/

EG
RES

S

12" MIN

NTS 1SOIL AMENDMENT

NOTE:

THE EXTENT OF PROTECTION FENCING TO BE REVIEWED

AND DETERMINED IN FIELD WITH CONTRACTOR AND CITY

INSPECTORS AS REQUIRED TO PROTECT THE NEIGHBORS,

ENVIRONMENT AND EXISTING ELEMENTS ON SITE.

NOTE:

THE EXTENT OF PROTECTION FENCING TO BE REVIEWED

AND DETERMINED IN FIELD WITH CONTRACTOR AND CITY

INSPECTORS AS REQUIRED TO PROTECT THE NEIGHBORS,

ENVIRONMENT AND EXISTING ELEMENTS ON SITE.

SW 1/4 OF NW 1/4, SECTION 31, TOWNSHIP 24N, RANGE 5E, W.M.

LATITUDE 48, P.S.
 CONTACT: BRADY BERRIMAN
PHONE NUMBER:  206.556.1615

SCALE: AS NOTED
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32" MAP

14" MAP

10" MAP

17" MAP

10.5" FIR

14" FIR

17" CED

15" FIR
11" FIR

22" FIR

14" FIR
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22
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30

32
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38

46

44

42

50

52

54

58

56

58

56

60

62

54

52

42

44

46

48

50

52

48

42

44

46

48

30

34

32

36

38

40

40

48

#12

#10

#11

#9

#13#14
#15

#16

#1

#2

#3

#4

#5

#6

#8

3.5/5" DOGWOOD

7.5" NOB

WC

WC

WC

AP

AP

CJ

CJ

FD

DS

DS

DS

DS

DS

DS

DS

DS

DS

X

EXISTING TREE

TO BE REMOVED

X

EXISTING TREE

TO BE REMOVED

X

EXISTING TREE

TO BE REMOVED

X

EXISTING STUMP

TO BE REMOVED

TREE

PROTECTION

FENCING (TYP)

TREE

PROTECTION

FENCING (TYP)

TREE

PROTECTION

FENCING (TYP)

#7 TREE LOCATED ON

ADJACENT PARCEL

(NOT IN SURVEY)

EXISTING TREE TO REMAIN, PROVIDE TREE

PROTECTION FENCING PER ARBORIST REPORT

PAGES 9-10 AND COORDINATE WITH ONSITE

ARBORIST AND ARCHITECT DURING

CONSTRUCTION PER THE REPORT, AS REQUIRED

EXISTING TREE TO REMAIN, PROVIDE TREE

PROTECTION FENCING PER ARBORIST REPORT

PAGES 9-10 AND COORDINATE WITH ONSITE

ARBORIST AND ARCHITECT DURING

CONSTRUCTION PER THE REPORT, AS REQUIRED

EXISTING TREES TO REMAIN, PROVIDE TREE

PROTECTION FENCING PER ARBORIST REPORT

PAGES 9-10 AND COORDINATE WITH ONSITE

ARBORIST AND ARCHITECT DURING

CONSTRUCTION PER THE REPORT, AS REQUIRED

STEEP SLOPES PER

PROJECT SURVEY

EXISTING TREES TO REMAIN, PROVIDE TREE

PROTECTION FENCING PER ARBORIST REPORT

PAGES 9-10 AND COORDINATE WITH ONSITE

ARBORIST AND ARCHITECT DURING

CONSTRUCTION PER THE REPORT, AS REQUIRED

ALL SELECTIVE CLEARING, TRENCHING AND OTHER WORK

WITHIN THE DRIPLINES OF SIGNIFICANT TREES SHALL BE BY

LOW IMPACT/HAND METHODS ONLY AND WORK SHALL BE

ADJUSTED AS POSSIBLE TO MINIMIZE ANY DISTURBANCE TO

THE SIGNIFICANT AND RETAINED TREES AND PROTECTED

UNDERSTORY. CONSTRUCTION MATERIALS AND VEHICLES

SHALL NOT BE STORED OUTSIDE THE CLEARING LIMITS.

WORK WITHIN THE DRIPLINE OF TREES TO BE SAVED MUST

BE UNDER THE DIRECTION OF A CERTIFIED ARBORIST (TYP.)

AIR EXCAVATION REQUIRED FOR ANY EXCAVATION WITHIN

TREE LIMITS OF DISTURBANCE.

FOR CRITICAL ROOT ZONE

CALCULATIONS, REFER TO

ARBORIST ADDENDUM

AND SHEET A105.

PROPOSED TREE.

PRECISE LOCATION

PER OWNER (TYP)

PROPOSED TREE.

PRECISE LOCATION

PER OWNER (TYP)

EXISTING TREES TO REMAIN,

PROVIDE TREE PROTECTION

FENCING PER ARBORIST

REPORT PAGES 9-10 AND

COORDINATE WITH ONSITE

ARBORIST AND ARCHITECT

DURING CONSTRUCTION PER

THE REPORT, AS REQUIRED

REFER TO DETAIL 6 ON

C210 FOR MERCER ISLAND

TREE REPLANTING DETAIL
(TYP)

REFER TO DETAIL 3 ON

C210 FOR MERCER ISLAND

TREE PROTECTION DETAIL
(TYP)

PROPERTY
LINE

PROPERTY
LINE

PROPERTY
LINE

PROPERTY
LINE

85
TH

 PL
 SE

PROPOSED

RESIDENCE

PROPOSED

RESIDENCE

TREE RETENTION SCHEDULE - SEE ARBORIST REPORT
TREE # OFFSITE REMAIN REMOVE

LARGE/
REGULATED >10"

SIZE
EXCEPTIONAL

> 24"
EXCEPTIONAL

DBH
(INCHES)

SPECIES SPECIES HEALTH COMMENT REPLACEMENT

1 3.5/5 PACIFIC DOGWOOD CORNUS NUTTALLI POOR NOT LOCATED ON SURVEY

2 7.5 NOBLE FIR ABIES PROCERA FAIR NOT LOCATED ON SURVEY

3 X 14 DOUGLAS FIR PSUEDOTSUGA MENZIESII EXCELLENT

4 15 DOUGLAS FIR PSUEDOTSUGA MENZIESII GOOD

5 11 DOUGLAS FIR PSUEDOTSUGA MENZIESII

6 27 BIG LEAF MAPLE POOR

7 8 GRAND FIR ABIES GRANDIS

8 17 WESTERN RED CEDAR THUJA PLICATA

9 COLUMNAR NORWAY MAPLE ACER PLATANOIDES 'COLUMNARE' FAIR 2:1

10 10 COLUMNAR NORWAY MAPLE ACER PLATANOIDES 'COLUMNARE' 2:1

11 14 COLUMNAR NORWAY MAPLE ACER PLATANOIDES 'COLUMNARE' 2:1

12 50 WEEPING WILLOW SALIX BABYLONICA

13 32 BIG LEAF MAPLE

14 14 DOUGLAS FIR PSUEDOTSUGA MENZIESII

15 10.5

16 22

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

DOUGLAS FIR

DOUGLAS FIR

PSUEDOTSUGA MENZIESII

PSUEDOTSUGA MENZIESII

GOOD

GOOD

FAIR

FAIR

FAIR

FAIR

FAIR

FAIR

FAIR

FAIR

17

NOT LOCATED ON SURVEY

NP X STUMP/ PREVIOUSLY REMOVED 2:1

CJ
KATSURA: CORICIDIPHYLLUM JAPORICA

TREE REPLACEMENT LEGEND

WC
WEEPING HIGAN CHERRY: PRUNUS PENDULA

FD
FLOWERING DOGWOOD: CORNUS FLORIDA

AP
RED JAPANESE MAPLE: ACER PALMATUM

11 ONSITE TREES

TREE RETENTION CALCULATION

30% RETENTION REQUIRED = (3.3) 4 TREES

PROPOSED REMOVAL = 3 TREES

PROPOSED RETAINAGE = 8 TREES (>4 REQUIRED)

TREE REPLACEMENT

PROPOSED REPLACED = 8 TREES

TOTAL TREES REQUIRED TO BE REPLACED = 8 TREES
(SEE "REPLACEMENT" IN TABLE TO THE LEFT)

Feet
0 10 20

g.

Call
before you

D
1-800-424-5555

8-1-1 or

SCALE: 1"=10'

LEGEND
PROPERTY LINE

BUILDING OUTLINE

TREE PROTECTION FENCING

SEE DETAIL 3 ON SHEET C210

REMOVE EXISTING TREE

NEW TREE. SEE TREE REPLACEMENT

LEGEND BELOW AND DETAIL 6 ON

SHEET C210

FOR ALL WORK WITHIN TREE DRIPLINES, REFER TO

SITE ARBORIST REPORT FOR RECOMMENDATIONS

AND NECESSARY TREE PROTECTION MEASURES.

ARBORIST REPORT PREPARED BY SUPERIOR NW

ENTERPRISES, DATED JUNE 1, 2021.

SW 1/4 OF NW 1/4, SECTION 31, TOWNSHIP 24N, RANGE 5E, W.M.

LATITUDE 48, P.S.
 CONTACT: BRADY BERRIMAN
PHONE NUMBER:  206.556.1615

SCALE: AS NOTED
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NTS 3

NTS 6NTS 5

NTS 2NOT USED MERCER ISLAND TREE PROTECTION

MERCER ISLAND TREE REPLANTING DETAILNOT USED

NTS 1NOT USED

NTS 4NOT USED

NOTE:

THE EXTENT OF PROTECTION FENCING TO BE REVIEWED

AND DETERMINED IN FIELD WITH CONTRACTOR AND CITY

INSPECTORS AS REQUIRED TO PROTECT THE NEIGHBORS,

ENVIRONMENT AND EXISTING ELEMENTS ON SITE.

SW 1/4 OF NW 1/4, SECTION 31, TOWNSHIP 24N, RANGE 5E, W.M.

LATITUDE 48, P.S.
 CONTACT: BRADY BERRIMAN
PHONE NUMBER:  206.556.1615

SCALE: AS NOTED
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#12

#13#14
#15

#16

#1

#2

#3

#4

#5

#6

#8

3.5/5" DOGWOOD

7.5" NOB

OWNER TO COORDINATE

POWER AND COMM

SERVICES WITH

APPLICABLE UTILITY

PURVEYORS

PROPERTY
LINE (TYP)

R=10'

85
TH

 PL
 SE

RETIRE EXISTING WATER

METER IN APPROXIMATELY

THIS LOCATION.

COORDINATE WITH CITY

PUBLIC WORKS

PROTECT ALL EXISTING

TREES TO REMAIN.

CONTRACTOR TO

COORDINATE WITH

SITE ARBORIST (TYP)

RESIDENCE

FRONT
ENTRY

WATERPROOF DECK

ABOVE, PATIO

BELOW, PER ARCH'L

EXISTING SIDE SEWER. CONTRACTOR TO

VIDEO INSPECT AND CONFIRM

CONDITION FOR REUSE PRIOR TO

CONSTRUCTION. COORDINATE WITH CIVIL

ENGINEER

EX RETAINING WALL

(TO REMAIN). ADJUST

AS NEEDED

PROPOSED RESIDENCE

(3,726 SF)

MAIN LEVEL FFE = 41.7'

LOWER FFE = 30.6'±

FOOTING DRAIN PER

GEOTECH, IF REQ'D

PROPERTY
LINE (TYP)

PROPERTY
LINE (TYP)

ROOF

OVERHANG
(TYP)

ROOF

OVERHANG
(TYP)

APPROXIMATE LOCATION OF PROPOSED

2" WATER SERVICE. USE 250 PSI PRIVATE

HDPE WATER (ASTM D2239) FROM

METER TO HOUSE. RECOMMENDED

DEPTH = 36". COORDINATE HOUSE

ENTRY WITH OWNER / CONTRACTOR

CONTRACTOR TO CUT, CAP AND REPLACE EXISTING

SIDE SEWER TO EXISTING RESIDENCE. VIDEO INSPECT

AND DETERMINE FEASIBILITY OF REUSE PRIOR TO

CONSTRUCTION. COORDINATE WITH CIVIL ENGINEER.

IF REPLACEMENT IS NEEDED, SCHEMATIC ROUTING

SHOWN ON PLAN. CONTRACTOR TO FIELD FIT AND

VERIFY CONSTRUCTABILITY WITH CIVIL ENGINEER

INSPECT AND ENSURE

VIABILITY TO REUSE EXISTING

STORMWATER STUB(S) AT

EXISTING BULKHEAD.

CONTRACTOR SHALL NOT
ENTER THE LAKE

6" SD @ 2% MIN

SLOPE. ROUTE PIPE

TO EXISTING

STUB(S) IN
BULKHEAD (TYP)

AD#B2

RIM: 41.5±

SLOPE TO DRAIN

NYLOPLAST OR

APPROVED EQUAL

6" SD @ 2% MIN

SLOPE. ROUTE PIPE

TO EXISTING STUBS
IN BULKHEAD (TYP)

EXISTING

NEIGHBORING

RESIDENCE

EXISTING

NEIGHBORING

RESIDENCE

EX DOCK TO
REMAIN

EX RETAINING WALL

TO REMAIN.

MAINTAIN EX GRADES

STORMWATER BMPS:

COMPOST AMENDED SOILS ARE REQUIRED FOR DISTURBED

AREAS. SEE DETAIL ON SHEET C110

STORMWATER BMP'S ARE NOT PROPOSED FOR THIS

PROJECT DUE TO LOCATION. SEE STORM DRAINAGE REPORT

DETENTION IS NOT PROPOSED DUE TO PROXIMITY OF THIS

PARCEL TO (ADJACENT) LAKE WASHINGTON

CONCRETE
DRIVEWAY

SEE ARCH'L PLANS

FOR SHORELINE

PLANTING PLAN

FF=41.7

AD#A1

RIM=30.5

IE=27.5± 6" (IN/OUT)

NYLOPLAST OR

APPROVED EQUAL

BACKWATER VALVE ASSEMBLY

INSTALLED TO EXISTING SIDE SEWER.

SEE CITY STANDARD DETAIL S-26.

VALVE ELEVATION MIN 5-FEET

ABOVE HIGH WATER ELEVATION

ALL SEWER

PIPING TO BE

SDR 35 PVC @

1.0% MIN

6" SSCO
LAKELINE PER

CMI STD S-25

RPBA. PROVIDE

FROST PROTECTION

IN ACCORDANCE

WITH UPC

ALL AREA DRAINS TO BE

ADS NYLOPLAST OR

APPROVED EQUAL

ALL AREA DRAINS TO BE

ADS NYLOPLAST OR

APPROVED EQUAL

2" WATER

SERVICE POC

(CONFIRM W/

MEP PLANS)

SEWER POC.

CONFIRM W/

MEP PLANS

CONTRACTOR TO COORDINATE WITH

SITE GEOTECH AND CONNECT BUILDING

FOOTING DRAINS INTO PROPOSED

STORM CONVEYANCE SYSTEM

FOR ALL CIP RETAINING WALLS,

REFER TO STRUCTURAL PLANS.

FOOTING DRAINS (IF REQUIRED) TO

TIE INTO SITE CONVEYANCE SYSTEM

CONNECT FTG

DRAIN TO

STORM SYSTEM

CONNECT FTG

DRAIN TO

STORM SYSTEM

IF EXISTING WALL DRAIN

LOCATED IN THIS

APPROXIMATE LOCATION

PROVIDE WEEP HOLES FOR

DRAINAGE.

EXISTING

NEIGHBORING

RESIDENCE

6" SD @ 2% MIN

SLOPE. ROUTE PIPE

TO EXISTING STUBS
IN BULKHEAD (TYP)

DECK SEE

ARCH'L PLANS

EXISTING

STEPS TO
REMAIN

CONCRETE

PATIO PER

ARCH'L

6" CONC

CURB

PROPOSED

ASPHALT

PAVING

6" SD @ 2% MIN

SLOPE. ROUTE PIPE

TO EXISTING STUBS
IN BULKHEAD (TYP)

6" SD @ 2% MIN

SLOPE. ROUTE PIPE

TO EXISTING STUBS
IN BULKHEAD (TYP)

CONNECT EX WALL

DRAIN TO STORM

SYSTEM IF LOCATED

NEW 2" DOMESTIC AND FIRE

SERVICE, SEE DETAIL W-14A ON

SHEET C310 (CONFIRM WITH

SPRINKLER DESIGNER). SET

APPROXIMATELY 4' OFF EDGE OF

PAVEMENT. COORDINATE WITH

CITY PUBLIC WORKS FOR EXACT

LOCATION

48

46

44

42

AD#A2

RIM=41.1±

IE=39.1± 6"(IN/OUT)

NYLOPLAST OR

APPROVED EQUAL

50

TIE ALL ROOF DOWNSPOUTS

TO CONNECT INTO THE

STORM CONVEYANCE SYSTEM

THE EXACT LOCATION, SIZE AND INVERT ELEVATION OF

STORMWATER OUTFALL UNKNOWN AT THIS TIME (NOT

SHOWN IN SITE SURVEY). CONTRACTOR TO FIELD

LOCATE EXISTING STORMWATER CONVEYANCE SYSTEM

AND EXISTING OUTFALL AT BULKHEAD. ROUTE ALL SITE

STORMWATER TO SOUTH SIDE OF THE SITE AND

CONNECT TO AND REUSE EXISTING OUTFALLS IN

EXISTING BULKHEAD. CONTRACTOR TO NOTIFY

ENGINEER IF UNABLE TO LOCATE

INSPECT AND ENSURE

VIABILITY TO REUSE EXISTING

STORMWATER STUB(S) AT

EXISTING BULKHEAD.

CONTRACTOR SHALL NOT
ENTER THE LAKE

THE EXACT LOCATION, SIZE AND INVERT ELEVATION OF

STORMWATER OUTFALL UNKNOWN AT THIS TIME (NOT

SHOWN IN SITE SURVEY). CONTRACTOR TO FIELD

LOCATE EXISTING STORMWATER CONVEYANCE SYSTEM

AND EXISTING OUTFALL AT BULKHEAD. ROUTE ALL SITE

STORMWATER TO SOUTH SIDE OF THE SITE AND

CONNECT TO AND REUSE EXISTING OUTFALLS IN

EXISTING BULKHEAD. CONTRACTOR TO NOTIFY

ENGINEER IF UNABLE TO LOCATE

TRENCH DRAIN

RIM=41.6±

IE=40.6± (OUT)

ZURN Z886-HD OR

APPROVED EQUAL

FF=41.7

CONTRACTOR TO FIELD LOCATE EXACT

LOCATION OF EXISTING SIDE SEWER

AND COORDINATE FINAL LOCATION

OF BACKWATER VALVE WITH

ENGINEER AND ARCHITECT

PROPOSED TREE (TYP)

SEE C200 TREE PLAN

FF=41.7

CONCRETE

PATIO PER

ARCH'L

TC: 42.0

BC: 41.5

FG=42.0±

(MATCH EX)

FF=41.7

SITE STAIRS, SEE

ARCH'L PLANS

SITE STAIRS, SEE

ARCH'L PLANS

SEE ARCH'L PLANS

FOR SHORELINE

PLANTING PLAN

FG=41.2±

PROPOSED RETAINING

WALL. SEE STRUCTURAL

PLANS FOR ELEVATIONS

AND DETAILS
(TYP)

TC: 42.0

BC: 41.5

TC: 41.7

BC: 41.2

FG=45.0±

FG=45.5±

FG=46.1±

MATCH EX

FG=46.0±

MATCH EX

44

42

DOWNSPOUT,

TIE INTO SITE

CONVEYANCE
PIPE (TYP)

FF=41.7

STORM CLEANOUT

RIM TO GRADE

STORM CLEANOUT

RIM TO GRADE

Feet
0 10 20

g.

