
GRAPHIC SCALE
0 10 20 40

1 INCH = 20 FT.





GRAPHIC SCALE
0 10 20 40

1 INCH = 20 FT.



FENESTRATION

ADDITIONAL ENERGY EFFICIENCY REQUIREMENTS

MECHANICAL AND PLUMBING

MOISTURE CONTROL

INSULATION

GENERAL NOTES

A MINIMUM OF 75 PERCENT OF PERMANENTLY INSTALLED LAMPS IN LIGHTING FIXTURES SHALL BE 
HIGH-EFFICACY LAMPS.

AIR LEAKAGE AND TESTING
THE COMPONENTS OF THE BUILDING THERMAL ENVELOPE AS LISTED IN TABLE R402.4.1.1 SHALL BE 
INSTALLED IN ACCORDANCE WITH THE MANUFACTURER'S INSTRUCTIONS AND THE CRITERIA LISTED IN 
TABLE R402.4.1.1, AS APPLICABLE TO THE 2012 WASHINGTON STATE ENERGY CODE RE-23 METHOD OF 
CONSTRUCTION. WHERE REQUIRED BY THE CODE OFFICIAL, AN APPROVED THIRD PARTY SHALL INSPECT 
ALL COMPONENTS AND VERIFY COMPLIANCE.

THE BUILDING OR DWELLING UNIT SHALL BE TESTED AND VERIFIED AS HAVING AN AIR LEAKAGE RATE OF 
NOT EXCEEDING 5 AIR CHANGES PER HOUR. TESTING SHALL BE CONDUCTED WITH A BLOWER DOOR AT A 
PRESSURE OF 0.2 INCHES W.G. (50 PASCALS). WHERE REQUIRED BY THE CODE OFFICIAL, TESTING SHALL 
BE CONDUCTED BY AN APPROVED THIRD PARTY. A WRITTEN REPORT OF THE RESULTS OF THE TEST 
SHALL BE SIGNED BY THE PARTY CONDUCTING THE TEST AND PROVIDED TO THE CODE OFFICIAL. 
TESTING SHALL BE PERFORMED AT ANY TIME AFTER CREATION OF ALL PENETRATIONS OF THE BUILDING 
THERMAL ENVELOPE.

WINDOWS, SKYLIGHTS AND SLIDING GLASS DOORS SHALL HAVE AN AIR INFILTRATION RATE OF NO MORE 
THAN 0.3 CFM PER SQUARE FOOT, AND SWINGING DOORS NO MORE THAN 0.5 CFM PER SQUARE FOOT, 
WHEN TESTED ACCORDING TO NFRC 400 OR AAMA/WDMA/CSA 101/I.S.2/A440 BY AN ACCREDITED, 
INDEPENDENT LABORATORY AND LISTED AND LABELED BY THE MANUFACTURER.  EXCEPTIONS:
1. FIELD-FABRICATED FENESTRATION PRODUCTS (WINDOWS, SKYLIGHTS AND DOORS). 
2. CUSTOM EXTERIOR FENESTRATION PRODUCTS MANUFACTURED BY A SMALL BUSINESS PROVIDED 
THEY MEET THE APPLICABLE PROVISIONS OF CHAPTER 24 OF THE INTERNATIONAL BUILDING CODE. 
3. CUSTOM EXTERIOR WINDOWS AND DOORS MANUFACTURED BY A SMALL BUSINESS PROVIDED THEY 
MEET THE APPLICABLE PROVISIONS OF CHAPTER 24 OF THE INTERNATIONAL BUILDING CODE. ONCE 
VISUAL INSPECTION HAS CONFIRMED THE PRESENCE OF A GASKET, OPERABLE WINDOWS AND DOORS 
MANUFACTURED BY SMALL BUSINESS SHALL BE PERMITTED TO BE SEALED OFF AT THE FRAME PRIOR TO 
THE TEST.

RECESSED LUMINAIRES INSTALLED IN THE BUILDING THERMAL ENVELOPE SHALL BE TYPE IC-RATED AND 
CERTIFIED UNDER ASTM E283 AS HAVING AN AIR LEAKAGE RATE NOT MORE THAN 2.0 CFM WHEN TESTED 
AT A 1.57 PSF PRESSURE DIFFERENTIAL AND SHALL HAVE A LABEL ATTACHED SHOWING COMPLIANCE 
WITH THIS TEST METHOD. ALL RECESSED LUMINAIRES SHALL BE SEALED WITH A GASKET OR CAULK 
BETWEEN THE HOUSING AND THE INTERIOR WALL OR CEILING COVERING.

