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ABBREVIATIONS
@ AT
AB     ANCHOR BOLT
ABV ABOVE
AC AIR CONDITIONING
ADJ ADJUSTABLE
AFF ABOVE FINISH FLOOR
AFG ABOVE FINISH GRADE
ANCH ANCHOR
APPROX APPROXIMATE (LY)
ARCH ARCHITECT (URAL)
AW AWNING

BF     BOTTOM FLUSH
BLDG BUILDING
BM BEAM
BOT BOTTOM
BRG BEARING

BTWN BETWEEN

C CASEMENT
CB CATCH BASIN
CFM    CUBIC FEET PER MINUTE
CJ      CEILING JOIST
CLG CEILING
CLR CLEAR
CNTR    CENTER
COL COLUMN
CONC CONCRETE
CONST CONSTRUCTION
CONT CONTINUOUS
CONTR CONTRACTOR
COORD COORDINATE

D DRYER
DB     DROP BEAM
DEMO   DEMOLITION
DHW   DOMESTIC HOT WATER HEATER
DIA DIAMETER
DIM DIMENSION
DL     DEAD LOAD
DN DOWN
DRY    DRYER
DS DOWNSPOUT
DW    DISHWASHER
DWG DRAWING

EW     EACH WAY
E EXISTING
EA EACH
EG EGRESS
ELEC ELECTRICAL

EM ELECTRIC METER
EQ EQUAL
EQUIP EQUIPMENT
EXH EXHAUST
EXIST EXISTING
EXP    EXPANSION
EXT EXTERIOR

FD FLOOR DRAIN
FDN FOUNDATION
FIN FINISH
FJ     FLOOR JOIST
FL FLOOR
FO FACE OF
FURR FURRING
FT FOOT
FTG FOOTING
FURN FURNACE

GA GAUGE, GAGE
GALV GALVANIZED
GC GENERAL CONTRACTOR
GEN GENERAL
GL GLASS
GM GAS METER
GR GRADE
GWB GYPSUM WALL BOARD

HB  HOSE BIB
HC    HOLLOW CORE
HDR    HEADER
HDW HARDWARE
HORIZ HORIZONTAL
HR HOUR (FIRE RESISTANT RATING)

HT HEIGHT
HVAC HEATING, VENTILATION & AC

IG INSULATED GLASS
IN INCH
INCL INCLUDING
INFO INFORMATION
INSUL INSULATING, INSULATION
INT INTERIOR
ISG INSULATED SAFETY GLASS

JT JOINT

KD KILN DRIED
KP    KING POST

LAM LAMINATED(D)
LAV   LAVATORY

LB LAG BOLT
LL     LIVE LOAD
LT LIGHT
LTG LIGHTING
LVR LOUVER
LT WT LIGHT WEIGHT
LVL    MICROLAM LAMINATED VENEER LUMBER

MAX MAXIMUM
MECH MECHANICAL
MED MEDIUM
MFR MANUFACTURER
MIN MINIMUM
MISC MISCELLANEOUS
MTL METAL
MW     MICROWAVE

NEC NECESSARY
NIC NOT IN CONTRACT
NTS NOT TO SCALE

O/   OVER
OD OUTSIDE DIAMETER
OC ON CENTER
OFCI OWNER FURNISHED CONSTRACTOR INSTALLED
OFOI OWNER FURNISHED OWNER INSTALLED
OH OVERHEAD
OPP OPPOSITE
OV   OVEN

PC PIPE COLUMN
PLAM PLASTIC LAMINATE
PLYWD PLYWOOD
PSF POUNDS PER SQUARE FOOT
PSI POUNDS PER SQUARE INCH
PSL   PARALLEL STRAND LUMBER
PT POINT
PT    PRESSURE TREATED
PTD PAINTED
PWR POWER

QTY QUALITY
QUANT QUANTITY

R    RANGE
RD ROOF DRAIN
REINF REINFORCING
REQ’D REQUIRED
REF REFRIGERATOR
REV REVISION
RF ROOF
RFG ROOFING

RM ROOM
RO ROUGH OPENING

S     SINK
SAF SELF-ADHERED FLASHING
SC    SOLID CORE
SCH   SCHEDULE
SCHED SCHEDULE
SECT SECTION
SF SQUARE FOOT
SG SAFETY GLAZING 
SH SINGLE HUNG
SIM SIMILAR
Sl SLIDING WINDOW OR DOOR
SPEC SPECIFICATION
SPF   SPRUCE, PINE, FIR
SQ SQUARE
SQ FT    SQUARE FOOT
SS STAINLESS STEEL
S&R SHELF AND ROD
STD STANDARD
STL STEEL
STRUCT STRUCTURAL
SYM SYMMETRICAL

TBD TO BE DETERMINED
TF     TOP FLUSH
T&G TONGUE AND GROOVE
TEMP TEMPORARY, TEMPERATURE
THK    THICK
TO TOP OF
TOG TOGETHER
TYP TYPICAL

UNO   UNLESS NOTED OTHERWISE 

VAR VARIES
VENT VENTILATION
VERT VERTICAL
VG VERTICAL GRAIN
VIF VERIFY IN FIELD

W WASHER
W/ WITH
W/O WITHOUT
WASH    CLOTHES WASHER
W/D     WARMING & DRYER
WM WATER METER
WS WIRE SHELVING
WWM     WELDED WIRE MESH

# NUMBER OF POUND(S)

CONTRACT GENERAL NOTES
1. GENERAL CONTRACTOR SHALL COORDINATE A PRE-CONSTRUCTION SITE MEETING WITH OWNER, ARCHITECT AND OTHER 

DESIGN CONSULTANTS, AS REQUIRED.
2. GENERAL CONTRACTOR SHALL VERIFY EXISTING GRADE CONDITIONS AND HEIGHT LIMITS WITH ARCHITECT ON SITE PRIOR 

TO BEGINNING OF WORK AND SHALL NOTIFY ARCHITECT OF ANY DISCREPANCY IN THE SITE SURVEY AND/OR OTHER 
DRAWINGS.

3. PRIOR TO COMMENCEMENT OF ANY PORTION OF THE WORK, THE CONTRACTOR SHALL NOTIFY THE ARCHITECT OF ANY 
DISCREPANCIES NOTED AMONG OR BETWEEN THE CONTRACT DOCUMENTS, OWNER-PROVIDED INFORMATION, SITE 
CONDITIONS, MANUFACTURER RECOMMENDATIONS, OR CODES, REGULATIONS, OR RULES OF JURISDICTIONS HAVING 
AUTHORITY.

4. PRIOR TO COMMENCEMENT OF ANY PORTION OF THE WORK, THE CONTRACTOR SHALL BECOME FAMILIAR WITH THE 
CONTRACT DOCUMENTS, OWNER-PROVIDED INFORMATION, AND SITE CONDITIONS, INCLUDING TAKING AND VERIFYING 
FIELD MEASUREMENTS AS NECESSARY.

5. THE CONTRACTOR SHALL SECURE AND PAY FOR ALL GOVERNMENTAL PERMITS, FEES, LICENSES, AND INSPECTIONS 
NECESSARY FOR PROPER EXECUTION AND COMPLETION OF THE WORK, EXCEPT FOR THE GENERAL BUILDING PERMIT.

6. THE CONTRACT DOCUMENTS ARE COMPLEMENTARY. WHAT IS REQUIRED BY ONE SHALL BE BINDING AS IF REQUIRED BY 
ALL.

7. REPETITIVE FEATURES NOT INDICATED IN THE DRAWINGS EVERYWHERE THAT THEY OCCUR SHALL BE PROVIDED AS IF 

DRAWN IN FULL.
8. SEE SPECIFICATIONS BOOK FOR REQUIRED SHOP DRAWINGS. GENERAL CONTRACTOR SHALL PREPARE AND SUBMIT  

SHOP DRAWINGS TO ARCHITECT; AFTER ARCHITECT'S REVIEW, TO GOVERNING AUTHORITY.
9. THE INTENT OF ARCHITECTURAL DRAWINGS, DETAILS AND SPECIFICATIONS IS TO SHOW DESIGN APPROACH. IT IS THE 

GENERAL CONTRACTOR'S RESPONSIBILITY AND BAILIWICK TO PROPERLY INSTALL AND EXECUTE A STRUCTURALLY 
SOUND, WATER AND AIR PROOFED, DURABLE PROJECT.

10. COORDINATE ALL EXTERIOR PENETRATIONS WITH ARCHITECT PRIOR TO PERFORMING WORK.
11. IT IS THE INTENT OF THE CONTRACT DOCUMENTS THAT ALL WORK COMPLY WITH THE 2015 SEATTLE RESIDENTIAL CODE, 

THE WASHINGTON STATE ENERGY CODE, AND OTHER APPLICABLE CODES, RULES, AND REGULATIONS OF JURISDICTIONS 
HAVING AUTHORITY.

12. EXTERIOR GLAZING TO BE NFRC LABELED PER 2015 WSEC R303.1.3. IN DWELLING UNITS, WHERE THE OPENING OF AN 
OPERABLE WINDOW IS LOCATED MORE THAN 72 INCHES ABOVE THE FINISHED GRADE OR SURFACE BELOW, THE LOWEST 
PART OF THE CLEAR OPENING OF THE WINDOW SHALL BE A MINIMUM OF 24 INCHES ABOVE THE FINISHED FLOOR OF THE 
ROOM IN WHICH THE WINDOW IS LOCATED. GLAZING BETWEEN THE FLOOR AND 24 INCHES SHALL BE FIXED OR HAVE 
OPENINGS THROUGH WHICH A 4-INCH-DIAMETER SPHERE CANNOT PASS.

EXCEPTIONS:
a) WINDOWS WHOSE OPENINGS WILL NOT ALLOW A 4-INCH-DIAMETER SPHERE TO PASS THROUGH.
b) OPENINGS THAT ARE PROVIDED WITH WINDOW GUARDS THAT COMPLY WITH ASTM F 2006 OR F 2090.

CONTRACT DIMENSION NOTES
1. DO NOT SCALE THE DRAWINGS. LARGE SCALE DIMENSIONS GOVERN SMALL SCALE DIMENSIONS. GENERAL CONTRACTOR 

SHALL NOTIFY ARCHITECT OF ANY DISCREPANCY IN DIMENSIONS, PRIOR TO PROCEEDING WITH WORK.
2. AT NEW CONSTRUCTION, ALL DIMENSIONS ARE TO FACE OF FRAMING, FACE OF CONCRETE, CENTER LINE OF COLUMNS, 

AND CENTERLINE OF WINDOWS AND DOORS, UNLESS NOTED OTHERWISE.
3. AT EXISTING CONSTRUCTION, DIMENSIONS ARE TO FINISH FACE OF MATERIALS, UNLESS NOTED OTHERWISE.
4. SITE PLAN DIMENSIONS UNACCOMPANIED BY A LICENSED SURVEY IN THE POSTED DRAWING SET ARE CONSIDERED 

APPROXIMATE AND FOR REFERENCE ONLY.
5. GRAPHIC SCALES ARE PROVIDED FOR REFERENCE ONLY. WHERE DRAWINGS OF DIFFERENT SCALES ARE PROVIDED ON 

THE SAME SHEET, GRAPHIC SCALES ARE REMOVED FOR CLARITY.
6. DIMENSIONS WITH ACCOMPANYING TEXT (E.G. CLEAR, HOLD, EQUAL) SHALL BE VERIFIED IN FIELD. ANY CHANGES TO 

THESE DIMENSIONS REQUIRE APPROVAL BY ARCHITECT.