Call
before you

D
1-800-424-5555

8-1-1 or

SCALE: 1"=10'

VERTICAL DATUM:

NAVD88 PER GPS OBSERVATIONS

(PER QUIT CLAIM DEED AFN 20191009001615)

BEGINNING AT A POINT ON A LINE 400 FEET
SOUTH OF AND PARALLEL WITH THE NORTH LINE
OF GOVERNMENT LOT 2, SECTION 31, TOWNSHIP
24 NORTH, RANGE 5 EAST, W.M., IN KING COUNTY,
WASHINGTON, SAID POINT BEING SOUTH 89°50'16"
EAST 698.08 FEET FROM THE WEST LINE OF SAID
GOVERNMENT LOT 2;
THENCE SOUTH 13°09'00" WEST 190.08 FEET TO A
POINT IF CURVE;
THENCE ALONG A CURVE TO THE RIGHT OF 220
FOOT RADIUS 127.95 FEET TO A POINT OF
TANGENCY;
THENCE SOUTH 46°28'20" WEST 138.31 FEET TO A
POINT OF CURVE;
THENCE ALONG A CURVE TO THE RIGHT HAVING A
UNIFORM RADIUS OF 65.74 FEET THROUGH A
CENTRAL ANGLE OF 49°31'04" A DISTANCE OF 56.81
FEET TO A POINT ON THE SOUTHEASTERLY MARGIN
OF THE B.B. HUFFMAN COUNTY ROAD;
THENCE ALONG SAID MARGIN SOUTH 38°00'53"
WEST 50.55 FEET TO THE TRUE POINT OF
BEGINNING;
THENCE CONTINUING ALONG SAID MARGIN,
SOUTH 38°00'53" WEST 50.55 FEET;
THENCE SOUTH 43°31'40" EAST 193.81 FEET TO THE
MEANDER LINE OF LAKE WASHINGTON;
THENCE NORTH 46°28'20.4" EAST ALONG SAID
MEANDER LINE, 50 FEET;
THENCE NORTH 43°31'40" WEST 10.89 FEET TO THE
U.S. COAST AND GEODETIC SURVEY MONUMENT;
THENCE CONTINUING NORTH 43°31'40" WEST
190.35 FEET TO THE TRUE POINT OF BEGINNING;

(BEING KNOWN AS LOT 26 OF THE UNRECORDED
PLAT OF BENOTHO BEACH);
AND
BEGINNING AT A POINT ON A LINE 400 FEET
SOUTH OF AND PARALLEL WITH THE NORTH LINE
OF GOVERNMENT LOT 2, SECTION 31, TOWNSHIP
24 NORTH, RANGE 5 EAST, W.M., IN KING COUNTY,
WASHINGTON, SAID POINT BEING SOUTH 89°50'16"
EAST 698.08 FEET FROM THE WEST LINE OF SAID
GOVERNMENT LOT 2;
THENCE SOUTH 13°09'00" WEST 190.08 FEET TO A
POINT OF CURVE;
THENCE ALONG A CURVE TO THE RIGHT OF 220
FOOT RADIUS 127.95 FEET TO A POINT OF
TANGENCY;
THENCE SOUTH 46°28'20" WEST 138.31 FEET TO A
POINT OF CURVE;
THENCE ALONG A CURVE TO THE RIGHT HAVING A
UNIFORM RADIUS OF 65.74 FEET THROUGH A
CENTRAL ANGLE OF 49°31'04" A DISTANCE OF 56.81
FEET TO A POINT ON THE SOUTHEASTERLY MARGIN
OF THE B.B. HUFFMAN COUNTY ROAD;
THENCE ALONG SAID MARGIN SOUTH 38°00'53"
WEST 101.10 FEET TO THE TRUE POINT OF
BEGINNING;
THENCE CONTINUING ALONG SAID MARGIN OF
SAID COUNTY ROAD SOUTH 38°00'53" WEST 45
FEET;
THENCE SOUTH 40°19'13" EAST 187.48 FEET TO THE
MEANDER LINE OF LAKE WASHINGTON;
THENCE NORTH 46°28'20.4" EAST ALONG SAID
MEANDER LINE LINE 55 FEET;
THENCE NORTH 43°31'40" WEST 193.81 FEET TO THE
TRUE POINT OF BEGINNING;
(BEING KNOWN AS LOT 27 OF THE UNRECORDED
PLAT OF BENOTHO BEACH);
TOGETHER WITH SHORELANDS OF THE SECOND
CLASS ADJOINGING SAID TRACTS 26 AND 27;

SITUATE IN THE COUNTY OF KING, STATE OF
WASHINGTON.

ENSURE ALL ROOF DOWNSPOUTS INCLUDE AN

EMERGENCY OVERFLOW WITH SLASH BLOCKS.

BASIS OF BEARINGS:

N 30°45'41" E WAS CALCULATED BETWEEN EXISTING

SURVEY MONUMENTS SHOWN HEREON; THIS

SURVEY IS BASED UPON EXISTING SURVEY POINTS

FOUND BY JONES BASSI & ASSOCIATES, M.W.

MARSHALL LAND SURVEYING, GEODIMENSIONS

LAND SURVEYING AND TERRANE LAND SURVEYING

INC, ALONG WITH THE ASSOCIATED CALC AND

FIELD NOTES OF H.W. RUTHERFORD (PLATTER). THE

MATHEMATICAL SOLUTION FOR THIS BOUNDARY

HAS BEEN TIED TO THE EXISTING MONUMENTS

WITHIN THIS PLAT. SAID MONUMENTS ARE NOT

ORIGINAL PLAT MONUMENTS AND ARE ARBITRARY

TO THIS BOUNDARY, THEY ONLY SERVE AS A

MEANS OF RETRACEMENT.

REFERENCES:

R1. CITY OF MERCER ISLAND SP

78-3-009, AFN. 7903280701, RECORDS

OF KING COUNTY, WASHINGTON.

LEGEND

PROPERTY LINE

BUILDING OUTLINE

CONCRETE PAVEMENT

ASPHALT PAVEMENT

DECK, SEE ARCH'L PLAN

RETAINING WALL

STORM PIPE

SEWER PIPE

WATER PIPE

SD

SS

W

STORM DRAINAGE NOTES:

SEE SHEET C310

UTILITY NOTES:

SEE SHEET C310

FOR ALL WORK WITHIN TREE DRIPLINES, REFER TO

SITE ARBORIST REPORT FOR RECOMMENDATIONS

AND NECESSARY TREE PROTECTION MEASURES

SW 1/4 OF NW 1/4, SECTION 31, TOWNSHIP 24N, RANGE 5E, W.M.

LATITUDE 48, P.S.
 CONTACT: BRADY BERRIMAN
PHONE NUMBER:  206.556.1615

SCALE: AS NOTED
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C300

CIVIL SITE PLAN

PARCEL NO. 0736100155

PROPERTY AREA: 19,337 SF (0.44 ACRES)



NTS 32" WATER METER

NTS 6SEWER BACKWATER VALVE

GENERAL DRAINAGE NOTES:

1. ALL STORM LINES AND RETENTION/DETENTION AREAS SHALL BE STAKED FOR GRADE AND ALIGNMENT BY AN

ENGINEERING OR SURVEYING FIRM CAPABLE OF PERFORMING SUCH WORK, AND CURRENTLY LICENSED IN THE STATE

OF WASHINGTON TO DO SO.

2. ALL PIPE APPURTENANCES SHALL BE LAID ON A PROPERLY PREPARED FOUNDATION IN ACCORDANCE WITH WSDOT

7-02.3(1) UNLESS OTHERWISE NOTED IN THE PLANS, DETAILS OR PROJECT SPECIFICATIONS. THIS SHALL INCLUDE

LEVELING AND COMPACTING THE TRENCH BOTTOM, THE TOP OF THE FOUNDATION MATERIAL, AND ANY REQUIRED

PIPE BEDDING TO A UNIFORM GRADE SO THAT THE ENTIRE PIPE IS SUPPORTED BY A UNIFORMLY DENSE UNYIELDING

BASE.

3. ALL DRAINAGE STRUCTURES, SUCH AS CATCH BASINS AND MANHOLES, NOT LOCATED WITHIN A TRAVELED

ROADWAY OR SIDEWALK, MUST HAVE SOLID LOCKING LIDS.  ALL DRAINAGE STRUCTURES ASSOCIATED WITH A

PERMANENT RETENTION/DETENTION FACILITY MUST HAVE SOLID LOCKING LIDS.

4. SOLID LOCKING LIDS MUST BE USED FOR ALL CATCH BASINS NOT LOCATED WITHIN A GUTTER FLOWLINE AND

VANED GRATE STYLE COVERS MUST BE USED WITHIN THE GUTTER FLOWLINE.

5. ALL CONVEYANCE PIPE 6-INCHES OR GREATER IN DIAMETER MUST BE ASTM D3034 SDR 35 PVC UNLESS OTHERWISE

NOTED IN THE PLANS, DETAILS OR PROJECT SPECIFICATIONS.

UNDERGROUND UTILITY NOTE:

UNDERGROUND UTILITIES ARE SHOWN IN THE APPROXIMATE LOCATION.  THERE IS NO GUARANTEE THAT ALL UTILITY

SERVICES ARE SHOWN, OR THAT THE LOCATION, SIZE AND MATERIAL IS ACCURATE.  THE CONTRACTOR SHALL

UNCOVER ALL INDICATED PIPES WHERE CROSSING INTERFERENCES, OR CONNECTIONS OCCUR PRIOR TO TRENCHING

OR EXCAVATION FOR ANY PIPE OR STRUCTURES, TO DETERMINE ACTUAL LOCATIONS, SIZE AND MATERIAL.  THE

CONTRACTOR SHALL MAKE THE APPROPRIATE PROVISION FOR PROTECTION OF SAID FACILITIES.  THE CONTRACTOR

SHALL NOTIFY ONE-CALL AT 8-1-1 (WASHINGTON811.COM) AND ARRANGE FOR FIELD LOCATION OF EXISTING FACILITIES

PRIOR TO CONSTRUCTION.

STORM DRAINAGE NOTES:

1. STORM PIPE SHALL BE PVC CONFORMING TO ASTM D-3034 SDR 35 (4” – 15”) OR ASTM F679 (18”-27”). BEDDING

AND BACKFILL SHALL BE AS SHOWN IN THE STANDARD DETAILS.

2. THE FOOTING DRAINAGE SYSTEM AND THE ROOF DOWNSPOUT SYSTEM SHALL NOT BE INTERCONNECTED AND

SHALL SEPARATELY CONVEY COLLECTED FLOWS TO THE CONVEYANCE SYSTEM OR TO ON-SITE STORMWATER

FACILITIES.

3. PRIOR TO FINAL INSPECTION AND ACCEPTANCE OF STORM DRAINAGE WORK, PIPES AND STORM DRAIN

STRUCTURES SHALL BE CLEANED AND FLUSHED. ANY OBSTRUCTIONS TO FLOW WITHIN THE STORM DRAIN SYSTEM,

(SUCH AS RUBBLE, MORTAR AND WEDGED DEBRIS), SHALL BE REMOVED AT THE NEAREST STRUCTURE. WASH

WATER OF ANY SORT SHALL NOT BE DISCHARGED TO THE STORM DRAIN SYSTEM OR SURFACE WATERS.

4. ENDS OF EACH STORM DRAIN STUB AT THE PROPERTY LINE SHALL BE CAPPED AND LOCATED WITH AN 8' LONG 2"

X 4" BOARD, EMBEDDED TO THE STUB CAP AND EXTENDING AT LEAST 3 FEET ABOVE GRADE, AND MARKED

PERMANENTLY "STORM". A COPPER 12 GA. LOCATE WIRE FIRMLY ATTACHED. THE STUB DEPTH SHALL BE INDICATED

ON THE MARKER.

5. ALL GRATES IN ROADWAYS SHALL BE DUCTILE IRON, BOLT-LOCKING, VANED GRATES PER THE STANDARD DETAILS.

STRUCTURES IN TRAFFIC LANES OUTSIDE OF THE CURB LINE WHICH DO NOT COLLECT RUNOFF SHALL BE FITTED

WITH ROUND, BOLT-LOCKING FRAMES AND SOLID COVERS. OFF-STREET STRUCTURES WHICH DO NOT COLLECT

RUNOFF SHALL BE FITTED WITH BOLT-LOCKING SOLID COVERS.

6. VEGETATION/LANDSCAPING IN THE DETENTION POND, BIORETENTION FACILITY, VEGETATED ROOF AND/OR

DRAINAGE SWALE(S) ARE AN INTEGRAL PART OF THE RUNOFF TREATMENT SYSTEM FOR THE PROJECT. SUCH

DRAINAGE FACILITIES WILL NOT BE ACCEPTED UNTIL PLANTINGS ARE ESTABLISHED.

7. ALL NEW MANHOLES SHALL HAVE A MINIMUM INSIDE DIAMETER OF 48 INCHES AND SHALL CONFORM TO THE

STANDARD DETAILS. ALL NEW CATCH BASINS SHALL CONFORM TO THE STANDARD DETAILS.

8. STORM STUB STATIONS ARE REFERENCED FROM NEAREST DOWNSTREAM MANHOLE/ CATCH BASIN.

9. ALL TESTING AND CONNECTIONS TO EXISTING MAINS SHALL BE DONE IN THE PRESENCE OF THE CITY’S INSPECTOR.

10. ALL PUBLIC STORM DRAINS SHALL BE AIR TESTED AND HAVE A VIDEO INSPECTION PERFORMED PRIOR TO

ACCEPTANCE (SEE #17 BELOW). STORM MAIN CONSTRUCTED WITH FLEXIBLE PIPE SHALL BE DEFLECTION TESTED

WITH A MANDREL PRIOR TO ACCEPTANCE.

11. STORM STUBS SHALL BE TESTED FOR ACCEPTANCE AT THE SAME TIME THE STORM MAIN IS TESTED.

12. ALL MANHOLES/ CATCH BASINS IN UNPAVED AREAS SHALL INCLUDE A CONCRETE SEAL AROUND ADJUSTMENT

RINGS PER STANDARD DETAILS.

13. ALL STORM MAIN EXTENSIONS WITHIN THE PUBLIC RIGHT-OF-WAY OR IN EASEMENTS MUST BE “STAKED” BY A

SURVEYOR LICENSED IN WASHINGTON STATE FOR “LINE AND GRADE” AND CUT SHEETS PROVIDED TO THE CITY’S

INSPECTOR, PRIOR TO STARTING CONSTRUCTION.

14. STORM DRAINAGE MAINLINES, STUBS AND FITTINGS SHALL BE CONSTRUCTED USING THE SAME PIPE MATERIAL

AND MANUFACTURER. CONNECTIONS BETWEEN STUBS AND THE MAINLINE WILL BE MADE WITH A TEE FITTING. TEE

FITTING SHALL BE FROM SAME MANUFACTURER AS PIPE. CUT-IN CONNECTIONS ARE ONLY ALLOWED WHEN

CONNECTING A NEW STUB TO AN EXISTING MAINLINE.

15. MANHOLES, CATCH BASINS AND VAULTS ARE CONSIDERED TO BE PERMIT-REQUIRED CONFINED SPACES. ENTRY

INTO THESE SPACES SHALL BE IN ACCORDANCE WITH CHAPTER 296-809 WAC.

16. PLACEMENT OF SURFACE APPURTENANCES (MH LIDS, VALVE LIDS, ETC.) IN TIRE TRACKS OF TRAFFIC LANES SHALL

BE AVOIDED WHENEVER POSSIBLE.

17. THE CONTRACTOR SHALL PERFORM A VIDEO INSPECTION AND PROVIDE A DIGITAL COPY OF THE VIDEO

INSPECTION FOR THE CITY’S REVIEW. THE VIDEO SHALL PROVIDE A MINIMUM OF 480 X 640 RESOLUTION AND

COVER THE ENTIRE LENGTH OF THE APPLICABLE PIPE. THE CAMERA SHALL BE MOVED THROUGH THE PIPE AT A

UNIFORM RATE (≤ 30 FT/MIN), STOPPING WHEN NECESSARY TO ENSURE PROPER DOCUMENTATION OF THE PIPE

CONDITION. THE VIDEO SHALL BE TAKEN AFTER INSTALLATION AND CLEANING TO INSURE THAT NO DEFECTS EXIST.

THE PROJECT WILL NOT BE ACCEPTED UNTIL ALL DEFECTS HAVE BEEN REPAIRED.

18. NOT USED.

19. ALL CONCRETE STRUCTURES (VAULTS, CATCH BASINS, MANHOLES, OIL/WATER SEPARATORS, ETC.) SHALL BE

VACUUM TESTED.

20. MANHOLES, CATCH BASINS AND INLETS IN EASEMENTS SHALL BE CONSTRUCTED TO PROVIDE A STABLE, LEVEL

GRADE FOR A MINIMUM RADIUS OF 2.5 FEET AROUND THE CENTER OF THE ACCESS OPENING TO ACCOMMODATE

CONFINED SPACE ENTRY EQUIPMENT.

21. TOPS OF MANHOLES/ CATCH BASINS WITHIN PUBLIC RIGHT-OF-WAY SHALL NOT BE ADJUSTED TO FINAL GRADE

UNTIL AFTER PAVING.

22. CONTRACTOR SHALL ADJUST ALL MANHOLE/ CATCH BASIN RIMS TO BE FLUSH WITH FINAL FINISHED GRADES,

UNLESS OTHERWISE SHOWN.

23. DURING CONSTRUCTION, CONTRACTOR SHALL INSTALL, AT ALL CONNECTIONS TO EXISTING DOWNSTREAM

MANHOLES/CATCH BASINS, SCREENS OR PLUGS TO PREVENT FOREIGN MATERIALS FROM ENTERING EXISTING

STORM DRAINAGE SYSTEM. SCREENS OR PLUGS SHALL REMAIN IN PLACE THROUGHOUT THE DURATION OF THE

CONSTRUCTION AND SHALL BE REMOVED ALONG WITH COLLECTED DEBRIS AT THE TIME OF FINAL INSPECTION

AND IN THE PRESENCE OF THE CITY’S INSPECTOR.

24. NOT USED.

25. MINIMUM COVER OVER STORM DRAINAGE PIPE SHALL BE 2 FEET, UNLESS OTHERWISE SHOWN.

26. REDIRECT SHEET FLOW, BLOCK DRAIN INLETS AND/OR CURB OPENINGS IN PAVEMENT AND INSTALL FLOW

DIVERSION MEASURES TO PREVENT CONSTRUCTION SILT LADEN RUNOFF AND DEBRIS FROM ENTERING

EXCAVATIONS AND FINISH SURFACES FOR BIORETENTION FACILITIES AND PERMEABLE PAVEMENTS.

27. WHERE AMENDED SOILS, BIORETENTION FACILITIES, AND PERMEABLE PAVEMENTS ARE INSTALLED, THESE AREAS

SHALL BE PROTECTED AT ALL TIMES FROM BEING OVER-COMPACTED.

UTILITY NOTES:

1. THE LOCATIONS OF ALL EXISTING UTILITIES SHOWN HEREON HAVE BEEN ESTABLISHED BY FIELD SURVEY OR

OBTAINED FROM AVAILABLE RECORDS AND SHOULD THEREFORE BE CONSIDERED APPROXIMATE ONLY AND NOT

NECESSARILY COMPLETE. IT IS THE SOLE RESPONSIBILITY OF THE EXCAVATOR TO INDEPENDENTLY VERIFY THE

ACCURACY OF ALL UTILITY LOCATIONS SHOWN, AND TO FURTHER DISCOVER AND AVOID ANY OTHER UTILITIES

NOT SHOWN HERE ON WHICH MAY BE AFFECTED BY THE IMPLEMENTATION OF THIS PLAN. IMMEDIATELY NOTIFY

THE RESPONSIBLE PROFESSIONAL ENGINEER IF A CONFLICT EXISTS.

2. CALL 1-800-424-5555, OR 8-1-1, 72 HOURS BEFORE CONSTRUCTION FOR UTILITY LOCATES.

3. THE CONTRACTOR SHALL MAINTAIN A MINIMUM OF FIVE FEET (5’) HORIZONTAL SEPARATION BETWEEN ALL

WATER AND STORM DRAINAGE LINES. ANY CONFLICT SHALL BE REPORTED TO THE UTILITY AND THE RESPONSIBLE

PROFESSIONAL ENGINEER PRIOR TO CONSTRUCTION.

