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MALONE REMODELING PROJECT
New Garage Build, Remodel Bonus Room, Bath,

Laundry. Pantry, Fireplace & Basement

THIS IS AN UNPUBLISHED ORIGINAL CONSTRUCTION DESIGN AND THE PROPERTY OF
THE OWNER, NEIL KELLY CO., INC.  IT IS NOT TO BE RELEASED OR COPIED WITHOUT
THE EXPRESS WRITTEN PERMISSION OF THE OWNER. ANY UNAUTHORIZED COPYING OF
THE DESIGN IS A VIOLATION OF THE OWNER'S PROPRIETARY RIGHTS AND COPYRIGHT
WHICH MAY SUBJECT THE INFRINGER TO CIVIL DAMAGES AND CRIMINAL PENALTIES
PROVIDED UNDER 17 U.S.C. 501 ET. SEQ.

THESE PLANS ARE DESIGNED TO MEET THE 2019 EDITION OF THE INTERNATIONAL RESIDENTIAL
CODE w/2019 WASHINGTON AMENDMENTS (51-51 WAC) AND THE 2019 INTERNATIONAL
BUILDING CODE w/ 2019 WASHINGTON AMENDMENTS (51-50 WAC) AND ANY OTHER CODES,
AMENDMENTS, AND SUPPLEMENTS CURRENTLY IN EFFECT.

NOTE: THIS DRAWING IS BASED ON CURRENT KNOWN SITE CONDITIONS AND IS INTENDED TO BE
USED AS A PROPOSED LAYOUT ONLY.  ACTUAL SITE CONDITIONS AT THE TIME OF INSTALLATION
MAY VARY AND MAY ALTER FINAL DIMENSIONS AND LAYOUT.  DO NOT SCALE DRAWINGS FOR
DIMENSIONS.  ALL DIMENSIONS CITED ON DRAWINGS ARE TO BE USED IN THE FIELD.  MISSING
AND/OR INCORRECT DIMENSIONS ARE TO BE BROUGHT TO THE ATTENTION OF THE DESIGNER OR
PROJECT MANAGER.

1 COVER SHEET
2 C-1 SMALL SITE CSWPP PLAN
3 C-2 FLOW CONTROL BMP PLAN
4 C-3 SITE & APPROACH & DRAINAGE PLAN
5 C-4 TOPOGRAPHIC SURVEY
6 A-1 AS-BUILT FLOOR PLAN
7 A-2 PROPOSED FLOOR PLANS & FENESTRATION SCHEDULES
8 A-3 PROPOSED ROOF PLAN
9 A-4 EXTERIOR ELEVATIONS 1 & 2
10 A-5 EXTERIOR ELEVATION 3 & SECTION 1
11 A-6 SECTION 2 & GARAGE INTERIOR ELEVATIONS A & B
12 S1.0 STRUCTURAL SHEETS
13 S2.1 STRUCTURAL SHEETS
14 S5.1 STRUCTURAL SHEETS
15 SK1 STRUCTURAL SHEETS
16 I-1 PROPOSED ELECTRICAL PLANS
17 I-2 BASEMENT NKBA PLAN & INTERIOR ELEVATION
18 I-3 BATH NKBA PLAN & INTERIOR ELEVATIONS
19 I-4 LAUNDRY NKBA PLAN & INTERIOR ELEVATIONS
20 I-5 MUDROOM NKBA PLAN & INTERIOR ELEVATIONS
21 I-6 PANTRY & FIREPLACE NKBA PLAN & INTERIOR ELEVATIONS

SHEET
INDEX

THESE PLANS CONFORM TO THE
FOLLOWING CODES AND STANDARDS FOR
ALL EXISTING AND PROPOSED WORK
- 2018 International Building code
- 2018 International Residential code
- 2018 Uniform Plumbing code
- 2018 Washington State Energy Code
- 2018 Washington State Amendment

SCOPE OF WORK
New garage addition, removal of driveway
affected by new garage addition. Partial
interior remodel of main floor and basement.
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SCALE: 1" = 15' - 0"

NOTE: THIS DRAWING IS BASED ON CURRENT KNOWN SITE CONDITIONS AND IS INTENDED TO BE USED
AS A PROPOSED LAYOUT ONLY.  ACTUAL SITE CONDITIONS AT THE TIME OF INSTALLATION MAY VARY
AND MAY ALTER FINAL DIMENSIONS AND LAYOUT.  DO NOT SCALE DRAWINGS FOR DIMENSIONS.  ALL
DIMENSIONS CITED ON DRAWINGS ARE TO BE USED IN THE FIELD.  MISSING AND/OR INCORRECT
DIMENSIONS ARE TO BE BROUGHT TO THE ATTENTION OF THE DESIGNER OR PROJECT MANAGER.

THIS IS AN UNPUBLISHED ORIGINAL CONSTRUCTION DESIGN AND THE PROPERTY OF THE OWNER, NEIL
KELLY CO., INC.  IT IS NOT TO BE RELEASED OR COPIED WITHOUT THE EXPRESS WRITTEN PERMISSION
OF THE OWNER. ANY UNAUTHORIZED COPYING OF THE DESIGN IS A VIOLATION OF THE OWNER'S
PROPRIETARY RIGHTS AND COPYRIGHT WHICH MAY SUBJECT THE INFRINGER TO CIVIL DAMAGES AND
CRIMINAL PENALTIES PROVIDED UNDER 17 U.S.C. 501 ET. SEQ.