DRAWING SYMBOL KEY

VIEW TITLE

SITE POINT ELEVATION

FLOOR ELEVATION
DATUM

SPOT ELEVATION
DATUM

REVISION TAG

WALL/FLOOR/ROOF
ASSEMBLY TYPE TAG

HOSE BIBB

EXHAUST FAN
AIR FLOW RATE

RAMP UP/DOWN
PERCENT SLOPE

DECK SLOPE TO DRAIN

CEILING/ROOF SLOPE
RISE / RUN

SMOKE DETECTOR

CARBON MONOXIDE ALARM

COMBO SMOKE/CARBON 
MONOXIDE DETECTOR

CLOTHES ROD AND SHELF

ROOF PITCH

NORTH ARROW

BUILDING ELEVATION
DRAWING NUMBER
SHEET NUMBER

INTERIOR ELEVATION
DRAWING NUMBER
SHEET NUMBER

BUILDING SECTION
DRAWING NUMBER
SHEET NUMBER

WALL SECTION
DRAWING NUMBER
SHEET NUMBER

DETAIL REFERENCE
DRAWING NUMBER
SHEET NUMBER

STRUCTURAL DETAIL
DRAWING NUMBER
SHEET NUMBER

ARCHITECTURAL DETAIL
DRAWING NUMBER
SHEET NUMBER

CUT MARK

CENTERLINE

GRID LINE

+ 144.25'

+146.67 (E)

FLOOR LEVEL

ELEV: 121'-6"

CL

1

CD
SD

CD

SD

HB

F

50 CFM

12

6

RAMP UP

2%

2%

9" / 12"

DRAWING TITLE
DRAWING SCALEXX.XX

X

+ 8' - 0"

AFF

X

XX.XX

SIM

X

XX.XX

SIM

X

XX.XX

SIMX

X

XX.XX

SIM

X

XX.XX

SIM

XX.XX

X SIM

XX.XX

X SIM

X

W.#

FINISHES KEY
NOTE:  NOT ALL TYPES ARE USED IN THIS PROJECT.

CARPET

FABRIC

GLASS

METAL

PLASTIC LAMINATE

PAINT

RESILIENT FLOORING

SPECIALTY FINISH

SOLID SURFACE

STONE

WOOD

TILE

WALLCOVERING

CP-X SF-X

SS-XFB-X

GL-X ST-X

WD-X

MT-X TL-X

PL-X

PT-X WC-X

RF-X

HWC-X

DAC-X

EQP-X

FUR-X

L-XX

P-XX

SVG
XX

HWD-X

SCHEDULES KEY
NOTE:  NOT ALL TYPES ARE USED IN THIS PROJECT.

XXX

EG SG

XXX
EG = EGRESS
SG = TEMPERED

X = ITEMIZED DESCRIPTOR (LETTER OR NUMBER)
( ) = REFERENCE PROJECT MANUAL DIVISION

SPC-X

WINDOW TAG

DOOR TAG

SALVAGE TAG    (DIVISION 2)

LIGHTING TAG  (DIVISION 26)

PLUMBING TAG  (DIVISION 22)

SPECIALTY TAG    (RESERVED)

FURNISHINGS TAG  (DIVISION 12)

EQUIPMENT & APPLIANCE TAG  (DIVISION 11)

(BATH) ACCESSORY TAG  (DIVISION 10)

(DECORATIVE) ACCESSORY TAG  (DIVISION 10)    

(CABINET) HARDWARE TAG    (DIVISION 6)

(DOOR) HARDWARE TAG    (DIVISION 8)

(WINDOW) HARDWARE TAG    (DIVISION 8)   HWW-X

X = ITEMIZED DESCRIPTOR (NUMBER ONLY)

BAC-X

ELECTRICAL SYMBOL KEY

DB

CHIME

S

WH

SITE LIGHTING FIXTURE

TRACK LIGHTING FIXTURE

UNDERCABINET LIGHT FIXTURE

SURFACE MOUNT STRIP FIXTURE

CORNER STRIP FIXTURE

CEILING MOUNTED FAN
W/ OPTIONAL LIGHTING KIT

ELECTRICAL WIRING

THERMOSTAT

CEILING / WALL SPEAKER

WALL HEATER

DOOR BELL

DOOR CHIME

110V DUPLEX OUTLET

GFI = GROUND FAULT INTERRUPTER

EXT = EXTERIOR

FLOOR DUPLEX OUTLET (GFI)

110V 4-PLEX OUTLET

SINGLE POLE SWITCH

D = DIMMER

J  = JAMB

M = MOTION

T  = TIMER

3  = 3-WAY SWITCH

4 = 4-WAY SWITCH

COM JACK

T = TELEPHONE

C = CABLE

D = DATA

220V OUTLET

FLOOR OUTLET (OTHER)

WALL OUTLET (SWITCHED)

220

3

GFI

D

FLUSH / SEMI-FLUSH FIXTURE

WALL-MOUNTED FIXTURE

PENDANT FIXTURE

RECESSED CEILING FIXTURE

RECESSED DIRECTIONAL FIXTURE

T
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R312 GUARDS
• GUARDS ARE REQUIRED AT OPEN-SIDED WALKING SURFACES LOCATED MORE THAN 30" ABOVE ADJACENT WALKING 

SURFACE OR GRADE PER R312.1.2

• GUARDS SHALL NOT BE LESS THAN 36 INCHES IN HEIGHT VERTICALLY ABOVE THE WALKING SURFACE PER R312.1.2

• GUARDS SHALL NOT HAVE OPENINGS FROM THE WALKING SURFACE TO THE REQUIRED GUARD HEIGHT THAT ALLOW 

PASSAGE OF A SPHERE 4 INCHES PER R312.1.3

• GUARDRAIL TO BE DESIGNED TO RESIST A 200 LB CONCENTRATED LOAD ON THE TOP RAIL AND 50 PSF ON ALL GUARDRAIL 

INFILL COMPONENTS PER R301.5. 

NOTE: GUARD EXCEPTIONS FOR STAIRS NOTED ON STAIR CODE REQUIREMENTS

GUARDS CODE REQUIREMENTS

ALL GUARDRAILS OPENINGS TO NOT ALLOW A 

4" DIAMETER SPHERE TO PASS THROUGH

REFERENCE: 2018 INTERNATIONAL RESIDENTIAL CODE WITH WASHINGTON STATE AMENDMENTS
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R311.7 STAIRWAYS

STAIRS
• RISER HEIGHT SHALL BE A MAXIMUM OF 7 3/4" PER R311.7.5.1
• TREAD DEPTH SHALL BE A MINIMUM OF 10" PER R311.7.5.2

• A NOSING IS NOT REQUIRED WHERE TREAD DEPTH IS MINIMUM 11" PER R311.7.5.3 EXCEPTION
• TREAD WIDTH SHALL BE MINIMUM OF 3'-0" PER R311.7.1
• FOR WINDING STAIRS PROVIDE A MINIMUM 10" TREAD AT 12" FROM THE NARROWEST POINT AND A MINIMUM 6" TREAD AT 

THE NARROWEST POINT PER R311.7.5.2.1
• CLEAR HEAD HEIGHT TO BE A MINIMUM OF 6'-8" MEASURED VERTICAL FROM THE TREAD NOSING PER R311.7.2
• OPEN RISERS TO NOT ALLOW A 4" DIAMETER SPHERE OR GREATER TO PASS PER R311.7.5.1
• A FLIGHT OF STAIR SHALL NOT HAVE A VERTICAL RISE GREATER THAN 12'-3" PER R311.7.3.
• LANDING WIDTH SHALL BE NO LESS THAN THE WIDTH OF STAIRWAY, AND MINIMUM 36" DEPTH PER R311.7.6. 

HANDRAILS  
• HANDRAIL HEIGHT, MEASURED VERTICALLY, SHALL BE BETWEEN 34" AND 38" PER R311.7.8.1
• HANDRAILS SHALL BE CONTINUOUS FOR FULL FLIGHT PER R311.7.8.2.
• HANDRAIL ENDS SHALL BE RETURNED OR SHALL TERMINATE IN NEWEL POSTS PER R311.7.8.2.
• HANDRAIL TO BE A MINIMUM OF 1 1/2" IN DIAMETER PER R311.7.8.2.

GUARDS
• GUARDS ON THE OPEN SIDES OF STAIRS SHALL HAVE A HEIGHT NOT LESS THAN 34 INCHES MEASURED VERTICALLY FROM 

A LINE CONNECTING THE LEADING EDGES OF THE TREADS PER R312.1.2.1
• GUARDS ON THE OPEN SIDE OF STAIRS SHALL NOT HAVE OPENINGS THAT ALLOW PASSAGE OF A SPHERE 4-3/8 INCHES IN 

DIAMETER. PER R312.1.3.2
• THE TRIANGULAR OPENINGS AT THE OPEN SIDE OF STAIR FORMED BY THE RISER, TREAD, AND BOTTOM RAIL GUARD SHALL 

NOT ALLOW PASSAGE OF A SPHERE 6 INCHES IN DIAMETER PER R312.1.1.1

2x12 STRINGER UNLESS 
STATED OTHERWISE IN 
STRUCTURAL PLANS

AT ENCLOSED ACCESSIBLE SPACES UNDER 

STAIRS, PROVIDE 1/2" GYPSUM BOARD 

UNDER-STAIR PROTECTION AT THE 

ENCLOSED SIDE OF WALLS, UNDER-STAIR 

SURFACES, AND SOFFITS, AS INDICATED BY 

R302.7
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LI

G
N

HANDRAIL

GUARDRAIL

ALL STAIR GUARD 
RAILINGS SHALL NOT 
TO ALLOW PASSAGE 
OF A 4-3/8" DIAMETER 
SPHERE OR GREATER

STAIR CODE REQUIREMENTS
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NOSING REQUIRED IF TREAD 
DEPTH IS LESS THAN 11"

REFERENCE: 2018 INTERNATIONAL RESIDENTIAL CODE WITH WASHINGTON STATE AMENDMENTS
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BUILDING CODE SUMMARY

R302.6 DWELLING / GARAGE SEPARATION
THE GARAGE SHALL BE SEPARATED AS FOLLOWS:
• MINIMUM 1/2" GYPSUM WALL BOARD APPLIED TO GARAGE SIDE AT WALLS (1 HOUR RATING).
• MINIMUM 5/8" TYPE X GYPSUM WALL BOARD APPLIED TO THE CEILING OF GARAGE.
• MINIMUM 1/2" GYPSUM WALL BOARD AT STRUCTURES SUPPORTING THE GARAGE CEILING.
• MINIMUM 1 3/8" SOLID CORE DOOR, OR 20-MIN FIRE RATED DOORS, EQUIPPED WITH A SELF-CLOSING DEVICE. 