4. AVOID CROSSING WATER OR SEWER MAINS AT HIGHLY ACUTE ANGLES. THE SMALLEST ANGLE MEASURE BETWEEN

UTILITIES SHOULD BE 45 DEGREES.

5. IT SHALL BE THE CONTRACTOR’S RESPONSIBILITY TO ENSURE THAT NO CONFLICTS EXIST BETWEEN STORM

DRAINAGE FACILITIES AND PROPOSED OR EXISTING UTILITIES PRIOR TO CONSTRUCTION.

6. AT POINTS WHERE EXISTING THRUST BLOCKING IS FOUND, MINIMUM CLEARANCE BETWEEN CONCRETE BLOCKING

AND OTHER BURIED UTILITIES OR STRUCTURES SHALL BE 5 FEET.

7. WHERE A NEW UTILITY LINE CROSSES BELOW AN EXISTING AC MAIN, THE AC PIPE SHALL BE REPLACED WITH DI PIPE

TO 3 FEET PAST EACH SIDE OF THE TRENCH AS SHOWN ON STANDARD DETAIL W-8. ALTERNATIVELY, APPROVED IN

WRITING BY THE UTILITY, THE TRENCH MAY BE BACKFILLED WITH CONTROLLED DENSITY FILL (CDF, AKA FLOWABLE

FILL) FROM BOTTOM OF TRENCH TO BOTTOM OF AC MAIN

RESTORATION NOTES:

1. SURFACE RESTORATION OF EXISTING ASPHALT PAVEMENT SHALL BE AS REQUIRED BY THE RIGHT-OF-WAY USE
PERMIT.

2. THE CONTRACTOR SHALL RESTORE THE RIGHT-OF-WAY AND EXISTING PUBLIC STORM DRAINAGE EASEMENT(S)

AFTER CONSTRUCTION TO A CONDITION EQUAL OR BETTER THAN CONDITION PRIOR TO ENTRY. THE CONTRACTOR

SHALL FURNISH A RELEASED FROM ALL AFFECTED PROPERTY OWNERS AFTER RESTORATION HAS BEEN COMPLETED.

NTS 5SIDE SEWER CLEANOUT

NTS 2NOT USED

SW 1/4 OF NW 1/4, SECTION 31, TOWNSHIP 24N, RANGE 5E, W.M.

LATITUDE 48, P.S.
 CONTACT: BRADY BERRIMAN
PHONE NUMBER:  206.556.1615

SCALE: AS NOTED
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LEGEND NOTES

1. PROPERTY LINE METES & BOUNDS ARE SHOWN PER TOPOGRAPHIC SURVEY 
BY TERRANE DATED 02/19/21

2. TREES AND COUNTOURS ARE BASED ON TOPOGRAPHIC SURVEY BY TERRANE 
DATE 02/19/21

3. SEE SHEETS AD100 & A100 FOR ADDITIONAL PROJECT DATA & SQUARE 
FOOTAGE CALCULATIONS

4. SEE CIVIL PLANS FOR SITE PROTECTION (TESC), STORM WATER CONTROL, 
AND GRADING

5. (19.13.020.a) LEGAL NONCONFORMING USES AND STRUCTURES MAY 
CONTINUE.

(E) PATIO / WALKWAYS / CONCRETE 
DRIVE / PAVING TO REMAIN

(E) ROCKERY TO REMAIN

(N) HOUSE FOOTPRINT

(N) PATIO / WALKWAYS / CONCRETE 
DRIVE / PAVING / SITE WALLS

STEEP SLOPE HAZARD AREA PER SURVEY

PROPERTY LINE

SETBACK LINE

ROOF OVERHANG

F TREE PROTECTION FENCE

ELEVATION DATUM
EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

CONTOUR MAJOR

CONTOUR MINOR

ORDINARY HIGH 
WATER MARK

(E) TREE TO REMAIN

(N) TREE 

AREA OF 
OVEREXCAVATION

SHORING WALL 
PER STRUCTURAL

EXISTING NEIGHBORING HOUSE

EXISTING NEIGHBORING HOUSE

EXISTING NEIGHBORING HOUSE

PROPOSED HOUSE FOOTPRINT
SEE A100 FOR SQUARE FOOTAGE DATA

(E) DOCK TO REMAIN
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HIGH POINT: 57.2' 

LOW POINT: 18.6'

STEEP SLOPE AREA PER SURVEY

(E) STONE STEPS TO REMAIN

SEE CIVIL FOR CONSTRUCTION 
ACCESS REQUIREMENTS

(N) DRIVEWAY PER CIVIL

NEW DRIVEWAY RETAINING 
WALL PER STRUCTURAL

PATIO

WATER PROOF DECK ABOVE, PATIO BELOW

(E) SITE STAIRS TO BE REMOVED AND REBUILT

OHWM

LAKE WASHINGTON

LINE OF LOWER LEVEL FOOTPRINT

T.O.W. = 40'-8 3/8"

20'-0
"

30'-0
"

40'-0
"

50'-0
"

F

F

F

200.37

380.17 SF

F

AREA OF OVEREXCAVATION

SHORING WALL PER STRUCTURAL

#1

#2

F

NO EXCAVATION REQUIRED HERE, (E) RETAINING WALL TO REMAIN

PORTION OF SHORING WALL TO BE REMOVED AFTER BACKFILL

20'-0
"

30'-0"

40'-0
"

50'-0
"

FD

CJ

AP

WC

WC

FD

AP

WC

MIN.

2' - 0"

CLEAN FREE DRAINING GRAVEL

DRAIN MAT

CONCRETE 
RETAINING WALL

CONCRETE SLAB, 
SEE ASSEMBLIES 
FOR BUILD UP

SOLDIER PILE W/ 
PRE CAST CONCRETE
PANEL LAGGING

FOOTING AND 
PILES PER STRUCT.

PILE & AUGERED 
HOLE PER STRUCT.
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General Structural Notes
THE FOLLOWING APPLY UNLESS SHOWN OTHERWISE ON THE DRAWINGS
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CODE REQUIREMENTS

GENERAL REQUIREMENTS

QUALITY ASSURANCE

SHORING MONITORING

GEOTECHNICAL INFORMATION AND CRITERIA
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Shoring Plan

Plan Notes

Legend

Pile Schedule

SH2.1
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20181716 Pile Tieback

Tieback to Pile Connection

Cantilever PileAuger Pile - Inside CornerAuger Pile - Outside Corner

Typical Pile Loading Diagram
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EXISTING NEIGHBORING HOUSE

EXISTING NEIGHBORING HOUSE

EXISTING NEIGHBORING HOUSE
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"

(E) HOUSE FOOTPRINT

(E) TREES TO REMAIN, PROVIDE TREE 
PROTECTION FENCING PER PAGES 
9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION 
WITH THE ARBORIST AND ARCHITECT 
PER THE REPORT AS REQUIRED

(E) TREE TO REMAIN, PROVIDE TREE PROTECTION FENCING PER PAGES 9-10 
OF THE ARBORIST REPORT AND COORDINATE DURING CONSTRUCTION WITH 
THE ARBORIST AND ARCHITECT PER THE REPORT AS REQUIRED

(E) TREES TO REMAIN, PROVIDE TREE PROTECTION 
FENCING PER PAGES 9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION WITH THE ARBORIST 
AND ARCHITECT PER THE REPORT AS REQUIRED

(E) TREE TO REMAIN, PROVIDE TREE PROTECTION 
FENCING PER PAGES 9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION WITH THE 
ARBORIST AND ARCHITECT PER THE REPORT AS REQUIRED

(E) SPORT COURT TO BE REMOVED

(E) GARAGE FOOTPRINT

EXISTING DOCK TO REMAIN

EXISTING STEPS TO REMAIN

(E) SITE STAIRS TO REMOVED AND REBUILT

(E) DRIVEWAY TO BE REMOVED PER CIVIL

PORTION OF (E) SITE STAIRS TO BE REMOVED

(E) TREES TO BE REMOVED

#13
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#1

#2

(E) TREE STUMP TO BE REMOVED

#NP

(E) TREES TO REMAIN, PROVIDE TREE 
PROTECTION FENCING PER PAGES 
9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION 
WITH THE ARBORIST AND ARCHITECT 
PER THE REPORT AS REQUIRED

20'-0
"

30'-0
"

40'-0
"

50'-0
"

LEGEND

PROPERTY LINE
(E) TREE TO REMAIN

SETBACK LINE

ROOF OVERHANG

(E) TREE TO BE REMOVED

NOTES

1. PROPERTY LINE METES & BOUNDS ARE SHOWN PER 
TOPOGRAPHIC SURVEY BY TERRANE DATED 02/19/21

2. TREES AND CONTOURS ARE BASED ON TOPOGRAPHIC 
SURVEY BY TERRANE DATED 02/19/21

ELEVATION DATUM
EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

CONTOUR MAJOR

CONTOUR MINOR

(E) SITE WALL TO REMAIN

(E) PATIO / WALKWAYS / 
CONCRETE DRIVE / PAVING 
TO REMAIN

(E) SITE ELEMENTS TO 
BE DEMOLISHED

STEEP SLOPE HAZARD AREA 
PER SURVEY

(E) HOUSE FOOTPRINT TO BE 
DEMOLISHED

(E) ROCKERY TO REMAIN

ORDINARY HIGH 
WATER MARK
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NOTES

1. PROPERTY LINE METES & BOUNDS 
ARE SHOWN PER TOPOGRAPHIC 
SURVEY BY TERRANE DATED 
02/19/21

2. TREES AND COUNTOURS ARE 
BASED ON TOPOGRAPHIC SURVEY 
BY TERRANE DATE 02/19/21

LOT COVERAGE 
TO REMAIN

DEMOLISHED LOT 
COVERAGE

LEGEND

(E) TREE TO REMAIN

(E) ROCKERY 
TO REMAIN

STEEP SLOPE HAZARD 
AREA PER SURVEY

(E) TREE TO BE 
REMOVED

PROPERTY LINE

SETBACK LINE

ROOF OVERHANG

ELEVATION DATUM
EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

CONTOUR MAJOR

CONTOUR MINOR

ORDINARY HIGH 
WATER MARK

CALCULATIONS

LOT COVERAGE TO REMAIN

DRIVING SURFACES 1368.29 SF

TOTAL 1368.29 SF 

LOT COVERAGE TO BE DEMOLISHED

ROOF, GARAGE, AND OVERHANGS 3912.96 SF
DRIVING SURFACES 381.23 SF

TOTAL 4294.19 SF 

HARDSCAPE TO REMAIN

STAIRS S-3 177.70 SF

ROCKERIES R-1 301.52 SF
R-2   86.89 SF

SITE WALLS SW-1   38.19 SF
SW-6     5.46 SF

TOTAL 609.76 SF 

HARDSCAPE TO BE DEMOLISHED

STAIRS D-S-1   94.76 SF
D-S-2 226.01 SF

PATIOS / WALKWAYS D-P-1 1161.2 SF
D-P-2   18.08 SF
D-P-3   91.00 SF
D-P-4   68.11 SF
D-P-5 130.03 SF
D-P-6 109.34 SF
D-P-7 412.52 SF

SITE WALLS D-SW-1   28.69 SF
D-SW-2   13.43 SF
D-SW-3   61.09 SF
D-SW-4     9.19 SF
D-SW-5     4.39 SF
D-SW-7     2.17 SF

TOTAL 2430.01 SF 

HARDSCAPE TO 
REMAIN

DEMOLISHED 
HARDSCAPE

EXISTING 
NEIGHBORING 

HOUSE

EXISTING 
NEIGHBORING 

HOUSE

EXISTING 
NEIGHBORING 

HOUSE

FRONT YARD SETBACK

20.00'

(E) ROCKERY TO REMAIN

DEMOLISHED HOUSE 
FOOTPRINT & OVERHANGS

3912.96 SF
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DRIVING SURFACE TO BE REPAVED AT 
HIGHER ELEVATION,1368.29 SF
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EXISTING NEIGHBORING HOUSE

EXISTING 
NEIGHBORING 

HOUSE

EXISTING NEIGHBORING HOUSE

FRONT YARD SETBACK

20.00'

REAR YARD SETBACK
25.00'

PROPOSED HOUSE FOOTPRINT
MAIN LEVEL F.F. = 41.7'
LOWER LEVEL F.F.= 30.58'

BUFFER
50.00'

EXISTING DOCK TO REMAIN
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HIGH POINT: 57.2' 

LOW POINT: 18.6'

STEEP SLOPE AREA PER SURVEY

SEE SHEET A106 FOR SHORELINE PLANTING PLAN

EXISTING STEPS TO REMAIN

SEE CIVIL FOR CONSTRUCTION 
ACCESS REQUIREMENTS

REFUSE BIN ENCLOSURE

(N) DRIVEWAY PER CIVIL

NEW DRIVEWAY RETAINING 
WALL PER STRUCTURAL

LANDING AND STAIRS INTEGRATED WITH 
LANDSCAPE FOR ALLOWANCE IN SETBACK.
STAIR NOT TO EXCEED 30" ABOVE (E) OR 
PROPOSED FINISH GRADE
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(E) SITE STAIRS TO BE REMOVED AND REBUILT
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ZONE; SEE 
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(E) TREES TO REMAIN, PROVIDE TREE 
PROTECTION FENCING PER PAGES 
9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION 
WITH THE ARBORIST AND ARCHITECT 
PER THE REPORT AS REQUIRED

(E) TREE TO REMAIN, PROVIDE TREE PROTECTION FENCING PER PAGES 9-10 
OF THE ARBORIST REPORT AND COORDINATE DURING CONSTRUCTION WITH 
THE ARBORIST AND ARCHITECT PER THE REPORT AS REQUIRED

(E) TREES TO REMAIN, PROVIDE TREE PROTECTION 
FENCING PER PAGES 9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION WITH THE ARBORIST 
AND ARCHITECT PER THE REPORT AS REQUIRED

(E) TREE TO REMAIN, PROVIDE TREE PROTECTION 
FENCING PER PAGES 9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION WITH THE 
ARBORIST AND ARCHITECT PER THE REPORT AS REQUIRED

#13
#14

#15

#16

#3

#4

#5

#6

#12

#8

SURVEY REFERENCE 
POINT

20'-0
"

30'-0
"

40'-0
"

50'-0
"

F

F

F

F

(E) TREE STUMP TO BE REMOVED

#NP

CONTRACTOR TO COORDINATE TREE FENCING WITH CIVIL DRAWINGS AND ARBORIST REPORT

OHWM

T.O.W. = 41.7', FINAL HEIGHTS TO 
BE COORDINATED IN FIELD

T.O.W. = 46.5', FINAL HEIGHTS 
TO BE COORDINATED IN FIELD; 
PROVIDE FALL PROTECTION IF 
GREATER THAN 30" AFG

DRIVEWAY EXTENSION IN 
RIGHT OF WAY

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. CONTRACTOR 
SHALL VERIFY TO INSPECTOR ALL GUARDS AND RAILINGS 
SHALL BE CAPABLE OF RESISTING 200LB LOAD ON TOP RAIL 
ACTING IN ANY DIRECTION AS REQUIRED BY IRC R301.5, TYP. 
DESIGN AND CONNECTION UNDER DEFERRED SUBMITTAL.

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. CONTRACTOR 
SHALL VERIFY TO INSPECTOR ALL GUARDS AND RAILINGS 
SHALL BE CAPABLE OF RESISTING 200LB LOAD ON TOP RAIL 
ACTING IN ANY DIRECTION AS REQUIRED BY IRC R301.5, TYP. 
DESIGN AND CONNECTION UNDER DEFERRED SUBMITTAL.

FD

CJ

AP

WC

WC

#1

#2

(E) TREES TO REMAIN, PROVIDE TREE 
PROTECTION FENCING PER PAGES 
9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION 
WITH THE ARBORIST AND ARCHITECT 
PER THE REPORT AS REQUIRED F

EXTEND (E) SITE LANDSCAPE STAIR; INTEGRATE INTO 
GRADE TO ALLOW INTRUSION INTO SIDE YARD SETBACK.
NEW STAIRS NOT TO EXCEED 30" ABOVE (E) OR 
PROPOSED FINISH GRADE.

T.O.W. = 41.7', FINAL HEIGHTS TO 
BE COORDINATED IN FIELD

T.O.W. = 36.3', FINAL HEIGHTS TO 
BE COORDINATED IN FIELD

20'-0
"

30'-0
"

40'-0
"

50'-0
"

10' MIN.

DECK F.F. 41.70'

PATIO F.F. 30.52'

DECK F.F. 41.70'

PATIO F.F. 30.52'

FD

AP 10' MIN

10' MIN

1
0

' M
IN

10' MIN

5' - 0"

AUTOMATIC DRIVEWAY GATE

WC

PATIO F.F. 41.65'

LEGEND

(E) TREE TO REMAIN

(N) TREE 

NOTES

1. PROPERTY LINE METES & BOUNDS ARE 
SHOWN PER TOPOGRAPHIC SURVEY BY 
TERRANE DATED 02/19/21

2. TREES AND COUNTOURS ARE BASED ON 
TOPOGRAPHIC SURVEY BY TERRANE DATE 
02/19/21

(E) PATIO / WALKWAYS / CONCRETE 
DRIVE / PAVING TO REMAIN

(E) ROCKERY TO REMAIN

(N) HOUSE FOOTPRINT

(N) PATIO / WALKWAYS / STAIRS / 
CONCRETE DRIVE / PAVING / SITE WALLS

STEEP SLOPE HAZARD AREA PER SURVEY

SPOT ELEVATION

AVERAGE BUILDING ELEVATIONS

PROPERTY LINE

SETBACK LINE

ROOF OVERHANG

ELEVATION DATUM
EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

CONTOUR MAJOR

CONTOUR MINOR

ORDINARY HIGH 
WATER MARK

(N) WATERPROOF DECK

(E) TREE CRITICAL 
ROOT ZONE

TREE PROTECTION FENCEF

EXISTING LOT AREA SUMMARY
GROSS LOT AREA 19,337 SF (PER SURVEY)
ACCESS EASEMENTS 0 SF
NET LOT AREA (LANDWARD OF OHWM) 18,231 SF
LOT SLOPE (57.2' - 18.6') / 201.24' = 19.2%

TREE REMOVAL
(E) TREES TO BE REMOVED 4
(N) TREES TO BE PLANTED AS REPLACEMENT 8

EXISTING LOT COVERAGE
(E) RESIDENCE, GARAGE, AND OVERHANGS 3,912.96 SF
(E) DRIVING SURFACES 1,749.48 SF 
(E) TOTAL LOT COVERAGE 5,662.44 SF = 31.1% OF LOT AREA

PROPOSED LOT COVERAGE
(N) RESIDENCE, GARAGE, AND OVERHANGS 4,453.10 SF
(N) DRIVING SURFACES 1,766.88 SF
(N) TOTAL LOT COVERAGE 6,219.98 SF = 34.1% OF LOT AREA

ALLOWABLE LOT COVERAGE
35% OF LOT AREA BASED ON LOT SLOPE, PER 19.02.020.F.3.a. 18,231 SF * 0.35 = 6,380.85 SF

EXISTING HARDSCAPE
STAIRS    498.47 SF
PATIOS / WALKWAYS 1,990.28 SF
ROCKERIES    388.41 SF
SITE WALLS        162.61 SF
TOTAL EXISTING 3,039.77 SF = 16.7% OF LOT AREA

(EXISTING NON-CONFORMING)

DEMOLISHED HARDSCAPE          
STAIRS    320.77 SF
PATIOS/WAKLWAYS    1,990.28 SF
SITE WALLS        118.96 SF
TOTAL DEMOLISHED    2,430.01 SF

PROPOSED HARDSCAPE
(E) HARDSCAPE TO REMAIN
STAIRS    177.70 SF
ROCKERIES    388.41 SF
SITE WALLS      43.65 SF
TOTAL TO REMAIN    609.76 SF

(N) ADDED HARDSCAPE
DECKS      440.52 SF
STAIRS      154.71 SF
PATIO/WALKWAYS           500.25 SF
SITE WALLS           95.09 SF
TOTAL ADDED    1,190.57 SF       
TOTAL HARDSCAPE                     1,800.33 SF = 9.9% OF LOT AREA

(609.76 + 1,190.57) = 1,800.33

ALLOWABLE HARDSCAPE 
9% OF LOT AREA 18,231 SF * 0.09 = 1,640.79 SF
PER 19.02.020.F.3.b.ii., HARDSCAPE IMPROVEMENTS ARE PERMITTED IN THE MAXIMUM LOT COVERAGE AREA
REMAINING LOT COVERAGE 6380.85 SF - 6219.98 SF = 160.87 SF
TOTAL ALLOWABLE HARDSCAPE 1,640.79 SF + 160.87 SF = 1,801.66 SF

EXISTING BUILDING AREA SUMMARY (GFA)
(E) BASEMENT LEVEL        1,820 SF
(E) MAIN LEVEL        2,000 SF
(E) GARAGE         767 SF
TOTAL EXISTING BUILDING AREA (GSF)      4,587 SF
EXISTING FLOOR AREA RATIO:          4,587/18,231 = 25.2% OF LOT AREA

PROPOSED BUILDING AREA SUMMARY (GFA)
PROPOSED BASEMENT LEVEL 3,793.78 SF
PROPOSED BASEMENT LEVEL BELOW GRADE                (2,032.18 SF)
(EXCLUDED PER MICC CHAPTER 19 APPENDIX B, REF. SHEET A211)
PROPOSED MAIN LEVEL (EXCLUDES STAIR PER                 2,438.08 SF
MICC 19.02.020.D.2.c)
PROPOSED COVERED DECKS      95.55 SF
(PER MICC CHAPTER 19.16.010.G.1.e.)
PROPOSED ATTACHED GARAGE    840.11 SF
PROPOSED ATTACHED GARAGE BELOW GRADE                     (142.05 SF)
(EXCLUDED PER MICC CHAPTER 19 APPENDIX B, REF. SHEET A212)                              
TOTAL PROPOSED BUILDING AREA (GSF)                  4,993.28 SF
PROPOSED FLOOR AREA RATIO:                             4,993.28/18,231 = 27.4% OF LOT AREA
5,000 SF, OR 40% ALLOWABLE GROSS FLOOR AREA MAX., WHICHEVER IS LESS

SETBACKS
SIDE YARD (PER 19.02.020.C.1.c.) 