SITE VICINITY MAP

APPLICATION: NICHOLAS MALONE
4214 86TH AVE SE

    MERCER ISLAND, WA 98040

PARCEL NUMBER: 36225-00010
LEGAL DESCRIPTION: ISLAND CREST ADD
PLAT BLOCK: 1
PLAT LOT: 2
SECTION/TOWNSHIP: NW-18-24-5

LOT COVERAGE CALCULATIONS

LOT AREA (SF):              14,280 SF

EXISTING STRUCTURE ROOF AREA:    2,278 SF
EXISTING DRIVEWAY:       3,918 SF
NEW GARAGE ROOF AREA                    819 SF
DRIVEWAY/CONCRETE TO BE REMOVED 
FOR GARAGE -751 SF
ADDITIONAL DRIVEWAY TO BE REMOVED -1329 SF
TOTAL:                 4,935 SF

4,935/14280 = 34.5% < 40% MAX LOT OK

IMPERVIOUS CALCULATIONS - PROPOSED
LOT AREA (SF):  14,280 SF

MAIN STRUCTURE FOOTPRINT:  1,830 SF
NEW GARAGE FOOTPRINT: 751 SF
EXISTING PATIO, WALKWAY AREA:        2214 SF
EXISTING DRIVEWAY: 3,918 SF
DRIVEWAY/CONCRETE TO BE REMOVED 
FOR GARAGE: -751 SF
ADDITIONAL DRIVEWAY TO BE REMOVED -1329 SF

TOTAL: 6,633 SF (46.5%)

CODE LIMIT IS 409(HARDSCAPE) = 49%>46.5% OK 

GENERAL NOTES:

1 THIS IS A TOPOGRAPHIC SURVEY ONLY. BASE ON TABLE INFORMATION
FROM CITY OF MERCER ISLAND COMMUNITY PLANNING & DEVELOPMENT
VM:206.275.7730. FOR THIS LOT THE TOPOGRAPHIC SURVEY LIMITED TO
INFORMATION NECESSARY TO DETERMINE LOT SLOPE TYPICALLY REQUIRED
UNLESS PROJECT MEETS THE LOWER COVERAGE LIMIT. THE SLOPE OF THE
LOT WITHIN 2% OF THE THRESHOLD FOR DETERMINING LOT COVERAGE IS
LESS THAN 15% NO MORE THAN 40% OF ALLOWED LOT COVERAGE.

2 THE INFORMATION ON THIS MAP REPRESENTS THE RESULTS OF A SURVEY
MADE ON THE DATE BELOW AND CAN ONLY BE CONSIDERED AS INDICATING
THE GENERAL CONDITIONS EXISTING AT THAT TIME.

3 UTILITIES SHOWN ON THIS SURVEY ARE BASED UPON ABOVE GROUND
OBSERVATION, AND UTILITIES LOCATES - RECORD DATA BY CITY OF
MERCER ISLAND GIS PORTAL, WHICH ARE INDICATED AVAILABLE UTILITIES
UNDERGROUND FOR THIS PROPERTY. ACTUAL LOCATION OF
UNDERGROUND UTILITIES MAY VARY AND UTILITIES NOT SHOWN ON THIS
SURVEY MAY EXIST ON THIS SITE. 

4 ALL MONUMENTS WERE LOCATED DURING THIS SURVEY UNLESS
OTHERWISE NOTED. 

5 CONTOURS SHOWN ARE BASED ON A FIELD SURVEY.

6 TREE IDENTIFICATION WAS PERFORMED BY SURVEY FIELD PERSONNEL AND
SHOULD BE CONSIDERED A BEST GUESS. AN ARBORIST SHOULD BE RELIED
UPON FOR MORE ACCURATE AND DETAILED IDENTIFICATION OF TREE
SPECIES AND HEALTH. 

ELEVATION SHOWN ON THIS DRAWING ARE BASE ON THE NORTH AMERICAN
VERTICAL DATUM, AND WERE ESTABLISHED USING GPS.

2.0' CONTOUR INTERVAL - THE EXPECTED VERTICAL ACCURACY IS EQUAL TO
1/2 THE CONTOUR INTERVAL OR ±  FOR THIS PROJECT.

TOPOGRAPHIC SURVEY

AVERAGE BUILDING
ELEVATION BENCH MARK

LOT SLOPE CALCULATIONS:
LOT AREA (SF):     14,280 SF

HIGHEST ELEVATION POINT OF LOT:     345 FEET
LOWEST ELEVATION POINT OF LOT:      342 FEET
ELEVATION DIFFERENCE:                  6 FEET
HORIZONTAL DISTANCE BETWEEN 

   HIGH AND LOW POINTS:       136 FEET
LOT SLOPE*       4.421%

GROSS FLOOR AREA RATIO

LOT SIZE:             14,280 SF

MAIN LEVEL     1,830 SF
UPPER LEVEL       1,830 SF
GARAGE 751 SF
GARAGE STORAGE 367.5 SF

TOTAL PROPOSED FLOOR AREA: 4,778.5 SF

ALLOWABLE 40% GFAR: 5,712 SF

PROPOSED<ALLOWED OK

CITY OF MERCER ISLAND R-9.6 REQUIREMENT: 
MAXIMUM IMPERVIOUS SURFACE IS 40% WITH AN ADDITIONAL 9%
FOR HARDSCAPE SURFACES

MIN BLDG. SETBACK FROM STREET: 20 FT
MIN GARAGE SETBACK FROM STREET: 20 FT
MIN SIDE YARD SETBACK 10 FT AND 5 FT
MIN REAR YARD SETBACK 25 FT

1

THESE PLANS CONFORM TO THE FOLLOWING
CODES AND STANDARDS FOR ALL EXISTING AND
PROPOSED WORK

2018 International Building Code (IBC)

2018 International Residential Code (IRC)

2018 International Mechanical Code (IMC)

2018 International Fuel Gas Code (IFGC)

2018Uniform Plumbing Code (UPC)

2018 International Fire Code (IFC)

2018 International Existing Building Code

Andrew Leon (andrew.leon@mercerisland.gov)
Sticky Note
The site plan shows changes to the lot coverage and hardscape coverage, with associated changes to the coverage calculations.  Please provide an updated site development worksheet that also reflects these changes.

Andrew Leon (andrew.leon@mercerisland.gov)
Sticky Note
The site plan shows that portions of the driveway and an asphalt area east of the garage are proposed to be removed.  However, these areas are shown as retained on Sheets C2.0 and C3.0 of the civil plan.  Please show the surface coverage of the lot consistently across all sheets of the plans.