R304 AND R305 ROOM DIMENSION REQUIREMENTS
• HABITABLE SPACE SHALL HAVE A MINIMUM CEILING HEIGHT OF 7'-0".
• BEAMS, GIRDERS AND DUCTS MAY HAVE A CLEAR HEIGHT OF 6'-4".
• BATHROOMS, TOILET ROOMS, AND LAUNDRY ROOM SHALL HAVE A MINIMUM CEILING HEIGHT OF 6'-8".
• A SHOWER OR TUB EQUIPPED WITH A SHOWERHEAD MUST HAVE AN AREA OF 30" X 30" WITH 6'-8" CEILING HEIGHT AT 

THE SHOWERHEAD. 
• FOR ROOMS WITH SLOPED CEILINGS, THE REQUIRED FLOOR AREA OF THE ROOM SHALL HAVE A CEILING HEIGHT OF NOT 

LESS THAN 5'-0" AND NOT LESS THAN 50% OF THE REQUIRED FLOOR AREA SHALL HAVE A CEILING HEIGHT LESS THAN 
7'-0"

• HABITABLE ROOMS (SLEEPING ROOMS) SHALL HAVE A FLOOR AREA NOT LESS THAN 70 SQUARE FEET.
• HABITABLE ROOMS (SLEEPING ROOMS) SHALL NOT BE LESS THAN 7'-0" IN ANY HORIZONTAL DIMENSION.

R308 GLAZING
ALL GLAZING IN HAZARDOUS LOCATIONS SHALL RECEIVE SAFETY GLASS. THE SAFETY GLASS DESIGNATION SHALL BE VISIBLY 
MARKED ON EACH WINDOW AS REQUIRED BY CODE. THE FOLLOWING AREAS ARE HAZARDOUS LOCATIONS AND SHALL 

RECEIVE SAFETY GLASS:
• GLAZING IN DOORS    
• GLAZING WITHIN 24" ARC OF EITHER VERTICAL EDGE OF DOOR IN A CLOSED POSITION AND WHERE BOTTOM EXPOSED 

EDGE OF THE GLAZING IS LESS THAN 60" ABOVE FINISH FLOOR.    
• GLAZING IN WINDOWS THAT MEETS ALL OF THE FOLLOWING:    

A. THE EXPOSED AREA OF AN INDIVIDUAL PANE IS LARGER THAN 9 SQUARE FEET
B. BOTTOM EDGE OF THE GLAZING IS LESS THAN 18" ABOVE FINISH FLOOR 
C. THE TOP EDGE OF GLAZING IS MORE THAN 36" ABOVE FINISH FLOOR 
D. ONE OR MORE WALKING SURFACES ARE WITHIN 36" MEASURED HORIZONTALLY AND IN A STRAIGHT LINE OF THE 

GLAZING.    
• GLAZING AT WET SPACES WHERE THE BOTTOM OF EXPOSED EDGE OF THE GLAZING IS LESS THAN 60" (EXCEPTION: FOR 

GLAZING THAT IS MORE THAN 60" MEASURED HORIZONTALLY AND IN A STRAIGHT LINE, FROM THE WATER'S EDGE OF A 
BATHTUB).    

• GLAZING WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS LESS THAN 36" ABOVE THE PLANE OF THE ADJACENT 
WALKING SURFACE OF STAIRWAY.

R314 SMOKE DETECTORS /315 CARBON MONOXIDE ALARM
• PROVIDE A SMOKE DETECTOR AND CARBON MONOXIDE IN THE FOLLOWING LOCATIONS:

SD: IN EACH SLEEPING ROOM.    
SD: OUTSIDE EACH SEPARATE SLEEPING AREA IN THE IMMEDIATE VICINITY OF THE BEDROOMS.    
CD: MINIMUM ONE AT EACH STORY OF THE DWELLING INCLUDING BASEMENT. 

NOTES    
• ALL CODE SUMMARIES ABOVE ARE FOR REFERENCE ONLY PLEASE REFER TO THE JURISDICTION'S BUILDING 

DEPARTMENT AND CODES FOR FURTHER DETAILS 

REFERENCE: 2018 INTERNATIONAL RESIDENTIAL CODE WITH WASHINGTON STATE AMENDMENTS

BUILDING AREA CALCULATIONS

CONDITIONED SPACE (INTERIOR)
FIRST FLOOR

SECOND FLOOR

EXISTING TO REMAIN NEW EXISTING + NEW

2100 SF

2795 SF

10 SF (TAKEN FROM GARAGE)

0

2110 SF

2795 SF

TOTALS 4895 SF 10 SF 4905 SF

ENERGY CODE REQUIREMENTS
REFERENCE: 2018 WASHINGTON STATE ENERGY CODE 

R401.3 COMPLIANCE CERTIFICATE:  A RESIDENTIAL ENERGY COMPLIANCE CERTIFICATE COMPLYING WITH SEC 401.3 IS 
REQUIRED TO BE COMPLETED BY A DESIGN PROFESSIONAL OR BUILDER AND PERMANENTLY POSTED WITHIN 3' OF THE 
ELECTRICAL PANEL PRIOR TO FINAL INSPECTION.

TABLE R402.1.1 INSULATION & FENESTRATION REQUIREMENTS BY COMPONENT FOR CLIMATE ZONE MARINE 4

FENESTRATION U-FACTOR 0.30
SKYLIGHT U-FACTOR 0.50
CEILING R-VALUE R-491

VAULTED CEILING R-VALUE R-381

WOOD FRAMED WALL  R-VALUE R-21 INT
BELOW-GRADE WALL R-VALUE     **10/15/21 + TB
FLOOR R-VALUE R-30 
SLAB ON GRADE R-VALUE & DEPTH    ***R-10 , 2 FT

INT - (INTERMEDIATE FRAMING) DENOTES STANDARD FRAMING 16 INCHES ON CENTER WITH HEADERS INSULATED WITH A 
MINIMUM OF R-10 INSULATION.

** "10/15/21 + TB" MEANS R-10 CONTINUOUS INSULATION ON THE EXTERIOR OF THE WALL, OR R-15 CONTINUOUS INSULATION 
ON THE INTERIOR OF THE WALL, OR R-21 CAVITY INSULATION PLUS A THERMAL BREAK BETWEEN THE SLAB AND THE BASEMENT 
WALL AT THE INTERIOR OF THE BASEMENT WALL. "10/15/21 +TB" SHALL BE PERMITTED TO BE MET WITH R-13 CAVITY 
INSULATION ON THE INTERIOR OF THE BASEMENT WALL PLUS R-5 CONTINUOUS INSULATION ON THE INTERIOR OR EXTERIOR OF 

THE WALL. "TB" MEANS THERMAL BREAK BETWEEN FLOOR SLAB AND BASEMENT WALL.

*** R-10 CONTINUOUS INSULATION IS REQUIRED UNDER HEATED SLAB (I.E. RADIANT FLOOR HEATED) ON GRADE FLOORS.

1 IF ADVANCED FRAMING ALLOWS FULL DEPTH ACROSS ENTIRE SURFACE R-38 IS ACCEPTABLE. INSTALL R-49 IF INSULATION IS 
REDUCED AROUND CEILING PERIMETER

R402.4  BUILDING AIR LEAKAGE AND TESTING
THE BUILDING THERMAL ENVELOPE SHALL BE CONSTRUCTED TO LIMIT AIR LEAKAGE AND BE TESTED AND VERIFIED AS HAVING 
AN AIR LEAKAGE RATE BELOW 5 AIR CHANGES PER HOUR. 

R403.1 CONTROLS  EACH DWELLING UNIT IS REQUIRED TO BE PROVIDED WITH AT LEAST ONE PROGRAMMABLE THERMOSTAT 
FOR THE REGULATION OF TEMPERATURE

R403.3 DUCTS
• DUCTWORK IN UNCONDITIONED SPACES SHALL BE INSULATED WITH R-8 INSULATION, MINIMUM
• DUCT LEAKAGE TEST RESULTS SHALL BE PROVIDED TO THE BUILDING INSPECTOR AND HOMEOWNER PRIOR TO AN 

APPROVED FINAL INSPECTION.

R404.1 LIGHTING: MINIMUM 75% OF LAMPS IN PERMANENTLY INSTALLED LIGHTING FIXTURES SHALL BE HIGH-EFFICACY 
LAMPS. 

R406.2 ADDITIONAL ENERGY EFFICIENCY REQUIREMENTS - CREDIT SELECTION: N/A

RANGE HOOD

1. DOMESTIC COOKING EXHAUST EQUIPMENT SHALL DISCHARGE TO THE OUTDOORS THROUGH A DUCT. THE DUCT 
SHALL HAVE A SMOOTH INTERIOR SURFACE, BE AIR TIGHT, SHALL BE EQUIPPED WITH A BACK-DRAFT DAMPER AND 
SHALL BE INDEPENDENT OF ALL OTHER EXHAUST SYSTEMS PER SECTION M1503.3.

2. VENT SHALL HAVE A MINIMUM EXHAUST RATE OF 100 CFM INTERMITTENT OR 25 CFM CONTINUOUS PER TABLE 
1505.4.4.

3. EXHAUST HOOD SYSTEMS CAPABLE OF EXHAUSTING IN EXCESS OF 400 CFM SHALL BE PROVIDED WITH MAKEUP AIR 
AT A RATE APPROXIMATELY EQUAL TO THE EXHAUST AIR RATE. SUCH MAKEUP AIR SYSTEMS SHALL BE EQUIPPED 
WITH NOT FEWER THAN ONE DAMPER COMPLYING WITH SECTION M1503.6.2.  

MECHANICAL VENTILATION - LOCAL EXHAUST

1. KITCHENS SHALL VENT AT 100 CFM MIN INTERMITTENT OR 25 CFM CONTINUOUS PER TABLE M1505.4.4.
2. BATHROOMS, TOILET ROOMS, LAUNDRY ROOMS AND SIMILAR SPACES SHALL VENT AT 50 CFM INTERMITTENT OR 20 

CFM CONTINUOUS PER TABLE M1505.4.4.
3. EXHAUST AIR FROM BATHROOMS AND TOILET ROOMS SHALL BE EXHAUSTED DIRECTLY OUTDOORS PER SECTION 

M1505.2.