PER 19.16.010, LOT WIDTH IS THE DISTANCE BETWEEN THE TWO MIDPOINTS OF SIDE LOT LINES = 100'
TOTAL: 17% OF LOT WIDTH 100' * 0.17 = 17' 
MINIMUM: 33% OF SIDE YARD TOTAL 17' * 0.33 = 5.61' 

FRONT YARD 20'
SHORELINE 25' FROM THE ORDINARY HIGH WATER MARK

OCCUPANCY SUMMARY
EXISTING TYPE R-3
OCCUPANT LOAD SINGLE FAMILY

ENERGY CODE SUMMARY (2018 WASHINGTON STATE ENERGY CODE, RESIDENTIAL PROVISIONS)
CLIMATE ZONE 4C PER TABLE R301.1
PRESCRIPTIVE THERMAL ENVELOPE PER TABLE R402.1.1
EFFICIENT ENVELOPE OPTION 1.3 (SECTION R406)

FENESTRATION U-FACTOR (VERTICAL):  0.28
SKYLIGHT U-FACTOR (OVERHEAD): 0.50
CEILING: R-49
VAULTED CEILING: R-38
WALL ABOVE GRADE: R-21
WALL BELOW GRADE (INT.): R-21 (INT.) OR R-10 (EXT.)
FLOOR ABOVE GRADE: R-38
SLAB ON GRADE @ BASEMENT: R-10

AIR LEAKAGE OPTION 2.3
REDUCE THE TESTED AIR LEAKAGE TO 1.5 AIR CHANGES PER HOUR MAXIMUM AT 50 PASCALS - AND - ALL 
WHOLE HOUSE VENTILATION REQUIREMENTS AS DETERMINED BY SECTION M1507.3 OF THE 
INTERNATIONAL RESIDENTIAL CODE OR SECTION 403.8 OF THE INTERNATIONAL MECHANICAL CODE 
SHALL BE MET WITH A HEAT RECOVERY VENTILATION SYSTEM WITH MINIMUM SENSIBLE HEAT RECOVERY 
EFFICIENCY OF 0.75.

HIGH EFFICIENCY HVAC OPTION 3.1
ENERGY STAR RATED (U.S. NORTH) GAS OR PROPANE FURNACE WITH MINIMUM AFUE OF 95% - OR -
ENERGY STAR RATED (U.S. NORTH) GAS OR PROPANE BOILER WITH MINIMUM AFUE OF 90%.

RENEWABLE ELECTRICITY OPTION 6.1
FOR EACH 1200 KWH OF ELECTRICAL GENERATION PER HOUSING UNIT PROVIDED ANNUALLY BY ON-SITE 
WIND OR SOLAR EQUIPMENT A 1.0 CREDIT SHALL BE ALLOWED, UP TO 3 CREDITS. GENERATION SHALL BE 
CALCULATED AS FOLLOWS: FOR SOLAR ELECTRIC SYSTEMS, THE DESIGN SHALL BE DEMONSTRATED TO 
MEET THIS REQUIREMENT USING THE NATIONAL RENEWABLE ENERGY LABORATORY CALCULATOR PVWATTS 
OR APPROVED ALTERNATE BY THE CODE OFFICIAL.

ENERGY EFFICIENT APPLIANCE PACKAGE OPTION 7.1
ALL OF THE FOLLOWING APPLIANCES SHALL BE NEW AND INSTALLED IN THE DWELLING UNIT AND SHALL 
MEET THE FOLLOWING STANDARDS: DISHWASHER – ENERGY STAR RATED, REFRIGERATOR (IF PROVIDED) –
ENERGY STAR RATED, WASHING MACHINE – ENERGY STAR RATED, DRYER – ENERGY STAR RATED 
VENTLESS DRYER WITH A MINIMUM CEF RATING OF 5.2.

LIFE SAFETY
CONTRACTOR TO INSTALL CARBON MONOXIDE ALARMS OUTSIDE OF EACH BEDROOM IN THE IMMEDIATE VICINITY ON 
EACH FLOOR LEVEL PER IRC SECTION 315.3, SEE PLANS.
CONTRACTOR TO INSTALL SMOKE ALARMS OUTSIDE OF EACH BEDROOM IN THE IMMEDIATE VICINITY ON EACH FLOOR 
LEVEL PER IRC SECTION 314.2.2, SEE PLANS.

HEATING
INSTALLED PER INTERNATIONAL MECHANICAL CODE, WORK TO BE COMPLETED UNDER A SEPARATE PERMIT.

VENTILATION
FANS ON TIMERS, PER PLANS. VOLUME OF REQUIRED OUTDOOR VENTILATION AIR TO BE PROVIDED BASED ON TABLE 
403.8.5.1 OF THE INTERNATIONAL MECHANICAL CODE.
* PLUMBING, MECHANICAL, ELECTRICAL WORK TO BE PERMITTED SEPARATELY.
SEE SHEET G001 FOR VENTILATION & ENERGY CALCULATIONS.

FIRE DEPARTMENT NOTES
PROJECT TO BE EQUIPPED WITH A NFPA-13D FIRE SPRINKLER SYSTEM.
PROJECT TO BE EQUIPPED WITH A NFPA-72 HOUSEHOLD MONITORED SMOKE ALARM SYSTEM.
PROJECT TO HAVE 5/8" TYPE X GYPSUM WALL BOARD AT GARAGE WALLS AND CEILING.
PROJECT TO HAVE SELF CLOSING, RATED FIRE DOOR FROM GARAGE TO RESIDENCE.
PROJECT TO USE SOLID CORE DOORS THROUGHOUT. 

PROJECT DATA

AVERAGE BUILDING ELEVATIONS (ABE)
WALL MIDPOINT EL. (FT.) WALL LENGTH (FT.) PRODUCT 

A 45.23' 23.83' 1077.8
B 41.63' 46.77' 1947.0
C 41.15' 32.89' 1353.4
D 31.87' 17.23' 549.1
E 30' 22.59' 677.7
F 30' 30.09' 902.7
G 30' 13.56' 406.8
H 30' 29.38' 881.4
I 30' 9.82' 294.6
J 30' 15.16' 454.8
K 30' 9.82' 294.6
L 30' 16.16' 484.8
M 35.24' 24.13' 850.3
N 40.93' 22' 900.5
O 41.14' 46.79' 1924.9   
TOTALS 360.22' 13,000.4

AVERAGE GRADE (ABE) 13,000.4 / 360.22 = 36.09'
MAX ALLOWABLE HEIGHT 30' ABOVE AVERAGE GRADE
MAX HT. EL./MAX BLDG. HT. 66.09'
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EXISTING NEIGHBORING HOUSE

EXISTING NEIGHBORING HOUSE

EXISTING NEIGHBORING HOUSE

FRONT YARD SETBACK

20.00'

REAR YARD SETBACK
25.00'

PROPOSED HOUSE FOOTPRINT
MAIN LEVEL F.F. = 41.7'
LOWER LEVEL F.F.= 30.58'

BUFFER
50.00'

EXISTING DOCK TO REMAIN
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HIGH POINT: 57.2' 

LOW POINT: 18.6'

STEEP SLOPE AREA PER SURVEY

EXISTING STEPS TO REMAIN

(N) DRIVEWAY PER CIVIL

NEW DRIVEWAY RETAINING 
WALL PER STRUCTURAL

LANDING AND STAIRS INTEGRATED WITH 
LANDSCAPE FOR ALLOWANCE IN SETBACK.
NEW STAIRS NOT TO EXCEED 30" ABOVE 
(E) OR PROPOSED FINISH GRADE

LO
T W

ID
TH

 =
 1

00
'-0

"

(E) SITE STAIRS TO BE REMOVED AND REBUILT. 
LANDING AND STAIRS TO BE INTEGRATED WITH 
LANDSCAPE FOR ALLOWANCE IN SETBACK, STAIR 
NOT TO EXCEED 30" ABOVE (E) OR PROPOSED 
FINISHED GRADE, WHICHEVER IS LOWER

SID
E Y

ARD
 SET

BAC
K

11.3
9'

SID
E Y

ARD
 SET

BAC
K

5.6
1'

SID
E YA

RD SETB
ACK

5.61'

SID
E YA

RD SETB
ACK

11.39'NO EAVE, DECK >30" ABOVE GRADE 
ALLOWED IN MINIMUM SIDE YARD SETBACK

NO EAVE, DECK  >30" ABOVE GRADE ALLOWED IN MINIMUM SIDE YARD SETBACK

EXTEND (E) SITE LANDSCAPE STAIR; INTEGRATE INTO 
GRADE TO ALLOW INTRUSION INTO SIDE YARD SETBACK.
NEW STAIRS NOT TO EXCEED 30" ABOVE (E) OR 
PROPOSED FINISH GRADE.

71.99'

47.50'

69.67'

80.80'

STAIR NOT TO EXCEED 30" ABOVE 
(E) OR PROPOSED FINISHED 
GRADE, WHICHEVER IS LOWER

20'-0
"

30'-0
"

40'-0
"

50'-0
"

20'-0
"

30'-0
"

40'-0
"

50'-0
"

LEGEND NOTES

1. PROPERTY LINE METES & BOUNDS ARE 
SHOWN PER TOPOGRAPHIC SURVEY BY 
TERRANE DATED 02/19/21

2. TREES AND COUNTOURS ARE BASED ON 
TOPOGRAPHIC SURVEY BY TERRANE DATE 
02/19/21(E) PATIO / WALKWAYS / CONCRETE 

DRIVE / PAVING TO REMAIN

(E) ROCKERY TO REMAIN

(N) HOUSE FOOTPRINT

(N) PATIO / WALKWAYS / CONCRETE 
DRIVE / PAVING / SITE WALLS

STEEP SLOPE HAZARD AREA PER SURVEY

SPOT ELEVATION

AVERAGE BUILDING ELEVATIONS

PROPERTY LINE

SETBACK LINE

ROOF OVERHANG

F TREE PROTECTION FENCE

ELEVATION DATUM
EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

CONTOUR MAJOR

CONTOUR MINOR

ORDINARY HIGH 
WATER MARK

(N) WATERPROOF DECK
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NOTES

1. PROPERTY LINE METES & BOUNDS 
ARE SHOWN PER TOPOGRAPHIC 
SURVEY BY TERRANE DATED 
02/19/21

2. TREES AND COUNTOURS ARE 
BASED ON TOPOGRAPHIC SURVEY 
BY TERRANE DATE 02/19/21

LOT COVERAGE

HARDSCAPE

LEGEND

(E) TREE TO REMAIN

(N) TREE 

(E) ROCKERY TO REMAIN

STEEP SLOPE HAZARD 
AREA PER SURVEY

(E) TREE TO BE 
REMOVED

PROPERTY LINE

SETBACK LINE

ROOF OVERHANG

ELEVATION DATUM
EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

CONTOUR MAJOR

CONTOUR MINOR

ORDINARY HIGH 
WATER MARK

CALCULATIONS

LOT COVERAGE

ROOF, GARAGE, AND OVERHANGS 4453.10 SF
DRIVING SURFACES 1766.88 SF

TOTAL 6219.98 SF 

ALLOWED (35% OF LOT AREA) 18,231 SF * 0.35 = 
6380.85 SF

HARDSCAPE

(E) TO REMAIN
STAIRS S-3 177.70 SF

ROCKERIES R-1 301.52 SF
R-2 86.89 SF

SITE WALLS SW-1   38.19 SF
SW-6     5.46 SF

SUBTOTAL 609.76 SF

(N) PROPOSED
DECKS D-1 363.51 SF

D-2 77.01 SF

STAIRS S-1 67.53 SF
S-2 87.18 SF

PATIOS / WALKWAYS P-1 455.26 SF
P-2 19.97 SF
P-3 23.02 SF
P-4 2.00 SF

SITE WALLS SW-2 22.85 SF
SW-3 36.10 SF
SW-4 15.96 SF
SW-5 8.68 SF
SW-7 11.50 SF

SUBTOTAL 1,190.57 SF

TOTAL 609.76 SF + 1,190.57 SF = 1,800.33 SF

ALLOWED (9% OF LOT AREA) 18,231 SF * 0.09 = 1,640.79 SF

PER 19.02.020.F.3.b.ii., HARDSCAPE IMPROVEMENTS ARE
PERMITTED IN THE MAXIMUM LOT COVERAGE AREA
REMAINING LOT COVERAGE 6380.85 SF - 6219.98 SF = 160.87 SF

TOTAL ALLOWABLE HARDSCAPE 1,640.79 SF + 160.87 SF = 1,801.66 SF

(E) DRIVEWAY FOOTPRINT

EXISTING 
NEIGHBORING 

HOUSE

EXISTING 
NEIGHBORING 

HOUSE

EXISTING 
NEIGHBORING 

HOUSE

FRONT YARD SETBACK

20.00'

(E) ROCKERY TO REMAIN

PROPOSED HOUSE 
FOOTPRINT & OVERHANGS

4453.10 SF

#3

#5

#6

#13

#12

#8

#16

#14

#15

#7

DRIVING 
SURFACE

1766.88 SF
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NOTE: STAIRS PERMITTED TO ENCROACH 
36" MAX. INTO ANY REQUIRED YARD PER 

MICC 19.02.020.C.3.a.i.. STAIR BOUNDARY 
TO BE UPDATED AS HARDSCAPE DESIGN 

PROGRESSES.

D-2
MAIN LEVEL F.F. = 41.7'
LOWER LEVEL F.F.= 30.58'
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EXISTING NEIGHBORING HOUSE

EXISTING NEIGHBORING HOUSE

EXISTING NEIGHBORING HOUSE

PROPOSED HOUSE FOOTPRINT
SEE A100 FOR SQUARE FOOTAGE DATA

(E) DOCK TO REMAIN
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HIGH POINT: 57.2' 

LOW POINT: 18.6'

STEEP SLOPE AREA PER SURVEY

(E) STONE STEPS TO REMAIN

SEE CIVIL FOR CONSTRUCTION 
ACCESS REQUIREMENTS

(N) DRIVEWAY PER CIVIL

NEW DRIVEWAY RETAINING 
WALL PER STRUCTURAL

PATIO

WATER PROOF DECK ABOVE, PATIO BELOW

LANDING AND STAIRS INTEGRATED WITH 
LANDSCAPE FOR ALLOWANCE IN SETBACK

(E) SITE STAIRS TO REMAIN

CRITICAL ROOT ZONE CALCULATION
MAPLE TREE CRITICAL ROOT ZONE = +/- 2830 SF; SEE 
ARBORIST ADDENDUM

TOTAL AREA BASED ON A +/- 30' RADIUS = 2,830 SF
2830- (317+200) = 2313 SF ASSUMED CRZ

25% OF 2,313 = 578 SF

AREA RAISED = +/- 380 SF (+/- 16.4% OF REMAINING CRZ)

OHWM

LAKE WASHINGTON

20' SHORELINE RESTORATION PLANTING, SEE A105
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NEW LOT COVERAGE WITHIN 25'-50' FROM OHWM

(E) LOT COVERAGE TO BE DEMOLISHED 
WITHIN 25'-50' FROM OHWM

LINE OF LOWER LEVEL FOOTPRINT

T.O.W. = 40'-8 3/8"

#13
#14

#15

#16

#3

#4

#5

#6

#8

#11

#10

#9

#12

(E) TREE TO REMAIN, PROVIDE TREE PROTECTION FENCING PER PAGES 9-10 
OF THE ARBORIST REPORT AND COORDINATE DURING CONSTRUCTION WITH 
THE ARBORIST AND ARCHITECT PER THE REPORT AS REQUIRED

(E) TREES TO REMAIN, PROVIDE TREE PROTECTION 
FENCING PER PAGES 9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION WITH THE ARBORIST 
AND ARCHITECT PER THE REPORT AS REQUIRED

20'-0
"

30'-0
"

40'-0
"

50'-0
"

(E) TREES TO REMAIN, PROVIDE TREE 
PROTECTION FENCING PER PAGES 
9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION 
WITH THE ARBORIST AND ARCHITECT 
PER THE REPORT AS REQUIRED

(E) TREE TO REMAIN, PROVIDE TREE PROTECTION 
FENCING PER PAGES 9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION WITH THE 
ARBORIST AND ARCHITECT PER THE REPORT AS REQUIRED

(E) TREES TO BE REMOVED

F

F

F

317.41 SF

200.37

380 SF

F

(E) TREE STUMP TO BE REMOVED

#NP

25' TO 50' ZONE
2,654 SF * 30% = 796 SF 
ALLOWABLE HARDSCAPE
  

OHWM TO 25' ZONE
2,746 SF * 10% = 275 SF 
ALLOWABLE HARDSCAPE. 
708 SF EXISTING LEGAL 
NON-CONFORMING

EXISTING PATIO AND STAIR 
BOUNDARY, 396 SF 
BEYOND WHAT HAS BEEN 
CALCULATED FOR 
HARDSCAPE
  

CONTRACTOR TO COORDINATE TREE FENCING WITH CIVIL DRAWINGS AND ARBORIST REPORT

FD

CJ

AP

WC

WC

#1

#2

(E) TREES TO REMAIN, PROVIDE TREE 
PROTECTION FENCING PER PAGES 
9-10 OF THE ARBORIST REPORT AND 
COORDINATE DURING CONSTRUCTION 
WITH THE ARBORIST AND ARCHITECT 
PER THE REPORT AS REQUIRED F

50'

48'

46'
44' 42'

20' FROM OHWM = 75% NATIVE PLANTS

20'-0
"

30'-0"

40'-0
"

50'-0
"

FD

AP

WC

LEGEND

NOTES

1. PROPERTY LINE METES & BOUNDS ARE SHOWN PER TOPOGRAPHIC SURVEY BY TERRANE DATED 02/19/21
2. TREES AND COUNTOURS ARE BASED ON TOPOGRAPHIC SURVEY BY TERRANE DATE 02/19/21
3. SEE SHEETS AD100 & A100 FOR ADDITIONAL PROJECT DATA & SQUARE FOOTAGE CALCULATIONS.
4. SEE CIVIL PLANS FOR SITE PROTECTION (TESC), STORM WATER CONTROL, AND GRADING.
5. (19.13.020.a) LEGAL NONCONFORMING USES AND STRUCTURES MAY CONTINUE.