Civil Review (kevin.nguyen@MercerIsland.gov)
Civil Review (kevin.nguyen@mercerisland.gov)
On behalf of Civil Review (kevin.nguyen@mercerisland.gov)

Maximum driveway approach is 20' - I measured out 20' but callout shows 22'.

Civil Review (kevin.nguyen@MercerIsland.gov)
Civil Review (kevin.nguyen@mercerisland.gov)
On behalf of Civil Review (kevin.nguyen@mercerisland.gov)

New comments for updated scope:
1) Installing a pervious paver system will require modification to base course and surface, which counts as a replaced hard surface.

Resurfacing and/or replacing the top surface without modifying the base course does not count toward hard surface replacement. 

2) The driveway replacement for pervious pavers plus the replaced hard surface under the new garage addition will exceed the 2,000 square feet threshold of new plus replaced hard surface area - requiring a full drainage plan and drainage report prepared, stamped and signed by a licensed civil engineer, and meeting MICC 15.09.050.

City maps show soils on this site as infeasible for infiltration. If pervious paver system is desired, provide supporting geotechnical report/documentation showing how infiltration is feasible and that the system meets all DOE stormwater requirements for a pervious paver BMP. If no MR#5 BMPs are applicable/feasible for new/replaced hard surfaces, on-site detention will be required.

3) Once proposed driveway surface scope is determined, provide cross section/detail for the driveway pavement to show how the driveway will be constructed.

Civil Review (kevin.nguyen@MercerIsland.gov)
Civil Review (kevin.nguyen@mercerisland.gov)
On behalf of Civil Review (kevin.nguyen@mercerisland.gov)



Please specify the paver type on the plan and provide complete design/details/sections for the pervious paver system.



If the manufacturer/product is not from the City guideline worksheet (linked below), please submit manufacturer requirements and specifications for review.



https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/1801/permeablepaversdesign.pdf



If other paver/stone is desired, please specify the size (12"x12", 24"x24"..) and minimum required gap surrounding each paver per City guideline.

Civil Review (kevin.nguyen@MercerIsland.gov)
Civil Review (kevin.nguyen@mercerisland.gov)
On behalf of Civil Review (kevin.nguyen@mercerisland.gov)



The basemapping on this plan and the civil plan appear to be different - basemapping on architect site plan seems to not match survey basemapping.



Using the existing catch basins as a reference point, Google Maps and civil basemapping appear to be correct showing these in gravel while this plan shows them in pavement. Are the existing driveway areas/locations shown correctly? 



Please verify that the site plan correctly shows existing elements such as the driveway/paved areas and dimensions, gravel areas, etc and update areas accordingly.

Civil Review (kevin.nguyen@MercerIsland.gov)
Civil Review (kevin.nguyen@mercerisland.gov)
On behalf of Civil Review (kevin.nguyen@mercerisland.gov)



Clearly identify the limits of existing driveway to remain, existing to be replaced, and indicate driveway surface types on private property and in right-of-way.



Concrete and paver driveways are not acceptable in right-of-way.



Currently, driveway hatching and callout seems to indicate that the entire concrete driveway (both in right of way and private property) will be replaced with pervious pavers.



Verify if existing surface is concrete or asphalt - civil plan shows asphalt.

Andrew Leon (andrew.leon@mercerisland.gov)
Sticky Note
The response to the previous submittal's comments indicate that site survey would be provided as an attachment to the plan set.  However, a site survey was not included as a part of this submittal.  Please include the survey with your next submittal.

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Site Survey has been include in latest submittal

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Verified that the Site Plan correctly shows existing elements.

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Updated C sheets to show asphalt being removed.  

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Revised Sheet C-4 to show location and limits of driveway pavers.   Paver size is to be determined at this time.    

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Cross section/detail of paver construction on Sheet C-4.    

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Plans modified to show asphalt instead of concrete.      

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Revised Plans to show 20'

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Existing Site Development Worksheet shows correct changes.   
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AS-BUILT FLOOR PLANS

HOMEOWNER APPROVAL
SEE DECLARATIONS ON PAGE 01
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SCALE: 1/4' = 1'-0"

BASEMENT DEMO PLAN
1/4" = 1'-0"

 NOTE: DEMO ALL NON
STRUCTURAL FRAMING AND
PANELING

EXISTING WALLS TO REMAIN

MAIN FLOOR DEMO PLAN
1/4" = 1'-0"

WALL LEGEND

WALLS TO BE REMOVED

FURRED WALLS

OPENINGS TO BE ENCLOSED

NEW FULL-HEIGHT WALLS

NEW HALF WALLS

GENERAL NOTES
E EXISTING
N NEW
RL RELOCATE
RP REPLACE

OTHER TO BE REMOVED

DEMO LEGEND

A - 1

ALL DIMENSIONS TO FINISHED SURFACE EXCEPT FOR NEW WALLS

ALL DIMENSIONS TO FINISHED SURFACE EXCEPT FOR NEW WALLS

Andrew Leon (andrew.leon@mercerisland.gov)
Sticky Note
Please include the area of the basement in the gross floor area calculations.

The response to the previous submittal's comments indicate that this space was excluded from the gross floor area because it is a crawlspace.  However, the sections and elevations on Sheets A-4 and A-5 show that this area has a flat floor and the same ceiling height as the rest of the basement (about 7 feet).  As such, this area must be included in gross floor area calculations.  

If the entire basement is included in the gross floor area calculations, the gross floor area of the house would exceed 40%.  The gross floor area may be reduced by using the basement exclusion provision established in Title 19 MICC, Appendix B.  If you would like to use the basement exclusion provision, please provide calculations for the basement exclusion as established in Appendix B of Title 19.