COMPLIANCE & CERTIFICATE POSTED
THE BUILDING THERMAL ENVELOPE SHALL MEET THE PRESCRIPTIVE REQUIREMENTS OF SECTION 
R402 OF THE WSEC.

A PERMANENT CERTIFICATE SHALL BE POSTED WITHIN THREE FEET OF THE ELECTRICAL 
DISTRIBUTION PANEL BY THE BUILDER NOTING PREDOMINANT R-VALUES OF INSULATION INSTALLED IN 
OR ON CEILING/ROOF, WALLS, FOUNDATION (SLAB, BASEMENT WALL, CRAWLSPACE WALL AND/OR 
FLOOR), AND DUCTS OUTSIDE THE CONDITIONED SPACES; U-FACTORS FOR FENESTRATION; AND THE 
SOLARHEAT GAIN COEFFICIENT (SHGC) OF FENESTRATION.  REFER TO SECTION R401.3 WSEC FOR 
ADDITIONAL INFORMATION. 

1.  ALL WORK SHALL CONFORM TO APPLICABLE CODES, INCLUDING BUT NOT LIMITED TO THE 2015 
INTERNATIONAL BUILDING CODE, INTERNATIONAL RESIDENTIAL CODE, THE CURRENT WASHINGTON 
STATE ENERGY CODE, THE WASHINGTON STATE BUILDING CODE, CHAPTER 51-20 AND 51-21 WAC, THE 
AMERICANS WITH DISABILITIES ACT, AND ALL RULES, REGULATIONS AND ORDINANCES OF THE 
GOVERNING AUTHORITY.

2. ENGINEERED DESIGN IN ACCORDANCE WITH THE IBC IS PERMITTED.
3. THE GENERAL CONTRACTOR SHALL VERIFY ALL DIMENSIONS, AND SITE CONDITIONS, AND SHALL 

NOTIFY THE ARCHITECT IMMEDIATELY IN WRITING OF ANY DISCREPANCIES, ERRORS, OR OMISSIONS 
PRIOR TO PROCEEDING WITH THE WORK.

4. DO NOT SCALE THE DRAWINGS FOR CRITICAL DIMENSIONS. DIMENSIONS ARE SHOWN TO FACE OF 
STUDS, POSTS AND CONCRETE UNLESS INDICATED OTHERWISE.

5. THE PROJECT SHALL BE SCHEDULED AND INSTALLATION OF ELEMENTS COORDINATED AS NECESSARY 
BY THE CONTRACTOR TO PERMIT WORK BETWEEN DIFFERENT TRADES TO PROCEED WITHOUT 
UPSETTING PROPER CONSTRUCTION SEQUENCES OR DELAYING THE PROJECT SCHEDULE.

6. CONTRACTOR SHALL PROVIDE ADEQUATE SHORING AND BRACING OF ALL STRUCTURAL MEMBERS 
DURING CONSTRUCTION.

7. THE CONTRACTOR SHALL VERIFY ALL DOOR AND WINDOW ROUGH-OPENING DIMENSIONS WITH THE 
DOOR AND WINDOW  MANUFACTURERS.

8. PLUMBING, ELECTRICAL AND MECHANICAL CONTRACTORS SHALL VERIFY ALL REQUIREMENTS FOR 
THIS PROJECT AND COMPLY WITH ALL LOCAL CODES, SUBMIT PLANS FOR APPROVAL AND OBTAIN 
PERMIT BEFORE STARTING WORK.

9.  TYPICAL DETAILS ARE SHOWN ONLY ONCE AND NOT REFERENCED AT ALL LOCATIONS; THE INTENT IS 
THAT THEY APPLY THROUGHOUT THE PROJECT UNLESS OTHERWISE NOTED.

10. ALL REQUIRED SHOP DRAWINGS AND SUBMITTALS SHALL BE REVIEWED BY THE ARCHITECT PRIOR TO 
PROCEEDING WITH THE WORK.

11. ALL SHOP DRAWING DIMENSIONS SHALL BE CHECKED AND VERIFIED IN THE FIELD BY THE 
CONTRACTOR.

12. GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR THE REPAIR OF ANY DAMAGE CAUSED BY 
HIMSELF OR OTHER TRADES.

13. INSPECTIONS ARE TO BE PER IRC SECTION R109.
14. ADDRESS MUST BE POSTED AND VISIBLE AT CONSTRUCTION SITE  PER IRC SEC R319: BUILDINGS 

SHALL HAVE APPROVED ADDRESS NUMBERS, BUILDING NUMBERS OR APPROVED BUILDING 
IDENTIFICATION PLACED IN A POSITION THAT IS PLAINLY LEGIBLE AND VISIBLE FROM THE STREET OR 
ROAD FRONTING THE PROPERTY.