(E) PATIO / WALKWAYS / CONCRETE 
DRIVE / PAVING TO REMAIN

(E) ROCKERY TO REMAIN

(N) HOUSE FOOTPRINT

(N) PATIO / WALKWAYS / CONCRETE 
DRIVE / PAVING / SITE WALLS

PORTION OF (E) CRZ PREVIOUSLY IMPACTED

PROPOSED IMPACT TO CRITICAL 
ROOT ZONE (CRZ)

SPOT ELEVATION

AVERAGE BUILDING ELEVATIONS

PROPERTY LINE

SETBACK LINE

ROOF OVERHANG

F TREE PROTECTION FENCE

ELEVATION DATUM
EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

CONTOUR MAJOR

CONTOUR MINOR

ORDINARY HIGH 
WATER MARK

(N) WATERPROOF DECK

20' PLANTING ZONE

IMPERVIOUS COVERAGE IN THE SHORELINE SETBACKS

(E) TREE TO REMAIN

(E) TREE  TO BE REMOVED

(N) TREE, REPLACEMENT TREE LEGEND 

TREE RETENTION CALCULATION:

11 ONSITE TREES
30% RETENTION REQUIRED = (3.3) 4 TREES
PROPOSED REMOVAL = 3 TREES
PROPOSED RETAINAGE = 8 TREES (>4 REQUIRED)

STEEP SLOPE HAZARD AREA PER SURVEY

IMPERVIOUS COVERAGE PERMITTED BETWEEN OHWM TO 25' 10% COVERAGE
TOTAL AREA BETWEEN OHWM TO 25' 2747 SF
ALLOWED COVERAGE PERMITTED 274.7 SF (10%)

EXISTING BULKHEAD, STONE STEPS, ROCKERY (NO CHANGE PROPOSED) 707.7 SF (25.8%)
LEGAL NON-CONFORMING IMPERVIOUS ALLOWED; 
CREATED UNDER PERMIT 0310-158

IMPERVIOUS COVERAGE PERMITTED BETWEEN 25' - 50' 30% COVERAGE
TOTAL AREA BETWEEN 25' - 50' 2,654.5 SF
ALLOWED COVERAGE PERMITTED 796.4 SF (30%)

TOTAL EXISTING TO BE DEMOLISHED 421.5 SF (15.9%)
TOTAL ADDITIONAL COVERAGE PROPOSED 246.3 SF (9%)

REPLACEMENT TREE LEGEND

WEEPING HIGAN CHERRY: PRUNUS PENDULA

RED JAPANESE MAPLE: ACER PALMATUM

KATSURA: CORICIDIPHYLLUM JAPORICA
CJ

AP

WC

FLOWERING DOGWOOD: CORNUS FLORIDA

FD

LEGEND

Per MICC 19.02.020(F)(3)(d), the project shall remove 
Japanese knotweed (Polygonum cuspidatum) and 
Regulated Class A, Regulated Class B, and Regulated 
Class C weeds identified on the King County Noxious 
Weed list, as amended, from required landscaping areas 
established pursuant to subsection (F)(3)(a) of this 
section. New landscaping associated with new single-
family home shall not incorporate any weeds identified on 
the King County Noxious Weed list, as amended. Provided, 
that removal shall not be required if the removal will result 
in increased slope instability or risk of landslide or erosion.

GENERAL PLAN  NOTES
A. ALL DIMENSIONS AT EXTERIOR WALLS TO FACE 

OF FRAMING AT EXT. FACE OF WALL AND TO 
FACE OF FRAMING AT INTERIOR WALLS

B. ALL DIMENSIONS AT INTERIOR WALLS ARE TO 
FACE OF FRAMING

C. ALL DIMENSIONS AT KITCHEN TO EDGE OF 
COUNTERTOPS, U.N.O.

SHEET REFERENCE NOTES:

1. SEE SHEET A101 FOR CRITICAL AREA & BUILDING PAD 
DESIGNATION + SETBACK DIMENSIONS

2. SEE SHEET A102 FOR EXCAVATION PLAN W/ T.O.W. & 
B.O.F. HEIGHTS FOR SITE RETAINING WALLS

3. SEE SHEET A104 FOR TREE RETENTION / REPLACEMENT 
PLAN

4. CONTINUOUS SPECIAL INSPECTIONS BY GEOTECHNICAL 
ENGINEER DURING EXCAVATION AND SHORING 
INSTALLATION SHALL BE PROVIDED.

SCALE:

DRAWN BY:

CHECKED BY:

SHEET SIZE:         E (30X42)

DATE: 

NO: DATE:
REVISIONS
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A104

SHORELINE
RESTORATION &

TREE RETENTION /
REPLACEMENT PLAN

03.11.22

1" = 10'-0"
1

SITE PLAN - CRITICAL AREA AND SHORELINE PLANTING

NORTHNORTH

PROJECT

TREE RETENTION SCHEDULE

TREE # OFFSITE REMAIN REMOVE
LARGE/REGUL

ATED >10"

SIZE
EXCEPTIONAL

> 24" EXCEPTIONAL DBH (INCHES) SPECIES SPECIES HEALTH COMMENT REPLACEMENT

1 X 3.5/5 PACIFIC DOGWOOD CORNUS NUTTALLI POOR NOT LOCATED ON SURVEY

2 X 7.5 NOBLE FIR ABIES PROCERA FAIR NOT LOCATED ON SURVEY

3 X X X 14 DOUGLAS FIR PSUEDOTSUGA MENZIESII EXCELLENT

4 X X X 15 DOUGLAS FIR PSUEDOTSUGA MENZIESII GOOD

5 X X 11 DOUGLAS FIR PSUEDOTSUGA MENZIESII FAIR

6 X X X 27 BIG LEAF MAPLE POOR

7 X 8 GRAND FIR ABIES GRANDIS FAIR

8 X X 17 WESTERN RED CEDAR THUJA PLICATA GOOD

NP X STUMP/ PREVIOUSLY REMOVED 2:1

9 X 17 COLUMNAR NORWAY MAPLE ACER PLATANOIDES 'COLUMNARE' FAIR 2:1

10 X X 10 COLUMNAR NORWAY MAPLE ACER PLATANOIDES 'COLUMNARE' FAIR 2:1

11 X X 14 COLUMNAR NORWAY MAPLE ACER PLATANOIDES 'COLUMNARE' FAIR 2:1

12 X X X X 50 WEEPING WILLOW SALIX BABYLONICA FAIR

13 X X X 32 BIG LEAF MAPLE FAIR

14 X X X 14 DOUGLAS FIR PSUEDOTSUGA MENZIESII FAIR

15 X X X 10.5 DOUGLAS FIR PSUEDOTSUGA MENZIESII FAIR

16 X X X 22 DOUGLAS FIR PSUEDOTSUGA MENZIESII GOOD

8843

REGISTERED

ARCHITECT

STATE OF WASHINGTON



(E) DOCK TO REMAIN
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(E) STONE STEPS TO REMAIN

OHWM

LAKE WASHINGTON
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0' TO
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HATCHED AREA REPRESENTS (E) LAWN TO BE 
REPLACED WITH NATIVE PLANTS. SEE LEGEND 
FOR SQUARE FOOTAGE DATA.

20' FROM OHWM = 75% NATIVE PLANTS

(E) LAWN TO REMAIN

(E) ROCKERY TO REMAIN

(E) ROCKERY TO REMAIN
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PORTION OF (E) WATERFRONT WITH NATURAL BEACH FRONT - NO CHANGE

PORTION OF OPEN SPACE IN ROCKERY TO BE RE-VEGETATED
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BLS

DG
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TUF
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DA

DA
20'-0

"

BS

DG

BS

20' - 0"

TUF

NOTES
1. PROPERTY LINE METES & BOUNDS ARE SHOWN PER TOPOGRAPHIC SURVEY BY TERRANE DATED 02/19/21
2. TREES AND COUNTOURS ARE BASED ON TOPOGRAPHIC SURVEY BY TERRANE DATE 02/19/21
3. SEE SHEETS AD100 & A100 FOR ADDITIONAL PROJECT DATA & SQUARE FOOTAGE CALCULATIONS.
4. SEE CIVIL PLANS FOR SITE PROTECTION (TESC), STORM WATER CONTROL, AND GRADING.
5. (19.13.020.a) LEGAL NONCONFORMING USES AND STRUCTURES MAY CONTINUE.
6. MAXIMUM OF 10% HARDSCAPE AND LOT COVERAGE PERMITTED BETWEEN 0 AND 25 FEET FROM OHWM.
7. MAXIMUM OF 30% HARDSCAPE AND LOT COVERAGE PERMITTED BETWEEN 25 AND 50 FEET FROM OHWM.

(E) STONE STEPS TO REMAIN

(E) ROCKERY TO REMAIN

20' PLANTING ZONE

PROPERTY LINE

SETBACK LINE

CONTOUR MAJOR

CONTOUR MINOR

ORDINARY HIGH 
WATER MARK

PLANTING SQUARE FOOTAGE DATA 19.13.050(K)(4)(i)

PER MICC 19.02.020(F)(3)(D), THE PROJECT SHALL REMOVE JAPANESE KNOTWEED (POLYGONUM CUSPIDATUM) AND REGULATED 
CLASS A, REGULATED CLASS B, AND REGULATED CLASS C WEEDS IDENTIFIED ON THE KING COUNTY NOXIOUS WEED LIST, AS 
AMENDED, FROM REQUIRED LANDSCAPING AREAS ESTABLISHED PURSUANT TO SUBSECTION (F)(3)(A) OF THIS SECTION. NEW 
LANDSCAPING ASSOCIATED WITH NEW SINGLE-FAMILY HOME SHALL NOT INCORPORATE ANY WEEDS IDENTIFIED ON THE KING COUNTY 
NOXIOUS WEED LIST, AS AMENDED. PROVIDED, THAT REMOVAL SHALL NOT BE REQUIRED IF THE REMOVAL WILL RESULT IN INCREASED 
SLOPE INSTABILITY OR RISK OF LANDSLIDE OR EROSION.

20' PLANTING ZONE 1441.32 SF 
NATIVE VEGETATION COVERAGE REQ'D 1081 SF (75%)
PROPOSED NATIVE VEGETATION COV. 1081 SF

NOTE: 
1. EXISTING HARDSCAPE LEGALLY CREATED.
2. EXISTING ROCKERY & STONE STEPS OCCUPY REMAINDER OF ZONE

EXISTING LAWN AREA TO BE REMOVED 959 SF

LEGEND

SHORELINE RESTORATION PLAN LEGEND

TUF

DG

LS

BS

HC

DA

TUFTED HAIRGRASS

DUNEGRASS

LYNGBYE'S SEDGE

BEACH STRAWBERRY

HENDERSON'S CHECKER MALLOW

DOUGLAS ASTER

THRIFT; SEA PINK

BROAD-LEAVED STONECROP

DESCHAMPSIA CESPITOSA

TH

BLS

ELYMUS MOLLIS

CAREX LYNGBYEI

FRAGARIA CHILOENSIS

SIDALCEA HENDERSONII

ASTER SUBSPICATUS

ARMERIA MARITIMA

SEDUM SPATHULIFOLIUM

VEGETATION                SPECIES COMMON NAME                      SPECIES LATIN NAME                

WEEPING BLUE ATLAS CEDAR: CEDRUS LIBANI GLAUCAPENDULA

JAPANESE BLACK PINE TREES: PINUS THUNBERGII

CL

PT

(E) TREE TO REMAIN

(E) TREE TO BE REMOVED

SCALE:

DRAWN BY:

CHECKED BY:

SHEET SIZE:         E (30X42)
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NO: DATE:
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A105

ENLARGED
SHORELINE

PLANTING PLAN

03.11.22

1/4" = 1'-0"
1

SHORELINE PLANTING PLAN

NORTHNORTH

PROJECT
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A401
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50' BUFFER
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A303

1
A403

BEDROOM 1
106

BATH 1
104

W.I.C.
105

GARDEN ROOM
109

PROJECT ROOM
108

TV ROOM
107

REC ROOM
110

CRAFT ROOM
103

SAFE ROOM
101

BATH
102

LAUNDRY
112

BEDROOM 2
115

BATH 2
114

BEDROOM 3
117

BATH 3
116

MECH.
113

STAIR
ST-01

2

A413
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FX

FX FX
SIDE YARD SETBACK11.39'

SIDE YARD SETBACK5.61'

SIDE YARD SETBACK11.39'
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POWDER ROOM
111

HALLWAY
118

106B

109B

1
0

6
A

1
0

9
A

1
1

6

W
8a W
8a

HANDRAIL @ 3'-0" ABOVE STAIR 
NOSINGS, PER IRC R311.7.8, TYP.

STAIR DIMENSIONS
(17)T@12" = 17'
(18)R@7 5/16" =  11'

PATIO F.F. 30.52'

LOWER LEVEL 30.58'

50 CFM

50 CFM 50 CFM

50 CFM

50 CFM

50 CFM

50 CFM

W6g

W6g

W
6g

W6d

W6d
W

6k

4

A414

OPEN OUTDOOR STORAGE

ENERGY CREDIT 2.3 AIR LEAKAGE:
MITSUBISHI LOSSNAY
LGHF600RVX5
RECOVERY VENTILATOR

ENERGY CREDIT 3.1 HIGH EFFICIENCY 
HVAC: HYDRONIC BOILER VITODENS
200-B2HA

HIGH EFFICIENCY 
TANKLESS WATER HEATER

HANDRAIL @ 3'-0" ABOVE STAIR 
NOSINGS, PER IRC R311.7.8, TYP.

REBUILD (E) STAIR

ENERGY CREDIT 7.1 APPLIACE PACKAGE:
ENERGY EFFICIENT WASHER + DUCTLESS DRYER

9' - 3 3/8"

W
6g

F
1

1
2

' -
 1

1
 1

/4
"

2
' -

 5
"

9
' -

 8
"

1

A412

W8b

W8b

W6a

W6p

F.F. 30.52'

WALL MOUNTED TV

EG
R

ES
S

STAIR WIDTH

4' - 3"

STAIR WIDTH

4' - 3"

4
' -

 3
"

(E) RETAINING WALL TO REMAIN, CONTRACTOR 
TO VERIFY CONDITION AND DIMENSIONS PRIOR 
TO CONSTRUCTION OF WALL EXTENSIONS
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PATIO F.F. 30.52'

1
1

0
C

BASEMENT LEVEL BELOW GRADE AREA CALC

A 23.69' 100% 23.69'
B 46.63' 100% 46.63'
C 35.94' 100% 35.94'
D 16.83' 22% 3.69'
E 22.59' 0% 0'
F 30.09' 0% 0'
G 13.56' 0% 0'
H 29.38' 0% 0'
I   9.67' 0% 0'
J 15.16' 0% 0'
K   9.67' 0% 0'
L 16.16' 0% 0'
M 24.13' 60% 14.59'
N 23.75' 100% 23.75'
O                                              46.63'                                     100%                                       46.63'  
TOTALS               363.85' 194.9'

WALL SEGMENT LENGTH COVERAGE RESULT 

TOTAL BASEMENT GSF = 3,793.78 SQ.FT.
PORTION OF EXCLUDED BASEMENT FLOOR AREA: (194.9/363.85) X 3793.78 = 2032.18 SF
NET BASEMENT GFA: (3,793.78 - 2,032.18) = 1761.6 SF

A

B

C

D

E

F

G
HIK

J

L

M

N

O

LEGEND NOTES
1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
2. ALL DIMENSIONS AT KITCHEN TO EDGE OF COUNTERTOPS, U.N.O.
3. SEE RCP FOR SMOKE / CARBON MONOXIDE DETECTOR AND EXHAUST FAN 

LOCATIONS
4. ALL NEW WALLS TYPE W4A UNLESS NOTED OTHERWISE
5. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
WITH ANY DISCREPANCIES PRIOR TO CONSTRUCTION

6. CONTRACTOR TO INSTALL CARBON MONOXIDE ALARMS OUTSIDE OF EACH 
BEDROOM IN THE IMMEDIATE VICINITY ON EACH FLOOR LEVEL PER IRC 
SECTION 315.3.

7. CONTRACTOR TO INSTALL SMOKE ALARMS OUTSIDE OF EACH BEDROOM 
IN THE IMMEDIATE VICINITY ON EACH FLOOR LEVEL PER IRC SECTION 
314.2.2.

8. FLOOR, CEILING, AND WALL ASSEMBLIES ARE LISTED ON SHEET A701.

WINDOW ID

DOOR ID

FINISH ID

SMOKE DETECTOR

SMOKE/CARBON 
MONOXIDE DETECTOR

FAN - 100 CFM U.N.O.

ELEVATION DATUM

GRIDLINE0

200A

100A

100A

EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

ROOM NAME
101

W4a

ROOM ID

ASSEMBLY ID

NEW WALL

WALL TO REMAIN

PROPERTY LINE

SETBACK LINE

ROOF OVERHANG ABOVE

HEAT DETECTOR

BRACE FRAME LOCATION

STOREFRONT IDA

ENERGY CREDITS
EFFICIENT BUILDING ENVELOPE OPTION 1.3: (0.5)
VERTICAL FENESTRATION U = 0.28, FLOOR R-38, SLAB ON GRADE R-10 PERIMETER AND 
UNDER ENTIRE SLAB BELOW GRADE SLAB R-10 PERIMETER AND UNDER ENTIRE SLAB

AIR LEAKAGE CONTROL OPTION 2.3: (1.5)
RECOVERY VENTILATOR: MITSUBISHI LOSSNAY, LGHF600RVX5

HIGH EFFICIENCY HVAC EQUIPMENT OPTION 3.1: (1.0)
HIGH EFFICIENCY HVAC: HYDRONIC BOILER VITODENS, 200-B2HA

EFFICIENT WATER HEATING OPTIONS 5.2: (0.5)

RENEWABLE ELECTRIC ENERGY OPTION 6.1: (3.0) 
3600 kWh PHOTOVOLTAIC SYSTEM

APPLIANCE PACKAGE OPTION 7.1: (0.5)
ENERGY EFFICIENT APPLIANCE PACKAGE

SCALE:

DRAWN BY:

CHECKED BY:

SHEET SIZE:         E (30X42)
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LEGEND NOTES
1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
2. ALL DIMENSIONS AT KITCHEN TO EDGE OF COUNTERTOPS, U.N.O.
3. SEE RCP FOR SMOKE / CARBON MONOXIDE DETECTOR AND EXHAUST FAN 

LOCATIONS
4. ALL NEW WALLS TYPE W4A UNLESS NOTED OTHERWISE
5. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
WITH ANY DISCREPANCIES PRIOR TO CONSTRUCTION

6. CONTRACTOR TO INSTALL CARBON MONOXIDE ALARMS OUTSIDE OF EACH 
BEDROOM IN THE IMMEDIATE VICINITY ON EACH FLOOR LEVEL PER IRC 
SECTION 315.3.

7. CONTRACTOR TO INSTALL SMOKE ALARMS OUTSIDE OF EACH BEDROOM 
IN THE IMMEDIATE VICINITY ON EACH FLOOR LEVEL PER IRC SECTION 
314.2.2.

8. FLOOR, CEILING, AND WALL ASSEMBLIES ARE LISTED ON SHEET A701.

WINDOW ID

DOOR ID

FINISH ID

SMOKE DETECTOR

SMOKE/CARBON 
MONOXIDE DETECTOR

FAN - 100 CFM U.N.O.