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Please see revised Impervious Calculations on Sheet C--2.   Calculations show a percentage of 39.9% using Title 19 guidelines.  
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HARD SURFACE CALCS

Civil Review (kevin.nguyen@MercerIsland.gov)
Civil Review (kevin.nguyen@mercerisland.gov)
On behalf of Civil Review (kevin.nguyen@mercerisland.gov)

The footprint and positioning of the garage addition has been enlarged and shifted per architect site plan - please verify and update design.

Civil Review (kevin.nguyen@MercerIsland.gov)
Civil Review (kevin.nguyen@mercerisland.gov)
On behalf of Civil Review (kevin.nguyen@mercerisland.gov)



Coordinate with architect site plan to ensure site plans are matching.



Architectural plan shows existing driveway replacement for a pervious paver system that are not shown on this plan. This replacement will trigger a full drainage design and report meeting MICC 15.09.050 due to exceeding 2,000 square foot threshold of new plus replaced hard surface from the driveway and the area replaced under the garage addition.

Civil Review (kevin.nguyen@MercerIsland.gov)
Civil Review (kevin.nguyen@mercerisland.gov)
On behalf of Civil Review (kevin.nguyen@mercerisland.gov)



Repeat SUB1 comment:

It appears footing drain scope has been removed.

Structural drawing S2.1 indicates a new perforated footing drain for the new garage footing connecting to the storm system.



Provide design and layout for the new footing drain. Indicate the IE at the garage connection point and the downstream connection point, pipe type/size/slopes.

Civil Review (kevin.nguyen@MercerIsland.gov)
Civil Review (kevin.nguyen@mercerisland.gov)
On behalf of Civil Review (kevin.nguyen@mercerisland.gov)

The rim and IE's called out differ from the basemapping info - which is correct?

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Footprint of garage is correct on Architectural sheets.    Other plans are drawn by a third party and are not easy to get updated.     

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Yes, details do indicate a footing drain.   Please see footing drain layout on Sheet C3.0.   

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
See Drainage Plan Sheet C3.0

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
The Rim and IE shown on the Drainage Plan Sheet C3.0 is correct.  
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EXTERIOR DOOR SCHEDULE
NUMBER SIZE R/O DESCRIPTION
D - E2 2668 L EX 32"X83" EXT. HINGED-DOOR P03

D - E4 16080 194"X99"
GARAGE DOOR SOLID CORE OF 20
MIN RATED W/ SELF CLOSING DEVICE

INTERIOR DOOR SCHEDULE
NUMBER SIZE R/O DESCRIPTION
D01 2668 R IN 32"X82 1/2" HINGED-DOOR P03
D02 2668 R 62"X82 1/2" POCKET-DOOR P03
D03 2668 L IN 32"X82 1/2" HINGED-DOOR P03
D04 2668 R IN 32"X82 1/2" HINGED-DOOR P03
D05 2868 R IN 34"X82 1/2" HINGED-DOOR P03

WINDOWS SCHEDULE
NUMBER R/O DESCRIPTION COMMENTS
W1 24"X24" FIXED GLASS
W2 71 3/8"X47" RIGHT SLIDING
W3 96"X80" EXT. SLIDER-GLASS PANEL
W4 31"X13" SINGLE CASEMENT-HR WINDOW RE-USED IN NEW LOC.
W5 48"X24" LEFT SLIDING
W6 60"X78" EXT. SLIDER-GLASS PANEL

SITE
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HOMEOWNER APPROVAL
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SCALE: 1/4" = 1'-0"

PROPOSED BASEMENT FLOOR PLAN
1/4" = 1'-0"

PROPOSED MAIN FLOOR PLAN
1/4" = 1'-0"

EXISTING WALLS TO REMAIN

WALL LEGEND

OPENINGS TO BE ENCLOSED

NEW FULL-HEIGHT WALLS

NEW HALF WALLS

A - 2

ALL DIMENSIONS TO FINISHED SURFACE EXCEPT FOR NEW WALLS

ALL DIMENSIONS TO FINISHED SURFACE EXCEPT FOR NEW WALLS

Building Plan Review (jacob.halverson@mercerisland.gov)
Sticky Note
Sub1 Comment: Include table R402.1.1 on the permit plan set if the energy compliance form is not provided in the plan set, or all insulation values are called out on assembly sections.

Sub1 Response:Energy code should not apply per previous comment. 

Sub 2 Comment: Work is still required to comply with energy code regardless if energy credits are required. Please include the table to demonstrate compliance. Or provide U-value called out on fenestration/window/skylight schedules.

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
All insulation sizes are called out on Building Cross Section S2 on Sheet A-6
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SCALE: 1/4" = 1'-0"
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1/4" = 1'-0"
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EXTERIOR ELEVATIONS 1
& 2
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SEE DECLARATIONS ON PAGE 01
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SCALE: 1/4" = 1'-0"

A - 4

LEFT ELEVATION 
1/4" = 1'-0"

E2

FRONT ELEVATION VIEW
1/4" = 1'-0"

E1

Andrew Leon (andrew.leon@mercerisland.gov)
Sticky Note
Please provide calculations for the house's average building elevation as per MICC 19.02.020(E)(4).

Andrew Leon (andrew.leon@mercerisland.gov)
Sticky Note
Please show and label the existing grade, finished grade, average building elevation, maximum allowed building height, and proposed building height on the elevations.