REFER TO WSEC TABLE R402.1.1 ON THIS SHEET FOR INSULATION VALUES.

A. CEILINGS (ATTIC)
1.  OPEN-BLOWN OR POURED LOOSE FILL INSULATION MAY BE USED IN ATTIC SPACES WHERE THE 

SLOPE OF THE CEILING IS NOT MORE THAN 3 IN 12 AND THERE IS AT LEAST 30 INCHES OF CLEAR 
DISTANCE FROM THE TOP OF THE BOTTOM CHORD OF THE TRUSS OR CEILING JOIST TO THE 
UNDERSIDE OF THE SHEATHING AT THE ROOF RIDGE.

B. CEILINGS (UNVENTED VAULT)
1.  PROVIDE 3" CLOSED CELL SPRAY FOAM INSULATION @ BOTTOM SIDE OF SHEATHING WITH MIN. 

R-5.8 PER INCH. COMPLETELY FILL REMAINING JOIST CAVITY WITH  BATT INSULATION.  TOTAL 
INSULATION VALUE (SPRAY FOAM + BATT) TO BE R-38 MINIMUM.  

C. WOOD FRAMED WALLS
1.  ALL EXTERIOR WALL CAVITIES, INCLUDING CAVITIES ISOLATED DURING FRAMING, MUST BE FILLED 

WITH UNCOMPRESSED INSULATION.
2. RIGID BOARD INSULATION IS TO BE PLACED BEHIND ALL RECESSED FIXTURES IN EXTERIOR WALLS.
3. FACED BATTS ARE LAPPED AND ARE TO BE STAPLED TO FACE OF STUDS.
4. INSULATE BEHIND TUB/ SHOWER PARTITIONS AND CORNERS.

D. FLOORS
1.  FLOOR INSULATION SHALL BE INSTALLED TO MAINTAIN PERMANENT CONTACT WITH THE 

UNDERSIDE OF THE SUBFLOOR DECKING.
2. INSULATION SUPPORTS SHALL BE INSTALLED SO SPACING IS NO MORE THAN 24-INCHES ON 

CENTER.
3. FOUNDATION VENTS SHALL BE PLACED SO THAT THE TOP OF THE VENT IS BELOW THE LOWER 

SURFACE OF THE FLOOR INSULATION, OR A PERMANENT INSULATION BAFFLE IS INSTALLED.  

E. SLAB-ON-GRADE
1. RIGID INSULATION UNDER CONCRETE SLAB IN HEATED SPACES: THE INSULATION SHALL EXTEND 

DOWNWARD FROM THE TOP OF THE SLAB FOR A MINIMUM DISTANCE AS SHOWN IN THE TABLE OR 
TO THE TOP OF THE FOOTING, WHICHEVER IS LESS, OR DOWNWARD TO AT LEAST THE BOTTOM OF 
THE SLAB AND THEN HORIZONTALLY TO THE INTERIOR OR EXTERIOR FOR THE TOTAL DISTANCE 
SHOWN IN THE TABLE.

2. A TWO-INCH BY TWO-INCH (MAXIMUM) PRESSURE TREATED NAILER MAY BE PLACED AT THE 
FINISHED FLOOR ELEVATION FOR ATTACHMENT OF INTERIOR FINISH MATERIALS. 

F. 4X HEADERS = R-10

G. DUCTS = DUCTS SHALL BE INSULATED TO A MINIMUM OF R-8.
EXCEPTION: DUCTS OR PORTIONS THEREOF LOCATED COMPLETELY INSIDE THE BUILDING 
THERMAL ENVELOPE.

H. PIPING = MECHANICAL SYSTEM PIPING CAPABLE OF CARRYING FLUIDS ABOVE 105°F OR BELOW 55°F 
SHALL BE INSULATED TO A MINIMUM OF R-6.

1.  PIPING INSULATION EXPOSED TO WEATHER SHALL BE PROTECTED FROM DAMAGE, INCLUDING 
THAT CAUSED BY SUNLIGHT, MOISTURE, EQUIPMENT MAINTENANCE, AND WIND, AND SHALL 
PROVIDE SHIELDING FROM SOLAR RADIATION THAT CAN CAUSE DEGRADATION OF THE MATERIAL. 
ADHESIVE TAPE SHALL NOT BE PERMITTED.  