ELEVATION DATUM

GRIDLINE0

200A

100A

100A

EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

ROOM NAME
101

W4a

ROOM ID

ASSEMBLY ID

NEW WALL

WALL TO REMAIN

PROPERTY LINE

SETBACK LINE

ROOF OVERHANG ABOVE

HEAT DETECTOR

BRACE FRAME LOCATION

STOREFRONT IDA

1
A401

1
A402

2
A401

2
A402

1 3 5 6 10

A

C

E

F

1

A301

1

A302

2

A302

1

A303

1
A403

KITCHEN
204

DINING ROOM
205

LIVING ROOM
206

ENTRY
202

GARAGE
201

OFFICE
207

MASTER BEDROOM
210

STAIR
ST-01

50' BUFFER

2

A413

3

A413

SIDE YARD SETBACK11.39'

SIDE YARD SETBACK5.61'

SIDE YARD SETBACK11.39'

SIDE YARD SETBACK5.61'

W6e

W
6k

W6k

W
6k

W6k

W
6k

W
6j

W
6c

W6c

W
6c

W
12

a

W
6c

W6n

W
6n

W
6m

W6m

W
4b

W
4a

W4a W4a

W6a W4a

W
8a

2
0

1
B

2
0

1
C

2
0

1
A

202

2
1

0
A

208

2
A403

1

A411

3

A411

2

A411

4

A411

2

A412

3

A412

4

A412

1

A413

4

A413

2

A414

3

A414

1

A414

DECK

FXFX

FX

FILL TO FINAL ELEVATION OF 41.5'

8
4

' -
 0

 1
/2

"

88' - 7 1/8"

POWDER ROOM
208

W.I.C.
209

MASTER BATH
211

8 9

D

72 4

B

NOTE: PARTIAL HEIGHT 
WALL, T.O. WALL 
HEIGHT 7'-0" AFF

FAMILY ROOM
203

14' - 6 1/8" 7' - 3 7/8" 7' - 3 1/2" 16' - 2 3/4" 13' - 8 1/4" 5' - 1 1/4" 10' - 2 1/8" 3' - 10 7/8" 10' - 4 3/8"

3
5

' -
 0

"
1

1
' -

 9
 1
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"

2
1

' -
 1

0
 3

/4
"

1
' -

 9
 1

/2
"

1
3

' -
 6

 3
/4

"

ST
O

R
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E

FX FX

204 205

2
1

0
C

2
1

1
C

211A 211B

2
1

0
B

207A

207B206

2
0

1
A

2
0

1
B

2
0

1
C

2
0

2

2
0

7
2

0
9

2
0

3
A

2
0

3
B

204A 204B 204C

210 211

206A

206B

400 CFM

50 CFM

50 CFM

50 CFM

ANY EXHAUST FAN OF 
400 CFM OR GREATER 
REQUIRES INTERLOCKED 
OUTSIDE MAKE-UP AIR 
PER IRC M1503.6

MAIN FLOOR F.F. 41.70'

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. CONTRACTOR 
SHALL VERIFY TO INSPECTOR ALL GUARDS AND RAILINGS SHALL 
BE CAPABLE OF RESISTING 200LB LOAD ON TOP RAIL ACTING IN 
ANY DIRECTION AS REQUIRED BY IRC R301.5, TYP. DESIGN AND 
CONNECTION UNDER DEFERRED SUBMITTAL.

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO 
RESTRICT PASSAGE OF A 4" SPHERE PER IRC 
R312.1.3. CONTRACTOR SHALL VERIFY TO INSPECTOR 
ALL GUARDS AND RAILINGS SHALL BE CAPABLE OF 
RESISTING 200LB LOAD ON TOP RAIL ACTING IN ANY 
DIRECTION AS REQUIRED BY IRC R301.5, TYP. DESIGN 
AND CONNECTION UNDER DEFERRED SUBMITTAL.

3

A301

W6n

4

A414
HANDRAIL AT 3'-0" 
ABOVE STAIR NOSINGS 
PER IRC R311.7.8, TYP. 

ENERGY CREDIT 7.1 APPLIANCE PACKAGE:
ENERGY EFFICIENT WASHER + DUCTLESS DRYER

ENTRY F.F. 41.70'

T.O.W. = 47.5'

DECK 41.70'

DECK 41.70'

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO 
RESTRICT PASSAGE OF A 4" SPHERE PER IRC 
R312.1.3. CONTRACTOR SHALL VERIFY TO INSPECTOR 
ALL GUARDS AND RAILINGS SHALL BE CAPABLE OF 
RESISTING 200LB LOAD ON TOP RAIL ACTING IN ANY 
DIRECTION AS REQUIRED BY IRC R301.5, TYP. DESIGN 
AND CONNECTION UNDER DEFERRED SUBMITTAL.

1

A412

W12a

1/8" / 1'-0"

A

2
1

0
D

PREFABRICATED, UL CERTIFIED WOOD BURNING FIREPLACE WITH 
INSULATED TYPE A FACTORY-BUILT CHIMNEY CERTIFIED BY THE 
STATE OF WA DEPARTMENT OF ECOLOGY. ENCLOSURE, 
VENTILATION AND CHIMNEY TO COMPLY WITH IRC CHAPTER 10.

APRON 41.60'

SLAB AT LOW POINT 41.65'

1/8" / 1'-0"

1/8" / 1'-0"

HANDRAIL @ 3'-0" ABOVE STAIR 
NOSINGS, PER IRC R311.7.8, TYP.

STAIR DIMENSIONS
(17)T@12" = 17'
(18)R@7 5/16" =  11'

2' TALL CONCRETE 
PLANTER BOX 
INSTALLED ON ROOF TO 
PREVENT ROOF ACCESS

STAIR WIDTH

4' - 3"

STAIR WIDTH

4' - 3"

4
' -

 3
"

PORTION OF STAIRS WITHIN MIN. 
SIDE YARD SETBACK MAY NOT 
EXCEED 30" ABOVE EXISTING OR 
PROPOSED FINISHED GRADE

PORTION OF STAIRS WITHIN MIN. 
SIDE YARD SETBACK MAY NOT 
EXCEED 30" ABOVE EXISTING OR 
PROPOSED FINISHED GRADE

4
' -

 4
 1

/4
"

1
1

' -
 0

"
5

' -
 6

 1
/4

"
8

' -
 2

 1
/2

"
8

' -
 2

"

7' - 4 1/2"

1' - 9" 1' - 0"

5
' -

 0
 3

/4
"

3
' -

 5
 5

/8
"

6
' -

 4
"

8
' -

 9
 7

/8
"

4' - 0 3/4"

2
' -

 8
 7

/8
"

4
 1

/8
"

6' - 5 3/8" 7' - 6 5/8" 9' - 6 1/4"

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO 
RESTRICT PASSAGE OF A 4" SPHERE PER IRC 
R312.1.3. CONTRACTOR SHALL VERIFY TO INSPECTOR 
ALL GUARDS AND RAILINGS SHALL BE CAPABLE OF 
RESISTING 200LB LOAD ON TOP RAIL ACTING IN ANY 
DIRECTION AS REQUIRED BY IRC R301.5, TYP. DESIGN 
AND CONNECTION UNDER DEFERRED SUBMITTAL.

8
' -

 7
"

GARAGE LEVEL BELOW GRADE AREA CALC

A 23.85' 49% 11.72'
B 35.24' 23% 8.27'
C 23.85'   0% 0'
D                                              35.24'                                       0%                                         0'            
TOTALS               118.19' 19.98'

WALL SEGMENT LENGTH COVERAGE RESULT 

TOTAL BASEMENT GSF = 840.11 SQ.FT.
PORTION OF EXCLUDED BASEMENT FLOOR AREA: (19.98/118.19) X 840.11 = 142.05 SF
NET BASEMENT GFA: (840.11 - 142.05) = 698.06 SF

A

B

C

D

PROPOSED CONDITIONED SF = 6,232 SF 
NUMBER OF BEDROOMS = 4
AIRFLOW IN CFM REQUIRED FOR CONTINUOUS VENTILATION = EQUATION 15-1

(0.01 * 6232) + [7.5 * (4 + 1)] = 99.82 
100 CFM 

RUN TIME PERCENTAGE IN EACH 4 HOUR SEGMENT = 50% 
FACTOR = 2
CALCULATION 100 CFM X 2 = 200 CFM 

NOTE: VENTILATION SYSTEM ASSUMED TO BE BALANCED AND DISTRIBUTED, CONTRACTOR TO VERIFY. WHOLE HOUSE 
VENTILATION TO BE SERVED BY HRV  
  

M1505.4.3.2 INTERMITTENT OFF OPERATION
WHOLE HOUSE MECHANICAL VENTILATION SYSTEMS SHALL BE PROVIDED WITH ADVANCED CONTROLS THAT ARE 
CONFIGURED TO OPERATE THE SYSTEM WITH INTERMITTENT OFF OPERATION AND SHALL OPERATE FOR A LEAST TWO 
HOURS IN EACH FOUR-HOUR SEGMENT. THE WHOLE HOUSE VENTILATION AIRFLOW RATE DETERMINED IN ACCORDANCE 
WITH SECTION M1505.4.3 AS CORRECTED BY SECTION M1505.4.3.1 IS MULTIPLIED BY THE FACTOR DETERMINED IN 
ACCORDANCE WITH TABLE M1505.4.3(3).

*OUTDOOR AIR INLET DUCT TO BE FIELD LOCATED WITH HVAC SUBCONTRACTOR IN CONJUNTION WITH PLACING EXHAUST 
DUCTS IN ORDER TO AVOID CONFLICT.

WHOLE HOUSE VENTILATION CALCS

ENERGY CREDITS
EFFICIENT BUILDING ENVELOPE OPTION 1.3: (0.5)
VERTICAL FENESTRATION U = 0.28, FLOOR R-38, SLAB ON GRADE R-10 PERIMETER AND 
UNDER ENTIRE SLAB BELOW GRADE SLAB R-10 PERIMETER AND UNDER ENTIRE SLAB

AIR LEAKAGE CONTROL OPTION 2.3: (1.5)
RECOVERY VENTILATOR: MITSUBISHI LOSSNAY, LGHF600RVX5

HIGH EFFICIENCY HVAC EQUIPMENT OPTION 3.1: (1.0)
HIGH EFFICIENCY HVAC: HYDRONIC BOILER VITODENS, 200-B2HA

EFFICIENT WATER HEATING OPTIONS 5.2: (0.5)

RENEWABLE ELECTRIC ENERGY OPTION 6.1: (3.0) 
3600 kWh PHOTOVOLTAIC SYSTEM

APPLIANCE PACKAGE OPTION 7.1: (0.5)
ENERGY EFFICIENT APPLIANCE PACKAGE

SCALE:
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LEGEND

NOTES
1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
2. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
WITH ANY DISCREPANCIES PRIOR TO CONSTRUCTION

3. ROOF ASSEMBLIES ARE LISTED ON SHEET A701.

WINDOW ID

ELEVATION DATUM

GRIDLINE0

200A

EL= 148.5' (+0'-0")

MAIN LEVEL FIN. FLR.

BUILDING FOOTPRINT

SPOT SLOPE4" / 1'-0"

PROPERTY LINE

SETBACK LINE

RIDGE VENT

STOREFRONT IDA

1
A401

1
A402

2
A401

2
A402

1 3 5 6 10
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C

E

F
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A301

1

A302

2

A302
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A303

1
A403

50' BUFFER

DECK

DECK
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3
 1

/2
" 

/ 
1

'-
0

"

SIDE YARD SETBACK11.39'

SIDE YARD SETBACK5.61'

SIDE YARD SETBACK11.39'

SIDE YARD SETBACK5.61'
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"
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"
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3

A301

SOLAR PANELS TO BE COORDINATED,
POTENTIAL LOCATIONS PROPOSED

DECK

ENERGY CREDIT 6.1: RENEWABLE 
ENERGY - 3600 kWh ANNUALLY TO 
BE SUPPLIED, FINAL ARRAY TO BE 
COORDINATED WITH SOLAR 
SUBCONTRACTOR

1
/8

" 
/ 
1

'-
0

"

B
CONCEALED ROOF GUTTERS

DOWNSPOUT

ROOF EAVE MUST NOT ENCROACH 
INTO MIN. SIDE YARD SETBACK

ROOF EAVE MUST NOT ENCROACH 
INTO MIN. SIDE YARD SETBACK

ROOF EAVE MUST NOT ENCROACH 
INTO MIN. SIDE YARD SETBACK

CHIMNEYS SHALL EXTEND NOT LESS 
THAN 2 FEET (610MM) HIGHER THAN 
ANY PORTION OF A BUILDING WITHIN 
10 FEET (3048MM), BUT SHALL NOT BE 
LESS THAN 3 FEET (914MM) ABOVE THE 
HIGHEST POINT WHERE THE CHIMNEY 
PASSES THROUGH THE ROOF

2

A213

TYP

3

A213

TYP

2

A213

TYP

3

A213

TYP

THE NET FREE VENTILATING AREA SHALL NOT BE LESS THAN 1/150 OF THE AREA OF THE SPACE VENTILATED (PER IRC R806)

MAIN HOUSE ROOF

2135.34 SF OF TOTAL AREA TO BE VENTILATED
2135.34 SF / 150 = 14.24 SF = 2,049.93 SQ. IN. OF VENTILATION REQUIRED

3.5 SQ. IN. OF VENTILATION PROVIDED PER 1" GAPS AT RIDGE, 4" O.C. (0.33 FT)
74.75 LINEAR FEET OF RIDGE / 0.33 FT O.C. = 226 GAPS
226 GAPS * 3.5 SQ. IN. = 791 SQ. IN. OF VENTILATION PROVIDED AT RIDGE

1 SQ. IN. OF VENTILATION PROVIDED PER 1" GAPS AT EAVE, 2" O.C. (0.17 FT) 
246.94 LINEAR FEET OF EAVE / 0.17 FT. O.C. = 1,729 GAPS 
1,729 GAPS * 1" SQ. IN. = 1,729 SQ. IN. OF VENTILATION PROVIDED AT EAVE

791 SQ. IN. + 1,729 SQ. IN. = 
2,520 SQ. IN. (17.5 SF) OF VENTILATION PROVIDED

ROOF VENTILATION CALC

GARAGE ROOF

773.96 SF OF TOTAL AREA TO BE VENTILATED
773.96 SF / 150 = 5.16 SF = 743.04 SQ. IN. OF VENTILATION REQUIRED

3.5 SQ. IN. OF VENTILATION PROVIDED PER 1" GAPS AT RIDGE, 4" O.C. (0.33 FT)
11.48 LINEAR FEET OF RIDGE / 0.33 FT O.C. = 34 GAPS
34 GAPS * 3.5 SQ. IN. = 119 SQ. IN. OF VENTILATION PROVIDED AT RIDGE

1 SQ. IN. OF VENTILATION PROVIDED PER 1" GAPS AT EAVE, 2" O.C. (0.17 FT) 
113.69 LINEAR FEET OF EAVE / 0.17 FT. O.C. = 668 GAPS 
668 GAPS * 1" SQ. IN. = 668 SQ. IN. OF VENTILATION PROVIDED AT EAVE

119 SQ. IN. + 668 SQ. IN. = 
787 SQ. IN. (5.47 SF) OF VENTILATION PROVIDED

ENERGY CREDITS
EFFICIENT BUILDING ENVELOPE OPTION 1.3: (0.5)
VERTICAL FENESTRATION U = 0.28, FLOOR R-38, SLAB ON GRADE R-10 PERIMETER AND 
UNDER ENTIRE SLAB BELOW GRADE SLAB R-10 PERIMETER AND UNDER ENTIRE SLAB

AIR LEAKAGE CONTROL OPTION 2.3: (1.5)
RECOVERY VENTILATOR: MITSUBISHI LOSSNAY, LGHF600RVX5

HIGH EFFICIENCY HVAC EQUIPMENT OPTION 3.1: (1.0)
HIGH EFFICIENCY HVAC: HYDRONIC BOILER VITODENS, 200-B2HA

EFFICIENT WATER HEATING OPTIONS 5.2: (0.5)

RENEWABLE ELECTRIC ENERGY OPTION 6.1: (3.0) 
3600 kWh PHOTOVOLTAIC SYSTEM

APPLIANCE PACKAGE OPTION 7.1: (0.5)
ENERGY EFFICIENT APPLIANCE PACKAGE

3-1/2" BLOCKING ABOVE RIDGE BEAM, 
PROVIDE 1" GAP EVERY 4" FOR VENTING

ROOF RAFTER

1" MIN AIR GAP FOR VENTING

PATH OF VENTING

METAL ROOF O/ WRB

CEILING RAFTER

STEEL RIDGE BEAM

STEEL RAFTER PER STRUCT.

BLOCKING

INTEGRAL GUTTER

WOOD INFILL

METAL ROOF O/ WRB

METAL FLASHING

ARCH. FASCIA

STRUCT. FASCIA

HSS
HSS RAFTER

FURRING

STAGGER BLOCKING TO 
ALLOW VENTING

RECESS DOOR FRAME

TO GUTTER

1" SHIM UNDER HEADER, 
PROVIDE 1" GAP EVERY 
2" FOR VENTING

SOFFIT VENT
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LEGEND NOTES
1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
2. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
WITH ANY DISCREPANCIES PRIOR TO CONSTRUCTION

WINDOW IDGRIDLINE0 200A

DOOR ID100A
FINISH FLOOR

101'-3"
ELEVATION DATUM

LOWER FLOOR

30.58'

MAIN FLOOR

41.70'

T.O. PLATE

51.03'

135610

A.B.E.

36.09'

MAX. BUILDING HEIGHT

66.09'

T.O. ROOF

56.01'

206A

204A204C

89 7 24

207B 206

206B

204B

3
0

.0
0

'

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. CONTRACTOR 
SHALL VERIFY TO INSPECTOR ALL GUARDS AND RAILINGS 
SHALL BE CAPABLE OF RESISTING 200LB LOAD ON TOP RAIL 
ACTING IN ANY DIRECTION AS REQUIRED BY IRC R301.5, TYP. 
DESIGN AND CONNECTION UNDER DEFERRED SUBMITTAL.

PROPOSED GRADE

1
1

.1
3

'
9

.3
3

'

W
IT

H
 S

PE
C

IF
IE

D
 R

O
O

F 
SL

O
PE

4
.9

7
' V

ER
IF

Y

EXISTING GRADE EXISTING GRADE

PROPOSED GRADE

3 1/2" / 1'-0"

3 1/2" / 1
'-0"

3 1/2" / 1
'-0"

HANDRAIL AT 3'-0" 
ABOVE STAIR NOSINGS 
PER IRC R311.7.8, TYP. 