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Calculations shown on Sheet A-4

Lyle Linschied (lyle.linschied@neilkelly.com)
Sticky Note
Shown on Sheet A-4



7
'-
1

1
"

8
'-
4

"
8
'-
1

 1
/8

"
1
0

'-
1
"

TOP OF RIDGE

TOP OF PLATE

TOP OF SUBFLOOR 2ND FLOOR

TOP OF SUBFLOOR 1ST FLOOR

TOP OF SUBFLOOR FOUNDATION

9
'-
1

1
"

1
1

 7
/8

"
1
1

'-
5
 1

/8
"

2
2

'-
4
"

STORAGE

GARAGE

R-38 INSULATION

EXISTING HOUSE

PROPOSED GARAGE

R-21 INSULATION

PROVIDE 5/8" GYPSUM BETWEEN GARAGE AND HOUSE

DRAWN: 

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

REVISED:

R
e
m

o
d
e
lin

g
 P

ro
je

c
t 

fo
r:

N
ic

ho
la

us
 M

al
o
ne

4
2
1
4
 8

6
th

 A
ve

 S
E

M
e
rc

e
r 

Is
la

nd
, 

W
A
 9

8
0
4
0

D
e
si

g
n 

C
o
ns

ul
ta

nt
: 

 J
am

ie
 S

m
ug

e
re

sk
y

P
ro

je
c
t 

M
an

ag
e
r:

 T
o
ny

 L
o
p
e
z

6/22/2023
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SECTION 1

HOMEOWNER APPROVAL
SEE DECLARATIONS ON PAGE 01
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SCALE: 1/4" = 1'-0"

A - 5

REAR ELEVATION VIEW 
1/4" = 1'-0"

E3

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

S1
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FLOOR SHEATHING
GLUED & SCREWED

R-38 INSULATION

SEE 4/S2.1 FOR DETAILS

SEE 1/S2.1 FOR
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SEE 1/S2.1
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SCALE: 1/4" = 1'-0"

A - 6

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

S2

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

A

ELEVATION B
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1
SCALE: NOT APPLICABLE
SHEAR WALL SCHEDULE

NOTES:

1.                INDICATES PLYWOOD SHEAR WALL.  SEE 1/S1.0 FOR INFORMATION.  REQUIREMENTS FOR SHEAR WALLS SHOWN
                        APPLY TO WALLS ABOVE LEVEL INDICATED.  FOR REQUIREMENTS BELOW LEVEL INDICATED, SEE  PLAN BELOW.

     SHEAR WALL REQ'TS APLY FULL LENGTH OF WALLS.  EXT WALLS TO MEET MARK 1 REQUIREMENTS IN ALL 
     LOCATIONS UNLESS HEAVIER SHEAR WALL REQUIREMENTS ARE INDICATED.

2. FTG4 INDICATES PAD FOOTING.  SEE 4/S5.1 FOR DETAILS

3.       INDICATES 4X4 POST TYP UNO.  POSTS SHALL HAVE CB BASES AND CCQ OR ECCQ CAPS AS APPROPRIATE  UNO.  POSTS IN
CONTACT WITH CONCRETE SHALL BE PRESSURE TREATED.

4.       INDICATES 4X6 POST TYP UNO.  POSTS SHALL HAVE CB BASES AND CCQ OR ECCQ CAPS AS APPROPRIATE UNO.  POSTS IN
CONTACT WITH CONCRETE SHALL BE PRESSURE TREATED.

5.       INDICATES 6X6 DF#1 POST TYP UNO.  POSTS SHALL HAVE CB BASES AND CCQ OR ECCQ CAPS AS APPROPRIATE UNO.
POSTS IN CONTACT WITH CONCRETE SHALL BE PRESSURE TREATED.

6. SEE 5/S5.1  FOR WALL FRAMING DETAILS, TYP HEADER SIZES AND OTHER STANDARD FRAMING REQUIREMENTS

7. FRAMING PLANS SHOW INFORMATION BASED ON A PLANE CUT IMMEDIATELY ABOVE THE RELATIVE LEVEL LOOKING
DOWNWARD.  THEREFORE, ELEMENTS SHOWN ARE TYPICALLY BELOW THE LEVEL.  FOR INSTANCE, HEADERS SHOWN ON
ROOF PLAN OCCUR ABOVE THIRD FLOOR WALL OPENINGS.

MK1

SCALE: NOT APPLICABLE
TYPICAL FRAMING PLAN NOTES2

S1.0

MK1

MK2

MK3

MK4

MK5

MK6
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ROOF FRAMING PLAN
 SCALE  1/4" = 1'

4'3'2'1'0

SEE 2/S1.0 FOR TYP FRAMING NOTES

N

STORAGE LOFT FRAMING PLAN
 SCALE  1/4" = 1'

4'3'2'1'0

SEE 2/S1.0 FOR TYP FRAMING NOTES

N

FOUNDATION PLAN
 SCALE  1/4" = 1'

4'3'2'1'0

SEE 2/S1.0 FOR TYP FRAMING NOTES
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RIDGE

5" SLAB ON GRADE WITH 1.5 PCF FIBER MESH ON RIGID
INSULATION ON 6 MIL VAPOR BARRIER ON 6" COMPACTED
FREE DRAINING GRAVEL ON 12" COMPACTED NATIVE SOIL
SAW CUT SLAB ON GRADE INTO APPROXIMATELY EQUAL
SEGMENTS, 12' X 12' MAX WITH 1 12" DEEP SOFT CUTS.
LENGTH TO WIDTH OF ANY GIVEN SEGMENT SHALL BE 1.5:1
OR LESS. ARRANGE CUTS TO ELIMINATE RE-ENTRANT
CORNERS

PROVIDE #3 X 18" EPOXY GROUT BARS TO
EXISTING FTG TO ALIGN WITH NEW STEMWALL
AND FOOTING LONGIT REINFORCEMENT. ATTACH
TO EXISTING CONCRETE WITH SET ADHESIVE
WITH 4" EMBED TYP WHERE NEW CONC ABUTS
EXISTING CONCRETE

PROVIDE #3 X 18" EPOXY GROUT BARS TO
EXISTING FTG TO ALIGN WITH NEW STEMWALL
AND FOOTING LONGIT REINFORCEMENT. ATTACH
TO EXISTING CONCRETE WITH SET ADHESIVE
WITH 4" EMBED TYP WHERE NEW CONC ABUTS
EXISTING CONCRETE

PROVIDE #3 X 18" EPOXY GROUT
BARS AT 16" OC FROM EXIST

BASEMENT WALL TO NEW SLAB
ON GRADE. 4" EMBED, SET ADHESIVE

SOG PER PLAN

2X6 AT 16" OC UNO

#4 X 24" SLAB DOWELS
AT 24" MAX OCEXT GRADE

6"
 M

IN
10

"
8"