WHOLE HOUSE VENTILATION

1. A WHOLE HOUSE VENTILATION SYSTEM SHALL BE PROVIDED TO MEET THE REQUIREMENTS OF SECTION M1505. SIZE 
OF SYSTEM DETERMINED PER CALCULATION PROVIDED. 

2. THE WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM SHALL BE PROVIDED WITH CONTROLS THAT ENABLE MANUAL 
OVERRIDE PER SECTION M1505.4.2

3. THE WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM IS PERMITTED TO OPERATE INTERMITTENTLY WHERE THE 
SYSTEM HAS CONTROLS THAT ENABLE OPERATION FOR NOT LESS THAN 25 PERCENT OF EACH 4-HOUR SEGMENT AND 
THE VENTILATION RATE PRESCRIBED IN TABLE M1505.4.3(1) IS MULTIPLIED BY THE FACTOR DETERMINED IN 
ACCORDANCE WITH TABLE M1505.4.3(2).

REFERENCE: 2018 INTERNATIONAL RESIDENTIAL CODE SECTIONS M1503, & M1505

VENTILATION & EXHAUST NOTES MECHANICAL VENTILATION CALCULATIONS

DWELLING UNIT FLOOR AREA 
1ST FLOOR
2ND FLOOR

NUMBER OF BEDROOMS

REQUIRED CONTINUOUS VENTILATION PER TABLE M1505.4.3(1)

(ALTERED)
10 SF
0 SF

5

TOTAL SF
2110 SF
2795 SF

4905 SF

REQUIRED AIRFLOW

105 CFM

2

REFERENCE: 2018 INTERNATIONAL RESIDENTIAL CODE M1505,  TABLE M1505.4.3(1)

INTERMITTENT VENTILATION PROVIDED BY BATHROOM FANS RUNNING @ 50% TIME INTERVAL MINIMUM. 

INTERMITTENT VENTILATION ADJUSTMENT FACTOR PER M1505.4.3.1 RATE: 50% / 4HR

TOTAL REQUIRED INTERMITTENT VENTILATION 210 CFM
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REAR YARD

25' - 0"

FRONT YARD

20' - 0"
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7'
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YA

R
D

9'
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"

9
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V

E
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E

SE 40TH ST

(E) DRIVEWAY

(E) PEDESTRIAN PATH

(E) SINGLE-FAMILY 

RESIDENCE TO BE 
REMODELED

(E) COVERED PATIO 

TO BE REMOVED 

ENTIRELY FOR NEW 

COVERED PATIO

5' - 0"

PRIMARY ENTRANCE

(E) FENCE

PROPOSED COVERED EXTERIOR 
PATIO ADDITION

14' - 0" 48' - 2 1/2"

24
' -

 1
"

15
' -

 0
 1

/2
"

34
' -

 3
 1

/2
"

15
' -

 0
 1
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"
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' -
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"

18' - 8" 45' - 6 1/2"

UNCOVERED EXTERIOR PATIO 
ADDITION

7' - 0"

5'
 -

 6
"
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/2
"

16' - 8"

16' - 0" 48' - 2 1/2"

P
R
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00
'

P
R
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00
'

PROPERTY LINE

135.00'

PROPERTY LINE

135.00'

22' - 9 1/2"

22
' -

 8
"

12
' -

 8
 1

/2
"

48' - 2 1/2"

SITE PLAN KEY

(E) COVERED PATIO FOOTPRINT 
TO BE REMOVED

EXISTING HOUSE FOOTPRINT

CONCRETE WALKWAY

PROPERTY LINE

ROOF ABOVE

LINE OF SETBACK

NEW COVERED PATIO  FOOTPRINT

NEW UNCOVERED PATIO  
FOOTPRINT

PER MICC 19.02

ZONE:  

LOT SIZE:

FRONT SETBACK:
MIN. REQ'D:
PROPOSED:

NORTH SIDE SETBACK:
MIN. REQ'D:

PROPOSED:

SOUTH SIDE SETBACK:
MIN. REQ'D:
PROPOSED:

REAR SETBACK:
MIN. REQ'D:
PROPOSED:

HEIGHT LIMIT: 
ALLOWED:

PROPOSED:

LOT COVERAGE: 
ALLOWED:

GROSS FLOOR AREA:
ALLOWED: 
MAIN LEVEL:
UPPER LEVEL:

TOTAL (E):
PROPOSED: 

PARKING:
REQUIRED:
PROPOSED:

CURB CUT CALCULATIONS:
ALLOWED:

PROPOSED:

R-9.6

13,917 SF

20'-0" 
22'-9 1/2" (NO CHANGE, THEREFORE OKAY)

9'-8" 
22'-8" (NO CHANGE, THEREFORE OKAY)

7'-6" 
12'-6 1/2" 

25'-0" 
46'-6 1/2" 

30'-0" TO HIGHEST POINT ABOVE AVERAGE GRADE ELEVATION

30'-0" 
EXISTING, NO CHANGE

SEE SHEET A1.12 FOR LOT COVERAGE CALUCATIONS

40% OF LOT NET AREA<8,000 SF (WHICHEVER IS LESS) = 5,566.8 SF
3,010 GSF (EXISTING)
2,818 GSF (EXISTING)
5,828 GSF (EXISTING)
5,828 GSF (NO CHANGE, THEREFORE OKAY)

1
1 (EXISTING, NO CHANGE)

(1) CURB CUT NO GREATER THAN 20 FEET, AS SUBSTITUTED FOR (2) 10-FOOT 
CURB CUTS ALLOWED FOR A STREET FRONTAGE BETWEEN 80 AND 160 FEET ON A 
NON-ARTERIAL STREET. (SMC 23.54.030)

1 (EXISTING, NO CHANGE)

LAND USE / ZONING CODE SUMMARY

PROJECT INFORMATION
PERMIT NO:  

PROJECT ADDRESS:  

ASSESSOR PARCEL NO: 

LEGAL DESCRIPTION:

PROJECT DESCRIPTION:  

FIRE SAFETY:

TBD

4008 90TH AVE SE MERCER ISLAND, WA 98040

806230-0080

LOT 16, STUCKEY'S FIRST ADDITION, ACCORDING TO THE PLAT THEROF 

RECOREDED IN VOLUME 53 OF PLATS, PAGE 94, IN KING COUNTY, WASHINGTON.

INTERIOR REMODEL, COVERED PATIO ADDITION, AND REAR SITE WORK 

EQUIPPED WITH A NFPA 13D FIRE SPRINKLER SYSTEM (PERMIT 1606-208). 

VERIFY THAT THE SYSTEM IS OPERATIONAL AND HAS BEEN ANNUALLY TESTED.
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LOT COVERAGE CALCULATIONS & KEY

LOT AREA
40% OF LOT AREA (MAX LOT COVERAGE)

EXISTING HOUSE FOOTPRINT + OVERHANGS
EXISTING COVERED PATIOS + DRIVING SURFACES

TOTAL EXISTING 

PROPOSED COVERED PATIO ADDITION FOOTPRINT 

TOTAL EXISTING AND PROPOSED LOT COVERAGE
  

PER MICC 19.02.60
LOT SLOPE CALCULATIONS AS FOLLOW

HIGHEST ELEVATION POINT OF LOT = 320'

LOWEST ELEVATION POINT OF LOT = 308'

ELEVATION DIFFERENCE = 12'

HORIZONTAL DISTANCE BETWEEN HIGH AND LOW POINTS = 168.58' 

LOT SLOPE = 12/168.58 = 7%

LOT COVERAGE FOR SLOPES < 15% = 40%

EXISTING COVERAGE (INCLUDES BUILDING FOOTPRINT 
AND ROOF OVERHANGS

13,917 SF
5.566.8 SF

3,275 SF  
1,243 SF   
4,518 SF

580 SF

5,098 SF <
5,566.8 SF (MAX) 

= 
=

=
= 
= 

= 

=

EXISTING UNCONDITIONED SPACE TO BE REPLACED

PROPOSED PATIO ADDITION FOOTPRINT

(E) SINGLE-FAMILY 

RESIDENCE

PROPOSED COVERED EXTERIOR 
PATIO ADDITION FOOTPRINT: 580 SF

UNCOVERED EXTERIOR PATIO 
ADDITION FOOTPRINT: 40 SF

168' - 7"

320'
ELEVATION

308'
ELEVATION

(E) SINGLE-FAMILY 

RESIDENCE

71.6

67
.3

71.6

67
.3

314.1'

314.2'314.1'

314.2'

AVERAGE GRADE CALCULATION

GRADE AVERAGE: 314.15' 

MAX HEIGHT: 344.15'

PROPOSED HEIGHT:    344.15' (E) NO CHANGE TO HEIGHT

SMC 23.86.006.A.1.b:  AT THE MIDPOINT OF EACH SIDE OF THE SMALLEST 

RECTANGLE THAT CAN BE DRAWN TO ENCLOSE THE STRUCTURE. 

LENGTH

71.6'

71.6'

67.3'

67.3'

277.8'

MIDPOINT ELEVATION
314.1'

314.2'

314.1'

314.2'

TOTAL

22,489.56

22,496.72

21,138.93

21,145.66

87,270.87

AVERAGE MIDPOINT ELEVATION              

RECTANGLE SIDE

NORTH

SOUTH

EAST

WEST

TOTAL

=

=

=

=

X

X

X

X

(87,270.87/277.8) = 314.15'

EXISTING UNCOVERED PATIO

EXISTING WALKWAYS

UNCOVERED PATIO

HARDSCAPE CALCULATIONS 

A. GROSS LOT AREA
B. NET LOT AREA
C. AREA BORROWED FROM LOT COVERAGE
D. ALLOWED HARDSCAPE AREA = 9% OF LOT AREA + C
E. ALLOWED HARDSCAPE AREA
F. TOTAL EXISITNG HARDSCAPE AREA:

1. UNCOVERED DECKS
2. UNCOVERED PATIOS
3. WALKWAYS
4. STAIRS
5. ROCKERIES AND RETAINING WALLS
6. OTHER

7. TOTAL EXISTING HARDSCAPE AREA (F1 + F2 + F3 + F4 + F5 + F6)
G. TOTAL HARDSCAPE AREA REMOVED
H. TOTAL NEW HARDSCAPE AREA:

1. UNCOVERED DECKS
2. UNCOVERED PATIOS
3. WALKWAYS
4. STAIRS
5. ROCKERIES AND RETAINNG WALLS
6. OTHER
7. TOTAL NEW HARDSCAPE AREA (H1 + H2 + H3 + H4 + H5 + H6)

I. TOTAL PROJECT HARDSCAPE AREA (F7 - G) + H7
J. TOTAL PROJECT HARDSCAPE AREA (I/B) X 100

PER MERCER ISLAND CITY CODE 19.02.060

13,917 SF
13,917 SF

0 SF
9%

1,252.53 SF

0 SF
49 SF

143 SF
0 SF
0 SF
N/A     

192 SF
0 SF

0 SF
40 SF
0 SF
0 SF
0 SF
N/A

40 SF
232 SF

1.6%

=

=

=
=
=
  

III. ALLOWED: A MAXIMUM OF 9% OF THE LOT AREA CAN BE HARDSCAPE.

1. HARDSCAPE INCLUDES: PATIOS, UNCOVERED STEPS, WALKWAYS, DECKS, RETAINING WALLS, 

ROCKERIES, AND OTHER HARDENED SURFACES OTHER THAN DRIVABLE SURFACES OR ROOFS.  