2' TALL CONCRETE 
PLANTER BOX 
INSTALLED ON ROOF TO 
PREVENT ROOF ACCESS

CHIMNEYS SHALL EXTEND NOT LESS THAN 2 
FEET (610MM) HIGHER THAN ANY PORTION 
OF A BUILDING WITHIN 10 FEET (3048MM), 
BUT SHALL NOT BE LESS THAN 3 FEET 
(914MM) ABOVE THE HIGHEST POINT WHERE 
THE CHIMNEY PASSES THROUGH THE ROOF
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3 1/2" / 1'-0"

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. CONTRACTOR 

SHALL VERIFY TO INSPECTOR ALL GUARDS AND RAILINGS 
SHALL BE CAPABLE OF RESISTING 200LB LOAD ON TOP RAIL 

ACTING IN ANY DIRECTION AS REQUIRED BY IRC R301.5, TYP. 
DESIGN AND CONNECTION UNDER DEFERRED SUBMITTAL.
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CHIMNEYS SHALL EXTEND NOT LESS THAN 2 
FEET (610MM) HIGHER THAN ANY PORTION 
OF A BUILDING WITHIN 10 FEET (3048MM), 
BUT SHALL NOT BE LESS THAN 3 FEET 
(914MM) ABOVE THE HIGHEST POINT WHERE 
THE CHIMNEY PASSES THROUGH THE ROOF
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AVERAGE BUILDING ELEVATIONS (ABE)
WALL MIDPOINT EL. (FT.) WALL LENGTH (FT.) PRODUCT 

A 45.23' 23.83' 1077.8
B 41.63' 46.77' 1947.0
C 41.15' 32.89' 1353.4
D 31.87' 17.23' 549.1
E 30' 22.59' 677.7
F 30' 30.09' 902.7
G 30' 13.56' 406.8
H 30' 29.38' 881.4
I 30' 9.82' 294.6
J 30' 15.16' 454.8
K 30' 9.82' 294.6
L 30' 16.16' 484.8
M 35.24' 24.13' 850.3
N 40.93' 22' 900.5
O 41.14' 46.79' 1924.9   
TOTALS 360.22' 13,000.4

AVERAGE GRADE (ABE) 13,000.4 / 360.22 = 36.09'
MAX ALLOWABLE HEIGHT 30' ABOVE AVERAGE GRADE
MAX HT. EL./MAX BLDG. HT. 66.09'

SCALE:

DRAWN BY:

CHECKED BY:

SHEET SIZE:         E (30X42)

DATE: 

NO: DATE:
REVISIONS

©
 C

O
PY

RI
G

H
T 

20
22

 B
RA

N
D

T 
D

ES
IG

N
, I

N
C

. S
EA

TT
LE

, W
A

DEDICATED 

APPROVAL 

STAMP SPACE 

Design Group

Brandt

brandtdesigninc.com

66 Bell Street

Unit 1

Seattle, WA

98121

206.239.0850

1/4" = 1'-0"

8
4

8
0

 R
E
S

ID
E
N

C
E

KM

DD

PERMIT SUBMITTAL SET

8
4

8
0

 8
5

TH
 A

V
E 

SE
M

ER
C

ER
 IS

LA
N

D
, W

A 
9

8
0

4
0

A301

EXTERIOR
ELEVATIONS (N)

03.11.22

1/4" = 1'-0"
1

EXTERIOR ELEVATION - NORTH

1/4" = 1'-0"
3

EXTERIOR ELEVATION - NORTH - GARAGE

8843

REGISTERED

ARCHITECT

STATE OF WASHINGTON



LOWER FLOOR

30.58'

MAIN FLOOR

41.70'

T.O. PLATE

51.03'
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36.09'

MAX. BUILDING HEIGHT

66.09'

T.O. ROOF

56.01'
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PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. CONTRACTOR 
SHALL VERIFY TO INSPECTOR ALL GUARDS AND RAILINGS 
SHALL BE CAPABLE OF RESISTING 200LB LOAD ON TOP RAIL 
ACTING IN ANY DIRECTION AS REQUIRED BY IRC R301.5, TYP. 
DESIGN AND CONNECTION UNDER DEFERRED SUBMITTAL.

3 1/2" / 1
'-0"

3 1/2" / 1'-0"

SOLAR PANELS TO BE COORDINATED,
POTENTIAL LOCATIONS PROPOSED

ENERGY CREDIT 6.1: RENEWABLE ENERGY - 3600 
kWh ANNUALLY TO BE SUPPLIED, FINAL ARRAY TO 
BE COORDINATED WITH SOLAR SUBCONTRACTOR

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO 
RESTRICT PASSAGE OF A 4" SPHERE PER IRC 
R312.1.3. CONTRACTOR SHALL VERIFY TO 
INSPECTOR ALL GUARDS AND RAILINGS SHALL 
BE CAPABLE OF RESISTING 200LB LOAD ON TOP 
RAIL ACTING IN ANY DIRECTION AS REQUIRED 
BY IRC R301.5, TYP. DESIGN AND CONNECTION 
UNDER DEFERRED SUBMITTAL.
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HANDRAIL AT 3'-0" ABOVE STAIR 
NOSINGS PER IRC R311.7.8, TYP. 

(E) GRADE

PROPOSED GRADE

CHIMNEYS SHALL EXTEND NOT LESS THAN 2 
FEET (610MM) HIGHER THAN ANY PORTION 
OF A BUILDING WITHIN 10 FEET (3048MM), 
BUT SHALL NOT BE LESS THAN 3 FEET 
(914MM) ABOVE THE HIGHEST POINT WHERE 
THE CHIMNEY PASSES THROUGH THE ROOF
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LEGEND NOTES
1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
2. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
WITH ANY DISCREPANCIES PRIOR TO CONSTRUCTION

WINDOW IDGRIDLINE0 200A

DOOR ID100A
FINISH FLOOR

101'-3"
ELEVATION DATUM

LOWER FLOOR

30.58'

MAIN FLOOR

41.70'

T.O. PLATE

51.03'

ACEF

(E) WALL TO REMAIN, FACE WITH STONE CLADDING

A.B.E.

36.09'

MAX. BUILDING HEIGHT

66.09'

T.O. ROOF

56.01'

209 207

116
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D B

211C

OPEN YARD STORAGE

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. CONTRACTOR 
SHALL VERIFY TO INSPECTOR ALL GUARDS AND RAILINGS 
SHALL BE CAPABLE OF RESISTING 200LB LOAD ON TOP RAIL 
ACTING IN ANY DIRECTION AS REQUIRED BY IRC R301.5, TYP. 
DESIGN AND CONNECTION UNDER DEFERRED SUBMITTAL.
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(E) GRADE

PROPOSED GRADE

(E) PROPOSED GRADE - NO CHANGE

CHIMNEYS SHALL EXTEND NOT LESS THAN 2 
FEET (610MM) HIGHER THAN ANY PORTION 
OF A BUILDING WITHIN 10 FEET (3048MM), 
BUT SHALL NOT BE LESS THAN 3 FEET 
(914MM) ABOVE THE HIGHEST POINT WHERE 
THE CHIMNEY PASSES THROUGH THE ROOF

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO 
RESTRICT PASSAGE OF A 4" SPHERE PER IRC 

R312.1.3. CONTRACTOR SHALL VERIFY TO INSPECTOR 
ALL GUARDS AND RAILINGS SHALL BE CAPABLE OF 

RESISTING 200LB LOAD ON TOP RAIL ACTING IN ANY 
DIRECTION AS REQUIRED BY IRC R301.5, TYP. DESIGN 

AND CONNECTION UNDER DEFERRED SUBMITTAL.
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AVERAGE BUILDING ELEVATIONS (ABE)
WALL MIDPOINT EL. (FT.) WALL LENGTH (FT.) PRODUCT 

A 45.23' 23.83' 1077.8
B 41.63' 46.77' 1947.0
C 41.15' 32.89' 1353.4
D 31.87' 17.23' 549.1
E 30' 22.59' 677.7
F 30' 30.09' 902.7
G 30' 13.56' 406.8
H 30' 29.38' 881.4
I 30' 9.82' 294.6
J 30' 15.16' 454.8
K 30' 9.82' 294.6
L 30' 16.16' 484.8
M 35.24' 24.13' 850.3
N 40.93' 22' 900.5
O 41.14' 46.79' 1924.9   
TOTALS 360.22' 13,000.4

AVERAGE GRADE (ABE) 13,000.4 / 360.22 = 36.09'
MAX ALLOWABLE HEIGHT 30' ABOVE AVERAGE GRADE
MAX HT. EL./MAX BLDG. HT. 66.09'
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LOWER FLOOR

30.58'

MAIN FLOOR

41.70'

T.O. PLATE

51.03'

A C E F

A.B.E.

36.09'

MAX. BUILDING HEIGHT

66.09'

T.O. ROOF

56.01'

201C 201B

202 203B 203A

106A 109A 115C

210C

DB

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. CONTRACTOR 
SHALL VERIFY TO INSPECTOR ALL GUARDS AND RAILINGS 
SHALL BE CAPABLE OF RESISTING 200LB LOAD ON TOP RAIL 
ACTING IN ANY DIRECTION AS REQUIRED BY IRC R301.5, TYP. 
DESIGN AND CONNECTION UNDER DEFERRED SUBMITTAL.
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HANDRAIL AT 3'-0" 
ABOVE STAIR NOSINGS 
PER IRC R311.7.8, TYP. 

LANDING AND STAIRS INTEGRATED WITH 
LANDSCAPE FOR ALLOWANCE IN SETBACK.
STAIR NOT TO EXCEED 30" ABOVE (E) OR 
PROPOSED FINISH GRADE

CHIMNEYS SHALL EXTEND NOT LESS THAN 2 
FEET (610MM) HIGHER THAN ANY PORTION 
OF A BUILDING WITHIN 10 FEET (3048MM), 
BUT SHALL NOT BE LESS THAN 3 FEET 
(914MM) ABOVE THE HIGHEST POINT WHERE 
THE CHIMNEY PASSES THROUGH THE ROOF

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. CONTRACTOR 

SHALL VERIFY TO INSPECTOR ALL GUARDS AND RAILINGS 
SHALL BE CAPABLE OF RESISTING 200LB LOAD ON TOP RAIL 

ACTING IN ANY DIRECTION AS REQUIRED BY IRC R301.5, TYP. 
DESIGN AND CONNECTION UNDER DEFERRED SUBMITTAL.
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LEGEND NOTES
1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
2. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
WITH ANY DISCREPANCIES PRIOR TO CONSTRUCTION

WINDOW IDGRIDLINE0 200A

DOOR ID100A
FINISH FLOOR

101'-3"
ELEVATION DATUM

AVERAGE BUILDING ELEVATIONS (ABE)
WALL MIDPOINT EL. (FT.) WALL LENGTH (FT.) PRODUCT 

A 45.23' 23.83' 1077.8
B 41.63' 46.77' 1947.0
C 41.15' 32.89' 1353.4
D 31.87' 17.23' 549.1
E 30' 22.59' 677.7
F 30' 30.09' 902.7
G 30' 13.56' 406.8
H 30' 29.38' 881.4
I 30' 9.82' 294.6
J 30' 15.16' 454.8
K 30' 9.82' 294.6
L 30' 16.16' 484.8
M 35.24' 24.13' 850.3
N 40.93' 22' 900.5
O 41.14' 46.79' 1924.9   
TOTALS 360.22' 13,000.4

AVERAGE GRADE (ABE) 13,000.4 / 360.22 = 36.09'
MAX ALLOWABLE HEIGHT 30' ABOVE AVERAGE GRADE
MAX HT. EL./MAX BLDG. HT. 66.09'
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LOWER FLOOR

30.58'

MAIN FLOOR

41.70'

T.O. PLATE

51.03'
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PIPE PILES PER STRL, TYP.

CONCEALED ROOF 
GUTTER, TYP.
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PIPE PILES PER STRL, TYP.

CONCEALED ROOF 
GUTTER, TYP.

NOTES
1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
2. ALL DIMENSIONS AT KITCHEN TO EDGE OF COUNTERTOPS, U.N.O.
3. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
WITH ANY DISCREPANCIES PRIOR TO CONSTRUCTION

4. FLOOR, CEILING, AND WALL ASSEMBLIES ARE LISTED ON SHEET A701.
5. THERMAL BREAKS LOCATED AT ALL FLOORS AND WALLS TO 

FOUNDATIONS; THERMAL BREAKS AT ALL STRUCTURAL CONNECTIONS TO 
BE COORDINATED WITH STRUCTURAL ENGINEER
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LOWER FLOOR

30.58'

MAIN FLOOR

41.70'

T.O. PLATE

51.03'
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W4b

PRE-MANUFACTURED 3'-0" HIGH GUARDRAIL TO RESTRICT 
PASSAGE OF A 4" SPHERE PER IRC R312.1.3. 
CONTRACTOR SHALL VERIFY TO INSPECTOR ALL GUARDS 
AND RAILINGS SHALL BE CAPABLE OF RESISTING 200LB 
LOAD ON TOP RAIL ACTING IN ANY DIRECTION AS 
REQUIRED BY IRC R301.5, TYP. DESIGN AND CONNECTION 
UNDER DEFERRED SUBMITTAL.
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PIPE PILES PER STRL, TYP.

CONCEALED ROOF 
GUTTER, TYP.

OPEN

CHIMNEYS SHALL EXTEND NOT LESS THAN 2 FEET 
(610MM) HIGHER THAN ANY PORTION OF A BUILDING 
WITHIN 10 FEET (3048MM), BUT SHALL NOT BE LESS 
THAN 3 FEET (914MM) ABOVE THE HIGHEST POINT 
WHERE THE CHIMNEY PASSES THROUGH THE ROOF
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PIPE PILES PER STRL, TYP.

CONCEALED ROOF 
GUTTER, TYP.

NOTES
1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
2. ALL DIMENSIONS AT KITCHEN TO EDGE OF COUNTERTOPS, U.N.O.
3. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
WITH ANY DISCREPANCIES PRIOR TO CONSTRUCTION

4. FLOOR, CEILING, AND WALL ASSEMBLIES ARE LISTED ON SHEET A701.
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1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
2. ALL DIMENSIONS AT KITCHEN TO EDGE OF COUNTERTOPS, U.N.O.
3. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
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4. FLOOR, CEILING, AND WALL ASSEMBLIES ARE LISTED ON SHEET A701.
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1. ALL DIMENSIONS AT WALLS TO FACE OF FRAMING OR TO EXT. FACE OF 

CONCRETE, U.N.O.
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CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
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CONCRETE, U.N.O.
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3. ALL DIMENSIONS ASSOCIATED WITH (E) CONSTRUCTION ARE ASSUMED. 

CONTRACTOR TO VERIFY ALL DIMS IN FIELD AND CONTACT ARCHITECT 
WITH ANY DISCREPANCIES PRIOR TO CONSTRUCTION

4. FLOOR, CEILING, AND WALL ASSEMBLIES ARE LISTED ON SHEET A701.
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CONCRETE, U.N.O.
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LEGENDS, & NOTES
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DOOR SCHEDULE
PLAN ID ROOM NAME TYPE WIDTH (ft.) HEIGHT (ft.) AREA (sf.) U VALUE UA HEAD DETAIL JAMB DETAIL SILL DETAIL EGRESS CLOSER RATED NOTES

101 SAFE ROOM A 2' - 8" 7' - 0" 19 SF

102 BATH A 2' - 6" 7' - 0" 18 SF

103 CRAFT ROOM A 2' - 8" 7' - 0" 19 SF

104 BATH 1 A 2' - 8" 7' - 0" 19 SF

105 W.I.C. A 2' - 8" 7' - 0" 19 SF

106 BEDROOM 1 A 2' - 8" 7' - 0" 19 SF

107 REC ROOM A 3' - 0" 7' - 0" 21 SF

108 PROJECT ROOM A 2' - 8" 7' - 0" 19 SF

109 GARDEN ROOM C 9' - 0" 9' - 4 1/2" 84 SF 0.3 25 SF

110A REC ROOM C 27' - 9 1/2" 9' - 4 1/2" 261 SF 0.28 73 SF

110B REC ROOM E 4' - 10 3/8" 7' - 0" 34 SF

110C REC ROOM E 4' - 10 3/8" 7' - 0" 34 SF

111 POWDER ROOM A 2' - 6" 7' - 0" 18 SF

112 LAUNDRY A 3' - 0" 7' - 0" 21 SF

113 MECH. A 3' - 0" 7' - 0" 21 SF

114 BATH 2 A 2' - 6" 7' - 0" 18 SF

115A BEDROOM 2 A 2' - 8" 7' - 0" 19 SF

115B BEDROOM 2 E 7' - 4" 7' - 0" 51 SF

115C BEDROOM 2 C 12' - 0" 9' - 4 1/2" 113 SF 0.29 33 SF

115D BEDROOM 2 C 14' - 0" 9' - 4 1/2" 131 SF 0.28 37 SF

116 BATH 3 A 2' - 6" 7' - 0" 18 SF

117A BEDROOM 3 A 2' - 8" 7' - 0" 19 SF

117B BEDROOM 3 C 12' - 4" 9' - 4 1/2" 116 SF 0.29 34 SF

118A REC ROOM A 2' - 8" 7' - 0" 19 SF

118B HALLWAY E 7' - 9 3/4" 7' - 0" 55 SF

201A GARAGE A 3' - 0" 7' - 0" 21 SF ● 2

201B GARAGE F 9' - 0" 8' - 0" 72 SF

201C GARAGE G 18' - 0" 8' - 0" 144 SF

202 ENTRY H 3' - 10" 8' - 0" 31 SF 0.28 9 SF

204 KITCHEN C 27' - 9 1/2" 9' - 8" 269 SF 0.28 75 SF

205 DINING ROOM C 27' - 9 1/2" 9' - 8" 269 SF 0.28 75 SF

206 LIVING ROOM B 6' - 1" 7' - 5 1/2" 45 SF 0.31 14 SF

207A OFFICE A 2' - 8" 7' - 0" 19 SF

207B OFFICE C 12' - 6 3/4" 9' - 8" 121 SF 0.28 34 SF

208 POWDER ROOM A 2' - 8" 7' - 0" 19 SF

210A W.I.C. A 2' - 8" 7' - 0" 19 SF

210B W.I.C. E 7' - 11 5/8" 7' - 0" 56 SF

210C MASTER BEDROOM C 12' - 0" 9' - 8" 116 SF 0.28 32 SF

210D MASTER BEDROOM K 12' - 4" 9' - 8" 119 SF

211A MASTER BATH J 2' - 4" 7' - 0" 16 SF

211B MASTER BATH J 2' - 4" 7' - 0" 16 SF

211C MASTER BATH C 8' - 4" 9' - 8" 81 SF 0.3 24 SF

WINDOW SCHEDULE
PLAN ID TYPE WIDTH (ft) HEIGHT (ft) HEAD HT

UNIT AREA
(sf) U VALUE UA HEAD DETAIL JAMB DETAIL SILL DETAIL SAFETY GLAZING EGRESS NOTES

106A A 2' - 6" 6' - 0" 8' - 6" 15 SF 0.27 4 SF ●

106B D 13' - 9 1/2" 9' - 5" 9' - 5" 130 SF 0.26 34 SF ●

109A D 8' - 11 1/2" 9' - 5" 9' - 5" 84 SF 0.26 22 SF ●

109B D 13' - 6" 9' - 5" 9' - 5" 127 SF 0.26 33 SF ●

116 A 3' - 0" 6' - 6" 9' - 0" 20 SF 0.27 5 SF ●

201A C 9' - 0" 2' - 0" 9' - 5 1/2" 18 SF 0.28 5 SF ● 2

201B C 9' - 0" 2' - 0" 9' - 5 1/2" 18 SF 0.28 5 SF ● 2

201C C 9' - 0" 2' - 0" 9' - 5 1/2" 18 SF 0.28 5 SF ● 2

202 D 11' - 8" 8' - 2 1/2" 8' - 2 1/2" 96 SF 0.26 25 SF ●

203A D 7' - 0" 9' - 8" 9' - 8" 68 SF 0.26 18 SF ●

203B D 5' - 0" 9' - 8" 9' - 8" 48 SF 0.26 13 SF ●

204A C 7' - 0" 2' - 0" 9' - 5 1/2" 14 SF 0.28 4 SF ●

204B C 6' - 2" 2' - 0" 9' - 5 1/2" 12 SF 0.28 3 SF ●

204C C 7' - 0" 2' - 0" 9' - 5 1/2" 14 SF 0.28 4 SF ●

206A D 11' - 8" 9' - 8" 9' - 8" 113 SF 0.26 29 SF ●

206B E 6' - 1" 2' - 0" 9' - 5 1/2" 12 SF 0.32 4 SF ●

207 D 12' - 8 1/2" 9' - 8" 9' - 8" 123 SF 0.26 32 SF ●

209 D 4' - 0" 9' - 8" 9' - 8" 39 SF 0.26 10 SF ●

210 D 14' - 0" 9' - 8" 9' - 8" 135 SF 0.26 35 SF ●

211 D 12' - 4" 9' - 8" 9' - 8" 119 SF 0.26 31 SF ●

1/4" = 1'-0"

ARCH - WINDOW TYPES

1/4" = 1'-0"

ARCH - DOOR TYPES

GENERAL NOTES

• ALL NEW DOORS TO BE NFRC CERTIFIED
• ALL NEW VERTICAL FENESTRATION U-VALUE TO MEET ENERGY COMPLIANCE GUIDELINES FOR EFFICIENT BUILDING 

ENVELOPE OPTION 1A
• ALL DOORS TO BE SOLID-CORE WOOD VENEER FLAT PANELS UNO
• ALL GLAZED DOORS TO RECEIVE TEMPERED / SAFETY GLAZING

SPECIFIC NOTES

1. FROSTED / OPAQUE GLAZING
2. 2 HOUR RATED STEEL DOOR

GENERAL NOTES

• ALL DIMENSIONS SHOWN ARE FINISHED DIMENSIONS, R.O. PER CONTRACTOR.
• CONTRACTOR TO VERIFY ALL SIZES AND DIMENSIONS IN FIELD WITH OWNER BEFORE ORDERING.
• ALL NEW WINDOWS TO BE NFRC CERTIFIED.
• ALL WINDOW WALL IS TEMPERED GLASS.
• REFER TO PLANS AND TAGS FOR LOCATION AND SWINGS.
• ALL ELEVATIONS ARE FROM THE EXTERIOR.
• ALL NEW VERTICAL FENESTRATION U-VALUE TO MEET ENERGY COMPLIANCE GUIDELINES FOR EFFICIENT BUILDING 

ENVELOPE OPTION 1A

• PER IBC 8310.2 ALL EGRESS OPENINGS SHALL HAVE A NET CLEAR OPENING OF NOT LESS THAN 5.7 SF, NET CLEAR 
HEIGHT OPENING SHALL NOT BE LESS THAN 24" AND THE NET CLEAR WIDTH SHALL BE NOT LESS THAN 20".
THE WINDOW SILL SHALL HAVE HEIGHT OF NOT MORE THAN 44" ABOVE THE FLOOR

• PER IRC R308.4.3, GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL NEEDS TO BE TEMPERED GLASS / 
SAFETY GLAZING IN THE FOLLOWING HAZARDOUS LOCATIONS:
1. THE EXPOSED AREA OF AN INDIVIDUAL PANE IS LARGER THAN 9 SF,
2. THE BOTTOM EDGE OF THE GLAZING IS LESS THAN 18" ABOVE THE FLOOR,
3. THE TOP EDGE OF THE GLAZING IS MORE THAN 36 " AVOVE THE FLOOR, AND
4. ONE OR MORE WALKING SURFACES ARE WITHING 36", MEASURE HORIZONTALLY IN A STRAIGHT LINE OF 

THE GLAZING. 