 M
IN

12"
EQ 6" EQ

#4 AT 16" OC ALT HOOKS

3 #4 CONT AT 3" CLEAR OF
BOT

#4 HORIZ AT 16" MAX OC
 VERT 2 MIN IN STEM WALL

4" DIA PERFORATED DRAIN
PIPE WRAPPED WITH 12"
FREE DRAINING GRAVEL &
FILTER FABRIC.  ROUTE TO
STORM DRAIN SYSTEM

NOTE: SLAB DOWELS MAY BE
EPOXY GROUTED TO STEM
WALL WITH SET-XP ADHESIVE
AND 4" EMBED AT
CONTRACTOR'S OPTION

EXTERIOR FOOTING 
SCALE: 3/4" = 1'-0"S2.1

2

TOP OF DRIVEWAY

1 2"
M

AX

SEE 1/S2.1 FOR ITEMS
NOT SHOWN OR NOTED

SLOPE AT GARAGE SEE PLAN

PT PLATE AND ABs PER SHEAR WALL
SCHEDULE 58" DIA AT 32" OC MIN PROVIDE
1
4" X 3" X 3" WASHERS AT ALL ABs. ABs
TO BE CENTERED 2" MAX FROM SHEATHED
SIDE OF WALL

CURB NOT REQ'D IF EXT
GRADE 6" MIN BELOW FIN FLR

EXTERIOR FOOTING
SCALE: 3/4" = 1'-0"

1
S2.1

TWO #4 CONT

1
S2.1

1
S2.1

1
S2.1

1
S2.1

2
S2.1

SHEATH PER 8/S5.1

SHEATH PER 9/S5.1

NOTE: STORAGE LOFT DESIGNED FOR 40 PSF
MAX LIVE LOAD.  LOFT LOAD CAPACITY
SHALL BE POSTED IN A EASILY VISIBLE
LOCATION

ROOF SHEATHING

RAFTERS

WALL PER PLAN

16D TOENAILS AT 6" OC

2X BLKG

LAP JOIST OR RAFTER 6"
MIN AND SPLICE WITH FOUR
16D

RAFTER TO WALL
SCALE: 3/4" = 1'-0"

7
S2.1

8D @ 6" OC

H2.5A @ 32" OC
EACH SIDE STAGGERED

7
S2.1

A35 PER SHEAR WALL
SCHED 32" OC MIN

H1 HURRICANE CLIP
EA RAFTER

2X STUDS AT 16" OC

2X RAFTERS  AT 24" OC

1
2" PLY

ROOF SHEATHING

ROOF EDGE NAILING
8D @ 6" OC MIN

SHEAR WALL
EDGE NAILING

8D @ 6" OC MIN

 RAFTER BEARING

SEAT CUT RAFTER FOR LEVEL BEARING
DBL TOP PL SEE 7/S5.1

SCALE: 3/4" = 1'-0"
8

S2.1

SOLID 2X BLKG

LOFT FRAMING OR
CEILING FRAMING
WHERE OCCURS

ATTACH EVERY THIRD LOFT OR CLG JOIST
TO RAFTER WITH THREE 14" X 3" SDS
SCREWS

8
S2.1

8
S2.1

ROOF JOIST PARALLEL

RAFTERS AT 24" OC
DBL TOP PLATE

2X STUDS AT 16" OC UNO

PLYWOOD STHG

SCALE: 3/4" = 1'-0"
9

S2.1

CANTILEVER RAFTER @ 4' OC

RIM BOARD

DBL RAFTER

A35 PER SHEAR WALL SCHEDULE
32" OC MIN

U28 JH

9
S2.1

10
S5.1

2X12 RAFTERS AT 24" OC

2X12 RAFTERS AT 24" OC

2X10 JOISTS AT 16" OC

2X6 CEILING JOISTS AT 16" OC

DETAIL
SCALE: 3/4" = 1'-0"S2.1

3

5½" X 21" GLB

DB
L 

2X
12

DB
L 

2X
12

DBL 2X12 W/ LUS210-2 EA END

2X4 STUDS AT 16" OC

LOFT JOISTS AT 16" OC

SHEATHING PER PLAN

CEILING JOISTS AT 16" OC

GLB PER PLAN
U210

U26

DETAIL
SCALE: 3/4" = 1'-0"S2.1

4

4
S2.1

8
S2.1

8
S2.1

DETAIL
SCALE: 3/4" = 1'-0"

5
S2.1

2X10 LEDGER WITH THREE
1
4" X 4 12" SDS SCREWS
EA EXIST STUD

EXISTING 2X @ 16" OC
WALL FRAMING

SHEATHING PER PLAN

   

DTT2Z W/ 12" DIA LAG SCREW
(3" MIN EMBED INTO EXISTING 2X STUD)

2' MAX FROM EA END OF AND
AT 8' MAX OC BTWN

2X JOISTS @ 16" OC 2X BLK AT DTT2Z NEW 2X BLOCK

8D @ 6" OC

16D @ 6" OC

5
S2.1

DETAIL
SCALE: 3/4" = 1'-0"

6
S2.1

2X10 LEDGER WITH THREE
1
4" X 4 12" SDS SCREWS

EA STUD

 2X @ 16" OC
WALL FRAMING

SHEATHING PER PLAN

   

DTT2Z W/ 12" DIA LAG SCREW
(3" MIN EMBED INTO 2X STUD)
2' MAX FROM EA END OF AND
AT 8' MAX OC BTWN

2X JOISTS @ 16" OC2X BLK AT DTT2Z 2X BLOCK

8D @ 6" OC

16D @ 6" OC

6
S2.1

+8'-4"