2.   INSULATION FOR HOT WATER PIPE SHALL HAVE A MIN. THERMAL RESISTANCE (R-VALUE) OF R-4.

H. ELECTRIC WATER HEATERS = ALL ELECTRIC WATER HEATERS IN UNHEATED SPACES OR ON 
CONCRETE FLOORS SHALL BE PLACED ON AN INCOMPRESSIBLE, INSULATED SURFACE WITH A 
MINIMUM THERMAL RESISTANCE OF R-10.

VAPOR RETARDERS
SLABS:           6 MIL POLYETHYLENE SHEETS
FLOORS: 3/4" CDX PLYWOOD OR 3/4" O.S.B.
WALLS:           KRAFT FACED FIBERGLASS BATTS
CEILING: PVA PAINT (EXCEPT AT UNVENTED ROOF ASSEMBLIES)

1.  ATTIC ACCESS AND DOORS ARE TO BE BAFFLED, WEATHER-STRIPPED AND INSULATED.
2. EXTERIOR DOORS AND WINDOWS ARE TO BE CAULKED AND WEATHER-STRIPPED.
3. RECESSED LIGHT FIXTURES TO LIMIT AIR LEAKAGE PER WSEC 402.4.4.
4. ALL PLUMBING, ELECTRICAL AND HVAC PENETRATIONS IN FLOORS, WALLS AND CEILING ARE TO BE CAULKED 

AND SEALED.
5. ELECTRICAL OUTLET AND LIGHT SWITCH BOXES ON EXTERIOR WALLS MUST BE SEALED AT THE BACK OF THE 

RECEPTACLE WITH A FACE PLATE GASKET.
6. SILL PLATE TO BE CAULKED OR GLUED TO SUB-FLOOR.
7. CAULK/SEAL RIM JOISTS BETWEEN STORIES.
8. FIRE-STOP ALL PENETRATIONS AS REQUIRED BY THE CODE & BUILDING DEPARTMENT.

1. WATER HEATERS SHALL BE INSTALLED IN ACCORDANCE WITH MANUFACTURERS 
INSTRUCTIONS. WATER HEATERS INSTALLED IN ATTICS SHALL COMPLY WITH M1305.1.3. GAS 
FIRED WATER HEATERS SHALL COMPLY WITH IRC CHAPTER 24. ELECTRIC WATER HEATERS 
SHALL COMPLY WITH UL 174 AND INSTALLED IN ACCORDANCE WITH IRC CHAPTERS 34 
THROUGH 43.

2. WATER HEATER STORAGE TANK TO BE LABELED TO MEET THE 1987 NATIONAL APPLIANCE 
ENERGY CONSERVATION ACT.

3. STEEL W.H. TO COMPLY WITH ASHRAE 90A-80.
4. EQUIP WATER HEATERS WITH A PRESSURE RELIEF LINE PLUMBED TO OUTSIDE.
5. PROVIDE 26 GA METAL SEISMIC STRAPS AROUND WATER HEATER TO WALL TO RESIST 

LATERAL FORCES.
6. H.V.A.C. UNIT TO COMPLY WITH THE W.S.E.C. & LABELED WITH A PERFORMANCE RATING.

BUILDING THERMAL ENVELOPE

BUILDING SYSTEMS
CONTROLS
AT LEAST ONE THERMOSTAT SHALL BE PROVIDED FOR EACH SEPARATE HEATING AND COOLING SYSTEM. 

WHERE THE PRIMARY HEATING SYSTEM IS A FORCED-AIR FURNACE, AT LEAST ONE THERMOSTAT PER 
DWELLING UNIT SHALL BE CAPABLE OF CONTROLLING THE HEATING AND COOLING SYSTEM ON A DAILY 
SCHEDULE TO MAINTAIN DIFFERENT TEMPERATURE SET POINTS AT DIFFERENT TIMES OF THE DAY.  SEE WSEC 
R403.1 FOR ADDITIONAL REQUIREMENTS.

DUCTS & AIR DUCT SEALING
DUCTS, AIR HANDLERS, AND FILTER BOXES SHALL BE SEALED. JOINTS AND SEAMS SHALL COMPLY WITH 
EITHER THE INTERNATIONAL MECHANICAL CODE OR INTERNATIONAL RESIDENTIAL CODE, AS APPLICABLE.