SPECIFIC NOTES

1. FROSTED / OPAQUE GLAZING
2. FIRE GLAZING

NOTE: EXACT DOOR AND WINDOW SIZES & U-VALUES 
TO BE VERIFIED WITH MANUFACTURER. 

1/4" = 1'-0"

STOREFRONT TYPE A

1/4" = 1'-0"

STOREFRONT TYPE B

U-VALUE 0.28 - DUAL GLAZED, TEMPERED LAMINATED 
GLASS WITH ARGON FILLED CAVITY

U-VALUE 0.28 - DUAL GLAZED, TEMPERED LAMINATED 
GLASS WITH ARGON FILLED CAVITY
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W4a W4b W6a W6b

5/8" GWB
2X4 WOOD FRAMING
SOUND BATT INSULATION
5/8" GWB

2X4 WOOD FRAMING
SOUND BATT INSULATION
5/8" GWB

5/8" GWB
2X6 WOOD FRAMING
SOUND BATT INSULATION
5/8" GWB

2X6 WOOD FRAMING
SOUND BATT INSULATION
5/8" GWB

VERTICAL ASSEMBLIES

5/8" GWB
2X6 WOOD FRAMING
R-21 MIN INSULATION
1/2" PLYWOOD 
WRB
3/4" VERTICAL FURRING STRIP, PNT BLACK
3/4" CEMENTITIOUS PLASTER SIDING OVER 
     WIRE MESH

W6c

5/8" GWB
2X6 WOOD FRAMING
R-21 MIN INSULATION
1/2" PLYWOOD 
WRB
3/4" VERTICAL FURRING STRIP, PNT BLACK
1/2" CEMENT BOARD
1/2" LATH AND SCRATCH COAT
3/4" TO 1-1/4" CULTURED STONE VENEER

W6dW4c

5/8" GWB
2X4 LIGHT GAUGE METAL FRAMING
SOUND BATT INSULATION
5/8" GWB

5/8" GWB
2X6 LIGHT GAUGE METAL FRAMING
R-21 MIN INSULATION
1/2" PLYWOOD 
WRB
3/4" VERTICAL FURRING STRIP, PNT BLACK
3/4" CEMENTITIOUS PLASTER SIDING OVER 
     WIRE MESH

W6e

5/8" GWB
2X4 WOOD FRAMING
R-21 MIN INSULATION
1/2" AIR GAP
8" CONCRETE
1/2" PLYWOOD 
WRB
1/2" LATH AND SCRATCH COAT
3/4" TO 1-1/4" CULTURED STONE VENEER
     SEE SECTIONS AND ELEVATIONS FOR 
     FINISH EXTENT

W8c

3/4" TO 1-1/4" CULTURED STONE VENEER
1/2" LATH AND SCRATCH COAT
1/2" CEMENT BOARD
3/4" FURRING
WRB
1/2" PLYWOOD 
2X6 WOOD FRAMING
1/2" PLYWOOD 
WRB
3/4" FURRING
1/2" CEMENT BOARD
1/2" LATH AND SCRATCH COAT
3/4" TO 1-1/4" CULTURED STONE VENEER

W6g

5/8" GWB
2X8 WOOD FRAMING
SOUND BATT INSULATION
5/8" GWB

W8a

5/8" GWB
2X4 LIGHT GAUGE METAL FRAMING
R-21 MIN INSULATION
1/2" AIR GAP
6" CONCRETE

W6k

5/8" GWB
2X6 WOOD FRAMING
R-21 MIN INSULATION
1" AIR GAP
2x6 WOOD FRAMING
1/2" PLYWOOD 
WRB
3/4" VERTICAL FURRING STRIP, PNT BLACK
3/4" CEMENTITIOUS PLASTER SIDING OVER
     WIRE MESH

W12a

5/8" GWB
2X6 WOOD FRAMING
R-21 MIN INSULATION
1" AIR GAP
2x6 WOOD FRAMING
1/2" PLYWOOD 
WRB
3/4" VERTICAL FURRING STRIP, PNT BLACK
1/2" CEMENT BOARD
1/2" LATH AND SCRATCH COAT
3/4" TO 1-1/4" CULTURED STONE VENEER

W12b

5/8" GWB
2X4 WOOD FRAMING
R-21 MIN INSULATION
1/2" AIR GAP
8" CONCRETE
WRB

W8d

3/4" TO 1-1/4" CULTURED STONE VENEER
1/2" LATH AND SCRATCH COAT
WRB
1/2" PLYWOOD 
6" CONCRETE
1/2" PLYWOOD 
WRB
1/2" LATH AND SCRATCH COAT
3/4" TO 1-1/4" CULTURED STONE VENEER

W6h

8" CONCRETE

W8b

6" CONCRETE
1/2" AIR GAP
R-21 MIN INSULATION
2x4 LIGHT GAUGE METAL FRAMING
1/2" PLYWOOD
WRB
3/4" VERTICAL FURRING STRIP, PNT BLACK
3/4" CEMENTITIOUS PLASTER OVER 
     WIRE MESH

W6j W6m

5/8" GWB
1/2" PLYWOOD
2X6 WOOD FRAMING
SOUND BATT INSULATION
5/8" GWB

5/8" GWB
1/2" PLYWOOD
2X6 WOOD FRAMING
R-21 MIN INSULATION
1/2" PLYWOOD 
WRB
3/4" VERTICAL FURRING STRIP, PNT BLACK
3/4" CEMENTITIOUS PLASTER SIDING OVER 
     WIRE MESH

W6n

5/8" GWB
1/2" PLYWOOD
2X6 WOOD FRAMING
R-21 MIN INSULATION
1/2" PLYWOOD 
WRB
3/4" VERTICAL FURRING STRIP, PNT BLACK
1/2" CEMENT BOARD
1/2" LATH AND SCRATCH COAT
3/4" TO 1-1/4" CULTURED STONE VENEER

W6p

W1a

1/2" PLYWOOD
1/2" WOOD FINISH BOARD

5/8" GWB
2X4 LIGHT GAUGE METAL FRAMING
R-21 MIN INSULATION
1/2" AIR GAP
8" CONCRETE
1/2" PLYWOOD 
WRB
1/2" LATH AND SCRATCH COAT
3/4" TO 1-1/4" CULTURED STONE VENEER
     SEE SECTIONS AND ELEVATIONS FOR 
     FINISH EXTENT

W8e

5/8" GWB
2X8 LIGHT GAUGE METAL FRAMING
R-21 MIN INSULATION
1/2" PLYWOOD 
WRB
3/4" VERTICAL FURRING STRIP, PNT BLACK
3/4" CEMENTITIOUS PLASTER SIDING OVER 
     WIRE MESH

W8f
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HORIZONTAL ASSEMBLIES

F1

R1

6" CONCRETE 
VAPOR BARRIER

STANDING SEAM METAL ROOFING
ROOFING MEMBRANE
3/4" PLYWOOD
R-49 INSULATION
WOOD FRAMING PER STRUCTURAL

F2

3/4" FLOOR FINISH
6" CONCRETE W/ RADIANT 
VAPOR BARRIER
2" RIGID INSULATION

3/4" FLOOR FINISH
4-1/2" CONCRETE W/ RADIANT
1-1/2" METAL DECK
SOUND BATT INSULATION

4-1/2" CONCRETE (MIN HEIGHT, SLOPE TO 
DRAIN PER PLANS)
1-1/2" METAL DECK
R-38 INSULATION

C1

WOOD FRAMING PER STRUCTURAL
5/8" GWB

C2

WOOD FRAMING PER STRUCTURAL
3/4" PLYWOOD SHEATHING
3/4" WOOD FINISH

C3

FLAT WOOD FRAMING
3/4" WOOD FINISH

R2

STANDING SEAM METAL ROOFING
ROOFING MEMBRANE
3/4" PLYWOOD
WOOD FRAMING PER STRUCTURAL

F5

1" TILE DECKING
PEDESTAL SUPPORTS OR RIPPED FURRING STRIPS
'DURADECK' OR APPROVED ALTERNATE MEMBRANE*
TAPERED POLYISO INSULATION - SLOPED AT 1/8" / 12"
3/4" PLYWOOD
FLOOR FRAMING PER STRUCTURAL
AIR GAP AS REQUIRED TO ACHIEVE TOTAL ASSEMBLY DEPTH 
    PER SECTIONS 
2X4 WOOD FRAMING
R-38 INSULATION ABOVE ALL INTERIOR SPACE
3/4" WOOD FINISH AT EXTERIOR / 5/8" GWB AT INTERIOR

*WATERPROOFING MUST BE APPROVED FOR USE AS A 
WALKING DECK AND FOR THE INSTALLATION OF THE 
DECKING DIRECTLY ON TOP OF THE MEMBRANE PER ICC-ES 
WALKING DECKS CRITERIA

R3

STANDING SEAM METAL ROOFING
ROOFING MEMBRANE
3/4" FIRE TREATED PLYWOOD
R-49 INSULATION
LIGHT GAUGE METAL FRAMING PER STRUCTURAL

R4

STANDING SEAM METAL ROOFING
ROOFING MEMBRANE
3/4" FIRE TREATED PLYWOOD
LIGHT GAUGE METAL FRAMING PER STRUCTURAL

C4

LIGHT GAUGE METAL FRAMING PER STRUCTURAL
3/4" WOOD FINISH

C5

LIGHT GAUGE METAL FRAMING PER STRUCTURAL
5/8" GWB

F6

1" TILE DECKING
1/2" MORTAR BED
3-1/2" CONCRETE (MIN HEIGHT, SLOPE TO 
DRAIN PER PLANS)
1-1/2" METAL DECK
R-38 INSULATION

CEILING ASSEMBLY BELOW, SEE SECTIONS

CEILING ASSEMBLY BELOW, SEE SECTIONS

CEILING ASSEMBLY BELOW, SEE SECTIONS

F4

CEILING ASSEMBLY BELOW, SEE SECTIONS

F3

CEILING ASSEMBLY BELOW, SEE SECTIONS
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General Structural Notes
THE FOLLOWING APPLY UNLESS SHOWN OTHERWISE ON THE DRAWINGS

CRITERIA QUALITY ASSURANCE

GEOTECHNICAL
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ANCHORAGE

STEEL

WOOD

S1.1

-

General
Structural Notes

DRAWN:

DESIGN:

APPROVED:

CHECKED:

01519-2021-09

March 11, 2022

SHEET NO:

PROJECT NO:

DATE:

SCALE:

SHEET TITLE:

PERMIT

8480 Residence
8480 85th Ave SE

ISSUE:

ARCHITECT:

Mercer Island, WA  98040

PROJECT TITLE:

NHD

BDM

HAA, SRW

SRW

REVISIONS:

p: 206.443.6212                   ssfengineers.com
2124 Third Avenue - Suite 100 - Seattle, WA  98121

Copyright 2021 Swenson Say Fagét - All Rights Reserved

p: 253.284.9470                  ssfengineers.com
934 Broadway - Tacoma, WA  98402

JURISDICTIONAL APPROVAL STAMP:

Brandt Design Group
66 Bell Street, Unit 1
Seattle, WA  98121
PH
brandtdesigninc.com

206.239.0850



Roof Load Map

Lower Floor Load Map Main Floor Load Map

Load Map Key

Live Load (LL) Designations

Dead Load (DL) and Superimposed Dead Load (SDL) Designations

S1.2

N.T.S.

Load Maps
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Lower Floor/Foundation Plan

Plan Notes

Legend

”

S2.1

1/4" = 1'-0" U.N.O.

Lower Floor/
Foundation Plan

DRAWN:

DESIGN:

APPROVED:

CHECKED:

01519-2021-09

March 11, 2022

SHEET NO:

PROJECT NO:

DATE:

SCALE:

SHEET TITLE:

PERMIT

8480 Residence
8480 85th Ave SE

ISSUE:

ARCHITECT:

Mercer Island, WA  98040

PROJECT TITLE:

NHD

BDM

HAA, SRW

SRW

REVISIONS:

p: 206.443.6212                   ssfengineers.com
2124 Third Avenue - Suite 100 - Seattle, WA  98121

Copyright 2021 Swenson Say Fagét - All Rights Reserved

p: 253.284.9470                  ssfengineers.com
934 Broadway - Tacoma, WA  98402

JURISDICTIONAL APPROVAL STAMP:

Brandt Design Group
66 Bell Street, Unit 1
Seattle, WA  98121
PH
brandtdesigninc.com

206.239.0850



Main Floor Framing Plan

Plan Notes

Legend

Steel Beam Legend

S2.2

1/4" = 1'-0" U.N.O.

Main Floor
Framing Plan
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Roof Framing Plan

Plan Notes

Legend

Steel Beam Legend
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Typical Opening Reinforcing at Concrete Walls

Typical Slab Joints

Minimum Straight Development Length (  d)

For f'c = 4000 psi, Grade 60 Reinforcing

I

Reinforcing Splice and Development
Length Schedule

Bar Size Top Bars Other Bars

Minimum Lap Splice Lengths (  s)

Other Bars

II

Top BarsBar Size

III

Bar Size Length

For Standard End Hooks
Minimum Embedment Lengths (  dh)

Typical Stepped Footing

Typical Stair On Grade Pipe and Trench Locations

Baseplate - HSS Column

Typical Concrete Wall Construction JointTypical Slab Isolation Joint

Typical S/HDU Holdown Details and Schedule

Holdown Schedule

Screws Bolt
Anchor A.B.

Embed Holdown PostHoldown

Double Curtain
Concrete Wall Intersection, End, and Corner Detail

Single Curtain
Concrete Wall Intersection, End, and Corner Detail

Typical HDU Holdown

Holdown Schedule
Plan

ScrewsMark Bolt
Anchor Min. A.B. Embed (D)

Stem Wall if 2x4
Holdown Post

if 2x6Footing

HDU Into Footing Option HDU Into Stem Wall Option
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Exterior Wall w/ Slab on Grade

Deck or Canopy Post Footing

S3.2

3/4" = 1'-0" U.N.O.

Foundation
Details
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Shearwall Schedule

Typical Shearwall Construction

Typical Shearwall Intersections

Typical Top Plate SpliceTypical Header Support w/2 Bearing Studs

Overframing Connection Typical Wood Filler at WF Beam

Flush Steel WF Beam - No Nailer

Flush Steel WF Beam with Nailer

Flush Steel WF Beam - No Nailer

Flush Steel WF Beam with Nailer

Shearwall Schedule

Mark Sheathing
Panel Edge

Nailing
Top Plate Connection
if TJI if Wood at Wood at Concrete

Base Plate Connection

Holdown at WF Beam - HDU

S4.1

3/4" = 1'-0" U.N.O.

Typical
Wood Framing

Details
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Guardrail Post (joists parallel) Guardrail Post (joists perpendicular)
Typical Exterior Wall with Typical Exterior Wall with S4.2

3/4" = 1'-0" U.N.O.

Wood Framing
Details
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Beam
Size

No. of
Bolts

Bolt
Size

Plate
Thickness

Weld
Size

Shear Plate Schedule

Typical Single Shear Plate Connection and Schedule

L WeldFlange Plates (thickness & width)Beam

Moment Connection Schedule

SizeSize Top Bottom

Typical Beam to Beam Connection

Typical Skewed Beam Shear Connection

Skewed Beam Connection Schedule

Notes

Beam Supporting HSS or Pipe Column

Typical Beam Bearing on HSS or Pipe ColumnBeam to Continuous HSS Column - InteriorHSS Column Connection

Beam To Beam Moment Connection

Typical Coped Web Stiffener

Typical Coped BeamsTypical Embed Plate Connection at Concrete Wall

Typical HSS Beam to HSS Column

Typical Pipe Pile Assembly Schedule
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Typical Steel
Details
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Floor Deck Reinforcement at Small Openings

Spacing Schedule

Cantilevered Floor Deck Parallel to Beam

Cantilevered Floor Deck Perpendicular to Beam

Spacing Schedule

Floor Deck Support at Columns

at Slab on Metal Deck
Typical Conduit Placement Criteria

Typical Construction Joint Typical Slab Edge Reinforcement

Upper Level Deck

With Following Minimum Properties
Verco PLB-36, G60 Coating

18 GA

Typical WF Steel Beam Penetration Layout Criteria

Typical Deck Connection to Concrete Wall

Typical Shear Stud Placement at Braced Frame Beams and Drag Struts

Drag Strut Connection at Concrete Wall

Drag Strut Beam Connection

Drag Strut Connection to Braced Frame
S5.2

3/4" = 1'-0" U.N.O.

Steel Details
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S5.3
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Steel Braced
Frame Elevations
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Braced Frame General Notes

Section

Typical Brace Slot Reinforcing

Typical Braced Frame Base Connection at WF Beam Typical Braced Frame Base Connection

Typical Braced Frame Base Plate at HSS Column

Typical Brace Slot

Section
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Notes

Typical Brace Protected Zones
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Frame Details
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Steel Details
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Steel Details
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Steel Details
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Plywood Sheathed Diaphragm Connection Typical HSS Header Detail

Typical Built-up Stud Column or Beam

Top of Opening without Header

Typical Metal Framing Properties

SPACING SCHEDULE

Typical Studs To Bottom Track

TRACK BASE FASTENER

FASTENER SCHEDULE
TRACK SPLICE

Shearwall Bottom Track

SHEARWALL SCHEDULE

Shearwall Schedule

Typical Box Beam Details
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Typical Joist To Beam Connection
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Typical
Light Gage

Details
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Ridge Beam
S6.2

1" = 1'-0" U.N.O.

Light GAUGE
Details
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