+10'-8" ± 

2X4 BLKG

8D @ 6" OC
16D @ 6" OC

2X10 LEDGER WITH 14" X 4 12"
SDS SCREWS AT 8" OC TO

2X4 PLATE AND TO GLB

2X4 PLATE

16D @ 6" OC

1
1

NEW 6X6 POST IN EXIST
WALL

BC60 POST BASEEPOXY GROUT #3 X 18" TO
EXIST WALL WITH SIMPSON

SET EPOXY 4" EMBED AT 16" OC

FIVE #4 BARS AT 12" OC
EPOXY GROUT TO EXIST
BASEMENT WALL WITH SET
EPOXY AND 4" EMBED

THREE #4 X 4'-6"

24" X 60" FOOTING

24
"

24" X 60" X 2' DEEP
FOOTING SEE 3/S2.1

FTG2

MK1

MK1

MK1

LSTHD8 11/S5.1

LSTHD8 11/S5.1

LSTHD8 11/S5.1

LSTHD8 11/S5.1

LSTHD8 11/S5.1

LSTHD8 11/S5.1

MK1

MK1MK1MK1

LSTHD8 11/S5.1
LSTHD8 11/S5.1

LSTHD8 11/S5.1

LSTHD8 11/S5.1

LSTHD8 11/S5.1

LSTHD8 11/S5.1

LS
TH

D8
 1

1/
S5

.1

LS
TH

D8
 1

1/
S5

.1

LS
TH

D8
 1

1/
S5

.1

LS
TH

D8
 1

1/
S5

.1MK1 MK1
5½" X 10½" GLB

SEE ROOF PLAN FOR
HEADER SIZES

DBL 2X12 DBL 2X12

DB
L 

2X
8

DB
L 

2X
8

DB
L 

2X
8

DB
L 

2X
8 NG

II NN
EE E

R

RUUCC
UT

TATAT
T TONONO

46754



JOISTS AT 16" OC PER PLAN

3
4" T&G APA 48/24 STRUCTURAL SHEATHING WITH STRONG
DIRECTION PERP TO JOISTS. GLUE AND NAIL W/ 8D
AT 6" OC EDGE AND 12" OC FIELD MIN UNO ON PLANS

SCALE: 3/4" = 1'-0"
TYP ROOF SHEATHING

TRUSSES OR RAFTERS
AT 24" OC
PER PLAN

7
16" APA 24/0 STRUCTURAL SHEATHING WITH STRONG
DIRECTION PERP TO ROOF FRAMING NAIL W/ 8D AT 6" OC
EDGE AND 12" OC FIELD MIN UNO ON PLANS

SCALE: 3/4" = 1'-0"
TYP FLOOR SHEATHING

S5.1

S5.1

8

9

PROVIDE 2 #4 MIN VERTS
AT CORNERS

PROVIDE STD 90 DEG
HOOK OR CORNER BARS
ALT TAILS

2 #4 MIN VERTS AT
INTERSECTION

2 #4 MIN VERTS AND 180
DEG HOOK AT END OF WALL

CORNER

END

INTERSECTION
CORNER

END

INTERSECTION

PROVIDE 2 #4 MIN VERTS AND
 U BARS TO MATCH HORIZ
REINF  AT WALL END

RUN HORIZ BARS CONT
THROUGH INTERSECTION

4 #4 MIN VERTS AT
INTERSECTION

SINGLE REINF
"W" < 24"

DBL REINF
"W" < 24"

SINGLE REINF
24" <"W" < 48"

DBL REINF
24"< "W" < 48"

PROVIDE #3 AT 6" OC HORIZ
AND 2 #4 VERT EA END

PROVIDE 2 #4 VERT EA END
W/ STD VERT REINF BTWN

TYP HORIZ REINF
W/ STD HOOK EA END

TYP REINF "U" BARS OR TIES
LAPPED LBS

#3 TIES AT 6" OC

2 #5 MIN EA END

SCALE: 3/4" = 1'-0"
TYP CONC WALL REINF

SINGLE MAT REINF
SHORT WALL SECTIONS

DBL MAT REINF

 BAR SIZE  LDB  LDT  LSB  LST 
 #3 17" 22" 22" 28"

 LDH 
9"

 #4 22" 29" 29" 38" 11"
 #5 28" 36" 36" 47" 14"
 #6 33" 43" 43" 56" 17"
 #7 48" 63" 63" 81" 20"
 #8 55" 72" 72" 93" 22"
 #9 62" 81" 81" 105" 25"

NOTES:
1. LDB = BOTTOM BAR DEVELOPMENT LENGTH
2. LDT = TOP BAR DEVELOPMENT LENGTH
3. LSB = BOT BAR SPLICE LENGTH
4. LST = TOP BAR SPLICE LENGTH
5. LDH = HOOKED BAR DEVELOPMENT LENGTH
6. BARS LARGER THAN #9 SHALL USE MECHANICAL COUPLERS
7. TOP BARS HAVE MORE THAN 12" CONC BELOW
8. INCREASE LENGTHS BY 50% WHERE  BAR COVER IS LESS THAN  BAR DIAM
9. WHEN SPLICING DIFFERENT BAR SIZES USE  LARGER BAR LENGTHS

UNLESS OTHERWISE NOTED, ALL CONCRETE WALLS SHALL BE
REINFORCED PER THE FOLLOWING TABLE

WALL THICKNESS HORIZ BARS VERT BARS LOCATION
UP TO 6" #4 @ 12" OC #4 @ 12" 0C CENTERLINE
OVER 6" TO 8" #5 @ 16" OC #5 @ 16" OC CENTERLINE
OVER 8" TO 10" #5 @ 12" OC #5 @ 12" OC CENTERLINE
OVER 10" TO 12" #4 @ 12" OC #4 @ 12" OC EACH FACE
OVER 12" TO 14" #5 @ 16" OC #5 @ 16" OC EACH FACE
OVER 14" TO 18" #5 @ 12" OC #5 @ 12" OC EACH FACE