DUCTS SHALL BE LEAK TESTED IN ACCORDANCE WITH WSU RS-33, USING THE MAXIMUM DUCT LEAKAGE 
RATES SPECIFIED. DUCT TIGHTNESS SHALL BE VERIFIED BY EITHER OF THE FOLLOWING: 
1. POSTCONSTRUCTION TEST: TOTAL LEAKAGE SHALL BE LESS THAN OR EQUAL TO 4 CFM PER 100 SQUARE 
FEET OF CONDITIONED FLOOR AREA WHEN TESTED AT A PRESSURE DIFFERENTIAL OF 0.1 INCHES W.G. 
ACROSS THE ENTIRE SYSTEM, INCLUDING THE MANUFACTURER'S AIR HANDLER ENCLOSURE. ALL REGISTER 
BOOTS SHALL BE TAPED OR OTHERWISE SEALED DURING THE TEST. LEAKAGE TO OUTDOORS SHALL BE 
LESS THAN OR EQUAL TO 4 CFM PER 100 SQUARE FEET OF CONDITIONED FLOOR AREA.
2. ROUGH-IN TEST: TOTAL LEAKAGE SHALL BE LESS THAN OR EQUAL TO 4 CFM PER 100 SQUARE FEET OF 
CONDITIONED FLOOR AREA WHEN TESTED AT A PRESSURE DIFFERENTIAL OF 0.1 INCHES W.G. ACROSS THE 
SYSTEM, INCLUDING THE MANUFACTURER'S AIR HANDLER ENCLOSURE. ALL REGISTERS SHALL BE TAPED 
OR OTHERWISE SEALED DURING THE TEST. IF THE AIR HANDLER IS NOT INSTALLED AT THE TIME OF THE 
TEST, TOTAL LEAKAGE SHALL BE LESS THAN OR EQUAL TO 3 CFM PER 100 SQUARE FEET OF CONDITIONED 
FLOOR AREA.

AIR HANDLERS SHALL HAVE A MANUFACTURER'S DESIGNATION FOR AN AIR LEAKAGE OF NO MORE THAN 2 
PERCENT OF THE DESIGN AIR FLOW RATE WHEN TESTED IN ACCORDANCE WITH ASHRAE 193. 

BUILDING FRAMING CAVITIES SHALL NOT BE USED AS DUCTS OR PLENUMS. INSTALLATION OF DUCTS IN 
EXTERIOR WALLS, FLOORS OR CEILINGS SHALL NOT DISPLACE REQUIRED ENVELOPE INSULATION. 

ELECTRIC POWER & LIGHTING
LIGHTING EQUIPMENT

MECHANICAL VENTILATION
THE BUILDING SHALL BE PROVIDED WITH VENTILATION THAT MEETS THE REQUIREMENTS OF 
THE INTERNATIONAL RESIDENTIAL CODE OR INTERNATIONAL MECHANICAL CODE, AS 
APPLICABLE, OR WITH OTHER APPROVED MEANS OF VENTILATION. OUTDOOR AIR INTAKES AND 
EXHAUSTS SHALL HAVE AUTOMATIC OR GRAVITY DAMPERS THAT CLOSE WHEN THE 
VENTILATION SYSTEM IS NOT OPERATING.

MECHANICAL VENTILATION SYSTEM FANS SHALL MEET THE EFFICACY REQUIREMENTS OF 
TABLE R403.5.1. EXCEPTION: WHERE MECHANICAL VENTILATION FANS ARE INTEGRAL TO 
TESTED AND LISTED HVAC EQUIPMENT, THEY SHALL BE POWERED BY AN ELECTRONICALLY 
COMMUTATED MOTOR.

EQUIPMENT SIZING
HEATING AND COOLING EQUIPMENT SHALL BE SIZED IN ACCORDANCE WITH ACCA MANUAL S 
BASED ON BUILDING LOADS CALCULATED IN ACCORDANCE WITH ACCA MANUAL J OR OTHER 
APPROVED HEATING AND COOLING CALCULATION METHODOLOGIES. 

LOCAL EXHAUST
LOCAL EXHAUST SHALL BE PROVIDED IN EACH KITCHEN, BATHROOM, WATER CLOSET, LAUNDRY ROOM, 
INDOOR SWIMMING POOL, SPA, AND OTHER ROOMS WHERE WATER VAPOR OR COOKING ODOR IS 
PRODUCED. LOCAL EXHAUST SYSTEMS SHALL BE DESIGNED TO HAVE THE CAPACITY TO EXHAUST THE 
MINIMUM AIR FLOW RATE DETERMINED IN ACCORDANCE WITH TABLE M1507.4.