2. HARDSCAPE IMPROVEMENTS CAN BE WITHIN THE MAXIMUM LOT COVERAGE ALLOWANCE. THAT IS, IF 

THE PROPOSED LOT COVERAGE IS LESS THAN THE MAXIMUM LOT COVERAGE, THE DIFFERENCE BETWEEN 

THE MAXIMUM AND PROPOSED AREAS CAN BE USED FOR HARDSCAPE.

SINGLE-FAMILY 
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NOTE: ALTERATION FOR NEW DOORS ONLY ON EAST FACADE

241.1'  

40% OF 241.1' = 96.56'

32' TOTAL ALTERATION LENGTH ( 32' < 96.56' THEREFORE OKAY)

INTENTIONAL EXTERIOR ALTERATION CALC

TOTAL FACADE LENGTH:
ALLOWED:

PROPOSED ALTERATION LENGTHS:
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WALL KEY

NEW WALL

DEMO WALL

EXISTING WALL

NEW CONC WALL

ROOF CUT

1. CONTRACTOR TO COORDINATE ALL DEMOLITION SPECIFICS WITH OWNER AND ARCHITECT PRIOR TO WORK.

2. SEE SITE DEMOLITION PLAN FOR EXTERIOR HARDSCAPE AND STRUCTURE DEMOLITION AND NOTES.

3. SEE WINDOW & DOOR KEY FOR IDENTIFYING EXISTING, SALVAGED, OR REPLACED ELEMENTS.

4. EXISTING EXTERIOR SIDING TO BE PATCHED AND REPAIRED WHERE NEW WORK OCCURS.

DEMOLITION NOTES

FORMAL DINING

FOYER

OFFICE

LIVING

DINING

BUTLER'S PANTRY

GARAGE

KITCHEN

GUEST BEDROOM

PANTRY

GUEST
BATH

HALL

MUD ROOM

REMOVE AND SALVAGE SOUTH 

WALL OF CASEWORK, REFER TO 

ELEVATIONS SHEET A7.11 FOR 

DETAILED LAYOUT

DEMO COUNTERTOP, 
THROUGHOUT 

DEMO CASEWORK, 
COUNTERTOP, & 
BACKSPLASH

DEMO VANITY, 
PLUMBING & TILE 

DEMO VANITY, 

TILE, LIGHTING, 

& PLUMBING

DEMO COVERED 
PATIO, POSTS, AND 
FIREPLACE ENTIRELY

DEMO OR SAND 

AND REFINISH 
HARDWOOD 

THROUGHOUT, GC 
TO ADVISE

DEMO OR SAND 

AND REFINISH 

HARDWOOD STAIR 

TREAD & RISERS, 

GC TO ADVISE

DEMO METAL 

RAILING, NEWEL 
POST TO REMAIN

DEMO PLUMBING, 

RANGE, WALL 

OVENS, HOOD, & 

BACKSPLASH

DEMO PENDANTS

DEMO PENDANT

DEMO PENDANT

DEMO COFFER 
BEAMS IN LIVING

DEMO PENDANT

DEMOLISH PORTION OF 
EXISTING EXTERIOR WALL 
FOR NEW DOOR

DEMOLISH CLOSET AND DOORS

CASED OPENING 
TO REMAIN

DEMO CARPET 

AND PREP FOR 

HARDWOOD
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TV ROOM

LAUNDRY ROOM

EMMA'S BEDROOM

CL 2

BATH 2

HALL

PRIMARY BEDROOM

PRIMARY BATH

PRIMARY CL

FLEX BEDROOM

LANDING

JACKSON'S BEDROOM

BATH 1

CL 1

PLAY ROOM

DEMO VANITY

DEMO PARTIAL WALL FOR 

NEW WINDOW PLACEMENT

DEMO ROOF ENTIRELY

3'
 -

 3
 1

/2
"

3'
 -

 2
"

4'
 -

 0
"

CL

CL

CL

DEMO VANITY, 
TILE, LIGHTING,  

PLUMBING, 
TUB & TOILET 

TO REMAIN

DEMO VANITY, 
TILE, LIGHTING, 
PLUMBING, 
TUB & TOILET 
TO REMAIN

DEMO CARPET 
THROUGHOUT

DEMO VANITY, 
SHOWER, TILE, 

LIGHTING, 

PLUMBING, & 
TOILET TO REMAIN

DEMO CASEWORK

DEMO CURB FOR 
ZERO CLEARANCE 

SHOWER

DEMO PENDANT

DEMOLISH CLOSET AND DOORS

DEMOLISH EXISTING 

PORTION OF WALL 
6' - 2"

TOILET TO REMAIN

(D) (D)

(D)

(D)

WALL KEY

NEW WALL

DEMO WALL

EXISTING WALL

NEW CONC WALL

ROOF CUT

(E) EXISTING DOOR OR WINDOW TO REMAIN

(D) EXISTING DOOR OR WINDOW TO BE DEMOLISHED 

(S) EXISTING DOOR OR WINDOW TO BE SALVAGED 

(R) EXISTING DOOR OR WINDOW TO BE REPLACED IN PLACE

WINDOW / DOOR KEY

1. CONTRACTOR TO COORDINATE ALL DEMOLITION SPECIFICS WITH OWNER AND ARCHITECT PRIOR TO WORK.

2. SEE SITE DEMOLITION PLAN FOR EXTERIOR HARDSCAPE AND STRUCTURE DEMOLITION AND NOTES.

3. SEE WINDOW & DOOR KEY FOR IDENTIFYING EXISTING, SALVAGED, OR REPLACED ELEMENTS.

4. EXISTING EXTERIOR SIDING TO BE PATCHED AND REPAIRED WHERE NEW WORK OCCURS.

DEMOLITION NOTES
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REVISION DATE DESCRIPTION



UP

WALL KEY

NEW WALL

DEMO WALL

EXISTING WALL

NEW CONC WALL

ROOF CUT

(E) EXISTING DOOR OR WINDOW TO REMAIN

(D) EXISTING DOOR OR WINDOW TO BE DEMOLISHED 

(S) EXISTING DOOR OR WINDOW TO BE SALVAGED 

(R) EXISTING DOOR OR WINDOW TO BE REPLACED IN PLACE

WINDOW / DOOR KEY

GENERAL PLAN NOTES
1. SEE SHEET G0.02 FOR PROJECT STANDARDS AND CONTRACT NOTES.

2. SEE SHEET A9.11 FOR WALL ASSEMBLIES. ALL INTERIOR WALLS ARE TYPE 'W.0' UNLESS NOTED OTHERWISE. PROVIDE 

SOUND BATT INSULATION AT ALL PLUMBING WALLS AND WALLS ENCLOSING BATHROOMS AND POWDER ROOMS. 

WALL ASSEMBLIES IDENTIFIED AS INFILL WHERE DEMO HAS OCCURRED SHALL MATCH TYPE OF EXISTING WALL; 

COORDINATE WITH ARCHITECT FOR SPECIFIC LOCATIONS.

3. SEE SHEET A9.11 FOR DOOR AND WINDOW SCHEDULES.

4. NON-DIMENSIONED WINDOWS AND WINDOWS DESIGNATED WITH 'R' DENOTE REPLACEMENTS PER EXISTING ROUGH 

OPENINGS. CONTRACTOR TO COORDINATE WITH WINDOW MANUFACTURER FOR SPECIFIC FRAMING REQUIREMENTS.

5. NON-DIMENSIONED DOORS DENOTE ROUGH OPENINGS ARE 4-1/2" (THREE 2x STUDS) OFF STUD FACE OF 

PERPENDICULAR WALL (TO HINGED SIDE OF THE DOOR) UNLESS NOTED OTHERWISE.

6. NON-DIMENSIONED WALLS MAY ALIGN WITH FACE OF ADJACENT FINISH OR WITH EXISTING STRUCTURE. COORDINATE 

WITH ARCHITECT.

7. ALL FINISH FLOOR MATERIALS TO ALIGN WITH ADJACENT FLOOR FINISH UNLESS NOTED OTHERWISE.

8. REFER TO INTERIOR ELEVATIONS FOR ADDITIONAL CASEWORK DETAIL

9. PLANS SHOW SCHEMATIC DESIGN DIRECTION FOR INITIAL BUDGET. ADDITIONAL DEVELOPMENT TO FOLLOW.

A3.121

A3.11

2

A3.12

2

A3.11 1

OFFICE

FOYER

LIVING

FORMAL DINING

BUTLER'S PANTRY

DINING

KITCHEN

MUD ROOM

PANTRY

HALL

GUEST BEDROOM

GUEST

BATH

LINEN

GARAGE

TY
P

1'
 -

 0
"

TYP

1' - 0"

10
3

10
5

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E) (E)

(E)

(E)

10
4

REFINISHED HARDWOOD 

TREADS, RISERS, AND METAL 
RAILING

RAISE EXISTING 

FIREPLACE INSERT, 

NEW TILE SURROUND 

& HEARTH

NEW CUSTOM 
PANTRY CASEWORK

NEW MUDROOM 
CASEWORK & FLOOR 
TILE 

NEW COFFEE BAR 
CASEWORK & 
COUNTERTOP & 
BACKSPLASH QUARTZ 

C
O

FF
EE

NEW PANTRY CASEWORK 
COUNTERTOP & TILE BACKSPLASH

NEW CASEWORK 
TILE, LIGHTING, & 
PLUMBING IN 
PLACE

NEW BUILT IN 
WALLBED AND 
CASEWORK 
SURROUND

NEW POWDER ROOM 

CASEWORK & 
PLUMBING IN PLACE 

10
1

1

A4.11

2

A4.11

4' - 6" 5' - 6" 4' - 6"

1' - 10 1/2"

CLCLCL 12' - 10" 2' - 8"

C L
C L

C L
C L

C L
C L

15
' -

 0
 1

/2
"

11
' -

 0
"

11
' -

 0
"

11
' -

 0
"

15
' -

 0
 1

/2
"

CL

18' - 0"

PATIO

16' - 0"

P
A

TI
O

15
' -

 0
 1

/2
"

P
A

TI
O

34
' -

 3
 1

/2
"

14
' -

 1
0 

1/
2"

5'
 -

 8
"

GAS FIREPLACE

3'
 -

 6
"

W.2W.2W.2

EQ EQ
CL

LINE OF 
ROOF ABOVE

10
6

COUNTER TOP WITH 
STORAGE

CLCLCL

12' - 10" 2' - 8"

2' - 8"

6' - 0" 8' - 0"

PATIO

14' - 0"

PATIO

18' - 8"

WRAPPED 
POST, TYP.