1. ALL WALL BARS SHALL BE LAPPED PER LSB
2. VERT BARS SHALL BE CONTINUOUS FROM FOUNDATION TO FLOOR

ABOVE.  BARS SHALL LAP ABOVE FLOOR LEVEL
3. ALL BARS SHALL BE 1 12" CLEAR OF OPENINGS OR ENDS OF WALLS.
4. STAGGER SPLICES OF ADJACENT BARS

SCALE: NOT APPLICABLE
MIN CONC WALL REINF

SCALE: NOT APPLICABLE
REBAR LAP AND DEV'L

 BAR SIZE  LDB  LDT  LSB  LST 
 #3 17" 22" 22" 28"

 LDH 
9"

 #4 22" 29" 29" 38" 11"
 #5 28" 36" 36" 47" 14"
 #6 33" 43" 43" 56" 17"
 #7 48" 63" 63" 81" 20"
 #8 55" 72" 72" 93" 22"
 #9 62" 81" 81" 105" 25"

 BAR SIZE  LDB  LDT  LSB  LST 
 #3 17" 22" 22" 28"

 LDH 
9"

 #4 22" 29" 29" 38" 11"
 #5 28" 36" 36" 47" 14"
 #6 33" 43" 43" 56" 17"
 #7 48" 63" 63" 81" 20"
 #8 55" 72" 72" 93" 22"
 #9 62" 81" 81" 105" 25"

FOOTING SCHEDULE
MARK SIZE REINFORCEMENT
FTG1 2' X 2' X 10" (3) #4 BARS EACH WAY
FTG2 3' X 3' X 12" (4) #4 BARS EACH WAY
FTG3 4' X 4' X 12" (5) #4 BARS EACH WAY
FTG4 4' X 4' X 24" (5) #5 BARS EACH WAY TOP AND BOTTOM
FTG5 5' X 5' X 12" (6) #5 BARS EACH WAY
FTG6 6' X 6' X 24" (7) #6 BARS EACH WAY TOP AND BOTTOM
FTG7 16" DIA X 18" EMBED  W/ (4) #3 VERT AND #3 TIES AT 6" OC
NOTES:
1. SPREAD FOOTINGS SHALL BE CENTERED UNDER WALL OR POST AS APPLICABLE.
EXTERIOR FOOTINGS SHALL BE BASED 18" MINIMUM BELOW LOWEST ADJACENT GRADE.
2. FOUNDATION CONCRETE SHALL BE 3000 PSI, 34" MAX AGGREGATE, NORMAL WEIGHT, 4"
MAX SLUMP, 0.5 MAX W/C RATIO.
3. BOTTOM REINFORCEMENT SHALL BE 3" CLEAR OF BOTTOM OF FOOTING.  TOP
REINFORCEMENT SHALL BE 2" CLEAR OF TOP.
4. BOTTOM OF PAD FTGS SHALL BE FLUSH WITH BOTTOM OF ADJACENT WALL FTGS

SCALE: NOT APPLICABLE
FOOTING SCHEDULE

OPENING WIDTH
"W"

LAP TOP PLATES AT
INTERSECTING WALLS

CONNECT W/ 3 16D MIN

HEADER PER PLAN
OR SCHEDULE

STUDS PER PLANS
OR SECTIONS

AB PER SHEAR WALL SCHEDULE
5
8" DIA AT 32" OC MIN PROVIDE

1
4" X 3" X 3" WASHERS AT ALL ABs

ANCHOR BOLTS TO BE CENTERED
2" MAX FROM SHEATHED SIDE OF

WALL

CRIPPLES PER SCHED

2X SILL "W" < 4'
2 2X SILL 4' < "W" < 6'
3 2X SILL 6' < "W" < 8'

ADD CRIPPLE

TYP WOOD WALL FRAMING

KINGS STUDS PER SCHED

ST2115 ON 2X BLKG AT EA CORNER

SCALE: 3/4" = 1'-0"
TYP DOUBLE TOP PLATE SPLICE

SCALE: 3/4" = 1'-0"
TYP WOOD WALL FRAMING

6'-0" MIN BETWEEN SPLICES
PROVIDE 8 16D MIN @ 6" OC

BETWEEN SLICES

BOTTOM PLATE SPLICE TOP PLATE SPLICE

PROVIDE 2 ROWS 16D AT 16" OC
STAGGERED TYP UNO

2X STUDS AT 16" OC TYP UNO

2 16D EA STUD

OPENING WIDTH
"W" HEADER KING STUDS CRIPPLE STUDS
"W" < 4' (2) 2X6 OR 4X6 (1) 2X (1) 2X
4' ≤ "W"< 6' (2) 2X8 OR 4X8 (2) 2X (2) 2X
6' ≤ "W" < 8' (2) 2X10 OR 4X10 (2) 2X (2) 2X

NOTES
1. WHERE FRAMING IS CALLED OUT ON PLANS, PLAN SIZES SHALL

GOVERN
2. HEADERS SHALL BE ON DOUG FIR #1 OR BTR
3. STAGGER AND BLOCK ALL SHEATHING EDGES
4. PROVIDE AB AT 7" FROM ALL SPLICES IN SILL PLATE
5. ALIGN STUDS WITH SPLICES IN TOP PLATES
6. PROVIDE 8 16D MIN EA SIDE EA TOP PLATE SPLICE SEE 7/S5.1
7. PROVIDE A35 KING TO TOP OF HEADER, CRIPPLE TO BOT HEADER

AND BOT OF SILL AND CRIPPLE TO SILL

HIGH DENSITY RIGID INSULATION
R10 MIN

EXT FACE

DBL 2X HEADER
4X HEADER

2X6 EXT WALL TYP

PLATE LINE

PL
AT

E 
LI

N
E

PLATE LINE

PL
AT

E 
LI

N
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SCALE: 1/2" = 1'-0"
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ELEVATION K: LAUNDRY
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CABINET NOTES
Decor SG2- FP440, Maple, Polar White

(1) Crown Molding
(1) Touch Up Kit
(1) Toe Kick
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CABINET NOTES
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SCALE: 1/2" = 1'-0"
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SCALE: 1/2" = 1'-0"
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