POST PER 
STRUCTURAL, 
TYP.

W.4

W.4

EXTEND GAS LINE 
TO FIREPLACE

2'
 -

 6
"

W.3

TYP. ASSEMBLY 
AT FIREPLACE

2'
 -

 4
"

F

(E) CFM

F

(E) CFM

F

400 CFM

C
LE

A
R

3'
 -

 2
"

C
LE

A
R

2'
 -

 7
"

CD
SD

SD

5' - 0"

DOWNSPOUT, TYP.

108
MUD ROOM CL

102

107

5/8" TYPE X GYPSUM 
WALL BOARD AT 

CEILING IN GARAGE
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FIRST FLOOR - PROPOSED

PLAN

TBD

06.12.2023    BUILDING PERMIT

07.26.2023    PERMIT CORRECTIONS CYCLE 1

1/4" = 1'-0"

FIRST FLOOR - PROPOSED PLAN
1

2' 4' 8'

REVISION DATE DESCRIPTION

1 2023.07.26 PERMIT CORRECTIONS
CYCLE 1

1

1

1



A3.121

A3.11

2

DN

JACKSON'S BEDROOM

LANDING

CL 1

BATH 1

EMMA'S BEDROOM

PLAY ROOM

FLEX BEDROOM

PRIMARY BEDROOM

PRIMARY BATH

PRIMARY CL

TV ROOM

LAUNDRY ROOM

CL 2

HALL

BATH 2 BATH 3

W/C

201

202

203

201

(E)

(E)

(E)

(E)

(E)

(E) (E)(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)

(E)(E)

(E)

(E)

(E)

(E)

(E)

(E)

SG

NEW METAL 
GUTTER AND 

DOWNSPOUTS 

NEW OR REFINISHED 

HARDWOOD, THROUGHOUT 
ENTIRE SECOND FLOOR, UON

NEW CASEWORK, 

TILE, LIGHTING &   
PLUMBING IN PLACE

NEW 
CASEWORK, 

TILE, LIGHTING, 
PLUMBING IN 
PLACE

NEW CASEWORK AND 
PLUMBING FIXTURES 

IN PLACE

NEW BUILT IN 
WALLBED AND 
CASEWORK 
SURROUND

NEW BUILT IN FULL 
HEIGHT CASEWORK 

NEW WET BAR 

BEV

NEW LAUNDRY 
CASEWORK

1

A4.11

2

A4.11

106

SG

2"
 /

 1
2"

2" / 12"

2"
 /

 1
2"

103

FIREPLACE VENT 

5"
 /

 1
2"

5"
 /

 1
2"

WINDOW BENCH

DD01.3

3

DD01.3

2

SG

104

2" / 12"

2" / 12"

101

102

105

SG

SG

SG

R.1

F

(E) CFM

F

(E) CFM

F

(E) CFM

F

(E) CFM

F

(E) CFM

F

(E) CFM

SD

SD

SD

SD

CD
SD

SD

C
LE

A
R

2'
 -

 6
"

C
LE

A
R

2'
 -

 1
1"

CLEAR

2' - 6"

NEW BUILT 

CASEWORK 

11

SD

SD

WALL KEY

NEW WALL

DEMO WALL

EXISTING WALL

NEW CONC WALL

ROOF CUT

(E) EXISTING DOOR OR WINDOW TO REMAIN

(D) EXISTING DOOR OR WINDOW TO BE DEMOLISHED 

(S) EXISTING DOOR OR WINDOW TO BE SALVAGED 

(R) EXISTING DOOR OR WINDOW TO BE REPLACED IN PLACE

WINDOW / DOOR KEY

GENERAL PLAN NOTES
1. SEE SHEET G0.02 FOR PROJECT STANDARDS AND CONTRACT NOTES.

2. SEE SHEET A9.11 FOR WALL ASSEMBLIES. ALL INTERIOR WALLS ARE TYPE 'W.0' UNLESS NOTED OTHERWISE. PROVIDE 

SOUND BATT INSULATION AT ALL PLUMBING WALLS AND WALLS ENCLOSING BATHROOMS AND POWDER ROOMS. 

WALL ASSEMBLIES IDENTIFIED AS INFILL WHERE DEMO HAS OCCURRED SHALL MATCH TYPE OF EXISTING WALL; 

COORDINATE WITH ARCHITECT FOR SPECIFIC LOCATIONS.

3. SEE SHEET A9.11 FOR DOOR AND WINDOW SCHEDULES.

4. NON-DIMENSIONED WINDOWS AND WINDOWS DESIGNATED WITH 'R' DENOTE REPLACEMENTS PER EXISTING ROUGH 

OPENINGS. CONTRACTOR TO COORDINATE WITH WINDOW MANUFACTURER FOR SPECIFIC FRAMING REQUIREMENTS.

5. NON-DIMENSIONED DOORS DENOTE ROUGH OPENINGS ARE 4-1/2" (THREE 2x STUDS) OFF STUD FACE OF 

PERPENDICULAR WALL (TO HINGED SIDE OF THE DOOR) UNLESS NOTED OTHERWISE.

6. NON-DIMENSIONED WALLS MAY ALIGN WITH FACE OF ADJACENT FINISH OR WITH EXISTING STRUCTURE. COORDINATE 

WITH ARCHITECT.

7. ALL FINISH FLOOR MATERIALS TO ALIGN WITH ADJACENT FLOOR FINISH UNLESS NOTED OTHERWISE.

8. REFER TO INTERIOR ELEVATIONS FOR ADDITIONAL CASEWORK DETAIL

9. PLANS SHOW SCHEMATIC DESIGN DIRECTION FOR INITIAL BUDGET. ADDITIONAL DEVELOPMENT TO FOLLOW.
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REVISION DATE DESCRIPTION



FIRST FLOOR

SECOND FLOOR

(E)

(E)

(E)

(E) (E)

(E)

(E)(E)
(E) (E)

T.O. (E) ROOF/ MAX HEIGHT

AVERAGE GRADE
316.10'

314.15'

327.10'

344.15'

30
' -

 0
"

FIRST FLOOR

SECOND FLOOR

(E) (E)

(E)

(E)
(E)(E)

AREA OF WORK

2"
 /

 1
2"

2" / 12"

T.O. (E) ROOF/ MAX HEIGHT

AVERAGE GRADE
316.10'

327.10'

344.15'

314.15'

1
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ELEVATIONS

TBD

06.12.2023    BUILDING PERMIT
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FIRST FLOOR

SECOND FLOOR

(E)

(E)

(E) (E) (E)

AREA OF WORK

101

2" / 1
2"

2"
 /

 1
2"

2" / 12"

2"
 /

 1
2"

106

2" / 12"

2" / 12"

103104 101102105

2"
 /

 1
2"

106

T.O. (E) ROOF/ MAX HEIGHT

R.1

T TT

NEW WRAPPED 
POSTS, TYP.

DOWNSPOUTS TO BE 

CENTERED ON 

COLUMNS, TYP.

1

AVERAGE GRADE
316.10'

314.15'

327.10'

344.15'

FIRST FLOOR

SECOND FLOOR

(E) (E)

2"
 /

 1
2"

2" / 12"

T.O. (E) ROOF/ MAX HEIGHT

AREA OF WORKFIREPLACE BEYOND

AVERAGE GRADE
316.10'

314.15'

327.10'

344.15'
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FIRST FLOOR

SECOND FLOOR

2

A4.11

2" / 12"

1' - 0"

FLEX BEDROOM

DININGBUTLER'S PANTRYFORMAL DINING

EMMA'S BEDROOM BATH 2 HALL BATH 3

T.O. (E) ROOF/ MAX HEIGHT

103

STRUCTURE PER 
ENGINEER, TYP.

316.10'

327.10'

344.15'

STRUCTURE SLAB 
PER ENGINEER, TYP.

FIRST FLOOR

1

A4.11

1' - 0"

STRUCTURE PER 
ENGINEER, TYP.

316.10'

8'
 -

 6
 1

/2
"
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WINDOW NOTES
1. WINDOW HEAD HEIGHTS MEASURED FROM TOP OF CONCRETE SLAB OR TOP OF GYPCRETE TOPPING SLAB.
2. WINDOW SCHEDULE INDICATES WINDOW FRAME SIZES.  VERIFY WITH ARCHITECT ALL WINDOW SIZES BEFORE FRAMING 

OPENINGS.
3. PROVIDE WINDOW SUBMITTALS TO ARCHITECT PRIOR TO ORDERING WINDOWS.
4. ALL WINDOW HEADERS & CASINGS SHOULD ALIGN WITH DOOR HEADER CASINGS & TRIMS ON EXTERIOR AND INTERIOR 

OF BUILDING UNLESS INDICATED OTHERWISE. ADJUST ROUGH OPENING HEIGHTS OR CUT DOWN DOORS AS NECESSARY 
(CONSULT WITH ARCHITECT AS NECESSARY).

5. SEE PROJECT SPECIFICATIONS FOR WINDOW MANUFACTURER AND OTHER INFORMATION.
6. CONTRACTOR TO ORDER EGRESS WINDOWS WITH PROPER EGRESS HARDWARE WHERE REQUIRED TO MEET CODE 

REQUIREMENTS.
7. CONTRACTOR TO VERIFY ALL EGRESS WINDOWS ORDERED MEET CURRENT CODE EGRESS REQUIREMENTS.
8. SEE CONTRACT GENERAL NOTES FOR EXTERIOR GLAZING REQUIREMENTS.

ROUGH FRAMED 

WINDOW 
OPENING

STEP 1)
APPLY APPROVED FLASHING APRON, 

ALIGN WITH BOTTOM OF OPENING 

AND ATTACH ONLY AT TOP

STEP 2)
APPLY SELF-ADHERED FLASHING (SAF) OVER

APRON. INSTALL SQUARE  IN OPENING AND 

TIGHT IN CORNERS, THEN FOLD AROUND. 

COMPLETELY ENCASE SILL, 3" MIN WRAP AT 

SIDES

STEP 5)
INSTALL WINDOW PER MANUFACTURES 

RECOMMENDATIONS

STEP 7)
APPLY ADHESIVE-TYPE HEAD FLASHING 

OVER TOP FLANGE AND SIDE FLASHING

STEP 8)
APPLY 1ST COURSE OF WRB, 

TUCK UP AND UNDER APRON

12"

12"

12"6"

STEP 6)
CLEAN FACE OF WINDOW FLANGES AND APPLY 

ADHESIVE-TYPE STRAIGHT FLASHING ON SIDES, 

COMPLETELY LAP SIDES OF SILL PAN, EXTEND 4" 

ABOVE AND BELOW OPENING

STEP 9)
APPLY COURSES OF WRB IN WEATHERBOARD 

FASHION, LAPPING JOINTS A MIN OF 3" 

(4"-6" RECOMMENDED) 

WRB WIDTH MAY VARY.  IT IS CRITICAL THAT WRB 

LAPS FLASHING AT WINDOW HEAD AND WRB 
GOES UNDER APRON FLASHING.

APRON 
FASTENERS

4" MIN

4" MIN

WINDOW 
FLANGE

NOTE:
VERIFY THAT ALL FLASHING, SILL PAN FLASHING,  

WRB, AND SEALANT IS APPROVED COMPATIBLE.

STEP 3)
ADD SAF AT SIDES OF OPENING IF 

NON CONTINUOUS SILL PAN OR 

FLASHING WAS USED.  LAP OVER PAN 

FLASHING

STEP 4)
APPLY CONTINUOUS  3/8" BEAD OF 

SEALANT TO TOP AND SIDES AT EDGE OF 
OPENING IMMEDIATELY PRIOR TO 
WINDOW INSTALLATION (ONLY IF FLANGE-
TYPE WINDOW IS TO BE INSTALLED).
DO NOT SEAL @ BTM OF WINDOW 
FLANGE

CORRECT INCORRECT

SILL

ROUGH FRAMED 

WINDOW 

OPENING

STEP 1)
APPLY APPROVED APRON, ALIGN WITH BOTTOM 

OF OPENING AND ATTACH ONLY AT TOP

STEP 2)
INSTALL HARD SILL PAN OVER APRON

SEAL PAN FLASHING AT UP-TURN 

LEGS 

TO SIDES OF R.O.

12"

12"

12"

APRON 

FASTENERS

LAP 6" MIN AT ENDS

LOWEST COURSE OF 
BUILDING PAPER

ALTERNATE HARD SILL PAN APRON 
METHOD - SUBSTITUTE STEPS 1 - 2 WITH 
THESE (TYPICAL DOOR FLASHING 
SIMILAR)

1"

3" MIN

SEALANT

ALTERNATE: IF MTL 'Z' FLASHING
IS USED, COORDINATE WITH EXTERIOR
DETAILS, TRIM & PROPER LAPPING
SEQUENCING

DOOR NOTES
1. DOOR SCHEDULE INDICATES DOOR PANEL SIZE EXCEPT IN THE CASE OF UNIT DOORS, WHERE IT INDICATES FRAME 

OPENING SIZE.  UNIT DOORS ARE NOTED IN SCHEDULE.
2. VERIFY WITH ARCHITECT ALL DOOR SIZES BEFORE FRAMING OPENINGS.
3. ALL OPERATIONS NOTED ON FLOOR PLANS AND/OR ELEVATIONS.  IF A DOOR KEY IS PROVIDED, IT IS FOR CONVENIENCE 

AND MAY NOT INDICATE ALL THE NECESSARY OPTIONS OF A DOOR.
4. IN REMODELS, EXTERIOR DOOR SIZES INDICATED MAY BE APPROXIMATE.  CONTRACTOR TO CONFIRM ACTUAL DOOR SIZES 

AND ROUGH OPENING SIZES FOR ALL DOORS.  
5. PROVIDE DOOR SUBMITTALS TO ARCHITECT PRIOR TO ORDERING DOORS.
6. ALL WINDOW HEADERS & CASINGS SHOULD ALIGN WITH DOOR HEADER CASINGS & TRIMS ON EXTERIOR AND INTERIOR 

OF BUILDING UNLESS NOTED OTHERWISE.
7. ALL GLAZING IN NEW DOORS TO BE APPROVED SAFETY-GLAZING.  CONTRACTOR IS TO VERIFY THAT ALL DOORS 

REQUIRING SAFETY GLAZING ARE MANUFACTURED AND INSTALLED WITH THE CORRECT GLAZING.
8. ALL EXTERIOR DOORS AND DOORS TO UNHEATED SPACES SHALL BE FULLY WEATHERSTRIPPED.
9. SEE CONTRACT GENERAL NOTES FOR EXTERIOR GLAZING REQUIREMENTS.

ROOF ASSEMBLIES
NOTE:  ALL ASSEMBLIES ARE LISTED FROM EXTERIOR TO 
INTERIOR, TOP TO BOTTOM, UNO.EXTERIOR

EXTERIOR

R.1 UNVENTED SLOPED ROOF EAVE ASSEMBLY
• SS MTL ROOF
• ICE & WATER SHIELD
• SHEATHING
• FRAMING PER STRUCTURAL

WALL ASSEMBLIES
NOTE:  ALL ASSEMBLIES ARE LISTED FROM TOP TO 
BOTTOM, EXTERIOR TO INTERIOR, UNO.

W.1 NEW INTERIOR WALL ASSEMBLY
• FINISH PER SPECIFICATIONS

• GYPSUM WALL BOARD

• 2x4 FRAMING, UNO

ACOUSTIC INSULATION PER PLANS

• GYPSUM WALL BOARD

• FINISH PER SPECIFICATIONS

INTERIOR

INTERIOR

W.2 - EXTERIOR WALL ASSEMBLY
• SIDING PER ELEVATIONS

• TYPE III WRB PER SPECIFICATIONS

• SHEATHING PER STRUCTURAL

• 2x4 FRAMING, 

R-21 INSULATION PER SPECIFICATIONS

• AIR & TYPE III VAPOR BARRIER PER SPEC

EXTERIOR

INTERIOR

W.3 - EXTERIOR FIREPLACE ASSEMBLY
• TILE PER ELEVATIONS

• TYPE III WRB PER SPECIFICATIONS

• SHEATHING PER STRUCTURAL

• 2x4 FRAMING, 

• AIR & TYPE III VAPOR BARRIER PER SPEC

EXTERIOR

INTERIOR

W.4 NEW FIRE RATED WALL ASSEMBLY PER IRC R302.6
• FINISH PER SPECIFICATIONS

• 1/2" TYPE X GYPSUM WALL BOARD (GARAGE SIDE)

• 2x4 FRAMING, UNO

ACOUSTIC INSULATION PER PLANS

• 1/2" GYPSUM WALL BOARD

• FINISH PER SPECIFICATIONS

GARAGE

INTERIOR

REGISTERED

ARCHITECT
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WINDOW / DOOR

SCHEDULES +

ASSEMBLIES

TBD

06.12.2023    BUILDING PERMIT

07.26.2023    PERMIT CORRECTIONS CYCLE 1

WINDOW SCHEDULE
MARK LOCATION HEIGHT WIDTH HEAD HEIGHT OPERATION U FACTOR SAFETY GLAZING EGRESS NOTES

FIRST FLOOR

101 PATIO ROOF 3' - 0" 5' - 0" FIXED SKYLIGHT

102 PATIO ROOF 3' - 0" 5' - 0" FIXED SKYLIGHT

103 PATIO ROOF 3' - 0" 5' - 0" FIXED SKYLIGHT

104 PATIO ROOF 3' - 0" 5' - 0" FIXED SKYLIGHT

105 PATIO ROOF 3' - 0" 5' - 0" FIXED SKYLIGHT

106 PATIO ROOF 3' - 0" 5' - 0" FIXED SKYLIGHT

SECOND FLOOR

201 PLAY ROOM 1' - 5" 2' - 8" 8' - 3" FIXED 0.0000 INTERIOR

202 PLAY ROOM 1' - 5" 2' - 8" 8' - 3" FIXED 0.0000 INTERIOR

203 PLAY ROOM 1' - 5" 2' - 8" 8' - 3" FIXED 0.0000 INTERIOR

A9.21 - WINDOW FLASHING DETAIL (SIM @ DOOR FLASHING)

DOOR SCHEDULE

MARK LOCATION

DOOR

OPERATION EXTERIOR U FACTOR NOTES

SIZE

WIDTH HEIGHT

FIRST FLOOR

101 LIVING 12' - 0" 8' - 0" BI-FOLD

102 DINING 12' - 0" 8' - 0" BI-FOLD

103 BUTLERS PANTRY 3' - 0" 6' - 8" CASED OPENING MATCH EXISTING

104 MUD ROOM 3' - 0" 6' - 8" CASED OPENING MATCH EXISTING

105 PANTRY 2' - 4" 6' - 8" POCKET MATCH EXISTING

106 GUEST BEDROOM 8' - 0" 8' - 0" SLIDER

107 FRONT ENTRY DOOR 6' - 0" 8' - 0" SWING (DOUBLE) ●

108 MUDROOM 2' - 4" 6' - 8" POCKET MATCH EXISTING

SECOND FLOOR

201 PLAY ROOM 5' - 0" 8' - 0" SWING FULL LITE

0.30

0.30

0.30

0.30

0.30

0.30

0.30

0.30

0.30

REVISION DATE DESCRIPTION

1 2023.07.26 PERMIT CORRECTIONS
CYCLE 1

1

0.30
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24" SQ. x 10" DEEP FOOTING
w/ (3) #4 BARS EA. WAY BOT.
TYP. AT PATIO POSTS U.N.O.

24" WIDE. x 10" DEEP FOOTING
w/ (3) #4 BARS EA. WAY BOT.

6" MIN.6" MIN.

18" WIDE x 10" DEEP CONT. FOOTING w/
TURNED DOWN SLAB EDGE BELOW
SHEARWALL. DRILL & EPOXY REINF.
INTO (E) FOUNDATION MIN. 6"

HDU4

HDU4

18" WIDE x 10" DEEP CONT. FOOTING w/
TURNED DOWN SLAB EDGE BELOW
SHEARWALL. DRILL & EPOXY REINF.
INTO (E) FOUNDATION MIN. 6"

6" MIN.

ABU BASE w/ 5/8" DIA. A.B.,
7" MIN. CONC. EMBED. TYP.
AT PATIO POSTS U.N.O.

ENLARGE (E) FOOTING TO 24" SQ.
CENTERED ON POST. PROVIDE (3) #4
BARS EA. WAY BOT., DRILL & EPOXY

BARS 6" MIN. INTO (E) FOOTING

ENLARGE (E) FOOTING TO 36" SQ.
CENTERED ON (N) POST. PROVIDE
(3) #4 BARS DRILLED & EPOXIED 6"
MIN. INTO EA. SIDE OF (E) FOOTING.
TYP. AT (4) FOLDING DOOR POST
FOOTINGS

STHD14
STHD14

STHD14

STHD14

SLAB ON GRADE PER
PLAN NOTE 3

(E
) D

R
O

PP
ED

 4
x1

0
TY

P.
 T

H
IS

 L
IN

E

(E
) D

R
O

PP
ED

 4
x1

0
TY

P.
 T

H
IS

 L
IN

E

VERIFY (E) DBL 2x10
ALIGNS w/ POST ABOVE.
SISTER (1) 2x10 EA. SIDE
w/ (2) ROWS 16d @ 8"oc

VERIFY (E) 24" SQ. x 12"
DEEP FOOTING

VERIFY (E) 4x10, SISTER (2)
2x10 w/ (2) ROWS 16d @ 8"oc

VERIFY (E) 24" SQ. x 12"
DEEP FOOTING

(3) 2x10 FLUSH

VERIFY (E) 24" SQ. x 12"
DEEP FOOTING

VERIFY (E) 4x10
VERIFY (E) 24" SQ. x 12"
DEEP FOOTING

VERIFY (E) 4x10

LAMINATE w/ (2)
ROWS 16d @ 8"oc

FOUNDATION PLAN NOTES
TYPICAL UNLESS NOTED OTHERWISE

1. DO NOT SCALE DRAWINGS.  REFER TO ARCHITECTURAL DRAWINGS FOR ALL DIMENSIONS.
2. THE BOTTOM OF ALL EXTERIOR FOOTINGS SHALL BE 18" MINIMUM BELOW GRADE.
3. 4" CONCRETE SLAB OVER 6 MIL VAPOR BARRIER ON 4" OF GRAVEL OR CRUSHED ROCK OVER       
    FIRM UNDISTURBED SOIL OR ENGINEERED COMPACTED BACKFILL.  REINFORCE WITH #3 BARS @  
    16”oc EA. WAY. PROVIDE CONSTRUCTION/CONTROL JOINTS PER DETAIL 4/S3.1.
4. PROVIDE EPOXY GROUTED #4 X 2’-6" DOWELS EMBEDDED A MINIMUM OF 6" INTO EXISTING         
    CONCRETE TO MATCH NEW REINFORCING.  TYPICAL WHERE NEW CONCRETE WALL OR FOOTING
    TERMINATES AT EXISTING CONCRETE.  EPOXY GROUT PER GENERAL STRUCTURAL NOTES.
5. ALL POSTS ABOVE SHALL BEAR FULLY ON BEAMS OR POSTS BELOW AND SHALL HAVE                  
    CONTINUOUS FULL BEARING THROUGH FLOORS TO THE FOUNDATION.
6. REFER TO GENERAL STRUCTURAL NOTES FOR ADDITIONAL REQUIREMENTS.

FIRST FLOOR FRAMING & FOUNDATION PLAN
SCALE: 1/4" = 1'=0"

(E) 2x10 @ 16"oc, TYP.

2/S3.1
SIM.

1/S3.1

1/S3.1

1/S3.1

2/S3.1

PROVIDE 1/4" MIN. ISOLATION
JOINT BETWEEN (N) SLAB AND (E)
STEMWALL, TYP.

PROVIDE 1/4" MIN. ISOLATION
JOINT BETWEEN (N) SLAB AND (E)
STEMWALL, TYP.

CL CL

CL

LEGEND

FRAMING EXTENT

HANGER XX

SHEARWALL PER 5/S3.1 W#

HOLD DOWN DEVICE PER 3/S3.1
XX#

TURNED DOWN SLAB EDGE OR HAUNCH

(E) STEMWALL AND FOOTING

SPAN DIRECTION

EXISTING BEAM OR HEADER

NEW BEAM OR HEADER

STRUCTURAL WALL OR POST ABOVE

EXISTING STRUCTURAL WALL OR POST BELOW

NEW STRUCTURAL WALL OR POST BELOW
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STEP PER ARCH AT (N)
SHOWER, PROVIDE MIN. 2x8

@ 16"oc INFILL FRAMING
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ED
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3/
4x

11
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/8
O
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PROVIDE PCZ CAP (N) FLUSH
BEAM TO (E) DROPPED BEAM

OVER (E) TPL 2x4
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SH
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1/
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11
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/8CUT BACK (E) JOISTS TO
HANG FROM (N) BEAM

FLUSH LSL
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11
-7
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HUC

4x4 CONTINUES PAST
HEADER, PROVIDE CAP
TO FLUSH BEAMS

(E) FLUSH DBL LVL 1-3/4x11-7/8

PT 6
x6

CCQ C
AP

ECCLR
Q C

AP

PT 6
x6

SHEARWALL EXTENSION ABOVE
ALIGNED w/ PORTAL FRAME

PT 6
x6

CCQ C
AP

PT 6
x6

CCQ C
AP

ECCLL
Q C

AP

PT 6
x6

PT 6x6

ECCLRQ CAP

PT 6x6

ECCLRQ CAP

PT 6
x6

ECCLL
Q C

AP

PT 6
x6

ECCLL
Q C

AP

4x4ECCQ CAP

4x4

4x4

ECCLR
Q C

AP

(3) 2x6(E) TPL 2x6

TO REMAIN

(E) T
PL 2

x4

TO R
EMAIN

(E) DBL 2x6

TO REMAIN

(2) 2x4

2x CEILING JOIST LEDGER w/
2x RAFTER LEDGER ABOVE

2x CEILING JOIST LEDGER w/
2x RAFTER LEDGER ABOVE
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L 
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2x12 @ 24"oc
CEILING JOISTS

2x6 RAFTERS ALIGNED
w/ CEILING JOISTS, TYP.

2x12 @ 16"oc
CEILING JOISTS

2x6 RAFTERS ALIGNED
w/ CEILING JOISTS, TYP.

2x12 @ 16"oc
CEILING JOISTS

2x6 RAFTERS ALIGNED
w/ CEILING JOISTS, TYP.

2x12 @ 24"oc
CEILING JOISTS

2x6 RAFTERS ALIGNED
w/ CEILING JOISTS, TYP.

ROUGH OPENINGS IN ROOF
AND CEILING FOR SKYLIGHTS
TO BE FRAMED w/ DBL RAFTERS
AND CEILING JOISTS, TYP.

(E) 11-7/8" TJI210 @ 16"oc
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(E) 11-7/8" TJI210 @ 16"oc
CUT (E) FLOOR FRAMING BACK TO
HANG FROM (N) FLUSH LSL BEAMS
AT SHOWER STEP

(3) 2x6

(3) 2x6

FLUSH PSL 5-1/4x11-7/8
G
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/2
24

F-
V
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ER

(2) 2x6

(2) 2x6

(3) 2
x6

W4

(E) MONOSLOPE TRUSSES
OVER BUMPOUT TO REMAIN

2x RAFTER LEDGER ABOVE

2x CEILING JOIST LEDGER

(E
) F

LU
SH

 T
PL

 L
V

L 
1-

3/
4x

11
-7

/8

16"
MIN.

16"
MIN.

(2) CS16x3'-0" STRAPS HEADER TO (E)
DBL TOP PLATE AT EA. END OF

FOLDING DOOR HEADERS, TYP.

(2) CS16x3'-0" STRAPS HEADER TO (E)
FLUSH FLOOR BEAM

ROOF FRAMING PLAN NOTES
TYPICAL UNLESS NOTED OTHERWISE

1. DO NOT SCALE DRAWINGS.  REFER TO ARCHITECTURAL DRAWINGS FOR ALL DIMENSIONS.
2. ROOF SHEATHING SHALL BE 1/2" A.P.A. RATED PANELS (EXPOSURE 1, SPAN RATING 32/16), FACE  
     GRAIN PERPENDICULAR TO SUPPORTS OVER ROOF FRAMING PER PLAN.  NAIL SHEATHING AT    
     ALL FRAMED PANEL EDGES WITH 8D AT 6"O.C. AND TO ALL INTERMEDIATE FRAMING AT 12" O.C.
3. PROVIDE (2) STUDS (MINIMUM) AT EACH END OF ALL BEAMS UNLESS NOTED OTHERWISE ON       
     PLANS. BEAR BEAM FULLY ON BUILT UP COLUMN AND PROVIDE AC, PC, OR LPC CAP.
4. W #  INDICATES SHEAR WALL. SEE SHEARWALL SCHEDULE FOR CONSTRUCTION REQUIREMENTS.
5. MANUFACTURED LUMBER PRODUCTS (LSL, LVL, PSL, GL) SHALL BE INSTALLED WITH A MOISTURE
    CONTENT OF 12% OR LESS.  THE CONTRACTOR SHALL MAKE PROVISIONS DURING                          
    CONSTRUCTION TO PREVENT THE MOISTURE CONTENT OF INSTALLED BEAMS FROM                    
    EXCEEDING 12%.
6. REFER TO GENERAL STRUCTURAL NOTES FOR ADDITIONAL REQUIREMENTS.

SECOND FLOOR & PATIO FRAMING PLAN
SCALE: 1/4" = 1'=0"

(E
) 4

x6

(E) 11-7/8" TJI560 @ 16"oc

(E) 11-7/8" TJI210 @ 16"oc, TYP.
OF (E) FLOOR FRAMING

(E) FLUSH TOP TPL LVL 1-3/4x18
OR 5-1/8"x18 GL
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GL 5-1/2x9 24F-V4

PORTAL FRAME
PER 6/S3.1

4x12
HEADER

LEGEND

FRAMING EXTENT

HANGER XX

SHEARWALL PER 5/S3.1 W#

SPAN DIRECTION

EXISTING BEAM OR HEADER

NEW BEAM OR HEADER

STRUCTURAL WALL OR POST ABOVE

EXISTING STRUCTURAL WALL OR POST BELOW

NEW STRUCTURAL WALL OR POST BELOW

VERIFY (E) 4x8 HEADER
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(E) ROOF TRUSSES @ 24" oc
TYP. OF (E) ROOF FRAMING ROOF FRAMING PLAN NOTES

1. NO PROPOSED WORK AT THIS LEVEL

ROOF FRAMING PLAN
SCALE: 1/4" = 1'=0"

LEGEND

FRAMING EXTENT

HANGER XX

SHEARWALL PER 5/S3.1 W#

SPAN DIRECTION

EXISTING BEAM OR HEADER

NEW BEAM OR HEADER

STRUCTURAL WALL OR POST ABOVE

EXISTING STRUCTURAL WALL OR POST BELOW

NEW STRUCTURAL WALL OR POST BELOW



87

65

1 2 3 4

Typical Patio Roof

Turned-Down Slab Edge at ShearwallTypical Turned-Down Slab Edge

Shearwall Schedule

Mark Sheathing
Panel Edge

Nailing
Top Plate

Connection
Base Plate
Connection

Holdown Schedule
Plan

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

if 2x4
Holdown Post

if 2x6into Footing

Typical HDU Holdown & Schedule Typical Slab Joints

Portal FrameShearwall Schedule

Shearwall Extension at Portal Frame
S3.1

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