EXHAUST FANS PROVIDING LOCAL EXHAUST SHALL HAVE A MINIMUM FAN FLOW RATING NOT LESS THAN 
50 CFM AT 0.25 INCHES WATER GAUGE FOR BATHROOMS, LAUNDRIES, OR SIMILAR ROOMS AND 100 CFM AT 
0.25 INCHES WATER GAUGE FOR KITCHENS. MANUFACTURERS' FAN FLOW RATINGS SHALL BE 
DETERMINED AS PER HVI 916 (APRIL 1995) OR AMCA 210. EXCEPTION: WHERE A RANGE HOOD OR DOWN 
DRAFT EXHAUST FAN IS USED TO SATISFY THE LOCAL EXHAUST REQUIREMENTS FOR KITCHENS, THE 
RANGE HOOD OR DOWN DRAFT EXHAUST SHALL NOT BE LESS THAN 100 CFM AT 0.10 INCHES WATER 
GAUGE.

PER IRC M1503.4, KITCHEN EXHAUST FANS EXCEEDING 400 CFM  SHALL PROVIDE MAKEUP AIR AT A RATE 
APPROXIMATELY EQUAL TO THE EXHAUST RATE. SUCH MAKEUP AIR SYSTEMS MUST BE EQUIPPED WITH A 
MEANS OF CLOSURE AND SHALL BE AUTOMATICALLY CONTROLLED TO START AND OPERATE 
SIMULTANEOUSLY WITH THE EXHAUST SYSTEM.

LOCAL EXHAUST SYSTEMS SHALL BE CONTROLLED BY MANUAL SWITCHES, DEHUMIDISTATS, TIMERS, OR 
OTHER APPROVED MEANS. LOCAL EXHAUST SYSTEM CONTROLS SHALL BE READILY ACCESSIBLE.

SOURCE SPECIFIC VENTILATION DUCTS SHALL TERMINATE OUTSIDE THE BUILDING.  EXHAUST DUCTS 
SHALL BE EQUIPPED WITH BACK-DRAFT DAMPERS.  ALL EXHAUST DUCTS IN UNCONDITIONED SPACES 
SHALL BE INSULATED TO A MINIMUM OF R-8.  TERMINAL ELEMENTS SHALL HAVE AT LEAST THE 
EQUIVALENT NET FREE AREA OF THE DUCT WORK.  TERMINAL ELEMENTS SHALL BE SCREENED OR 
OTHERWISE PROTECTED FROM ENTRY BY LEAVES OR OTHER MATERIAL.  MINIMUM 50% NET FREE AREA 
SHALL MEET THE REQUIREMENTS OF IRC R303.5.

EACH DWELLING UNIT IN ONE- AND TWO-FAMILY DWELLINGS AND TOWNHOUSES SHALL COMPLY 
WITH SUFFICIENT OPTIONS FROM TABLE R406.2 SO AS TO ACHIEVE THE REQUIRED MINIMUM 
NUMBER OF CREDITS: 

CONTROL AND OPERATION
1. CONTROLS FOR ALL VENTILATION SYSTEMS SHALL BE READILY ACCESSIBLE BY THE OCCUPANT. 
2. OPERATING INSTRUCTIONS FOR WHOLE-HOUSE VENTILATION SYSTEMS SHALL BE PROVIDED TO THE OCCUPANT BY THE 
INSTALLER OF THE SYSTEM. 
3. LOCAL EXHAUST SYSTEMS SHALL BE CONTROLLED BY MANUAL SWITCHES, DEHUMIDISTATS, TIMERS, OR OTHER APPROVED 
MEANS. 
4. CONTINUOUS WHOLE-HOUSE VENTILATION SYSTEMS SHALL OPERATE CONTINUOUSLY. EXHAUST FANS, FORCED-AIR SYSTEM 
FANS, OR SUPPLY FANS SHALL BE EQUIPPED WITH "FAN ON" AS OVERRIDE CONTROLS. CONTROLS SHALL BE CAPABLE OF 
OPERATING THE VENTILATION SYSTEM WITHOUT ENERGIZING OTHER ENERGY-CONSUMING APPLIANCES. A LABEL SHALL BE 
AFFIXED TO THE CONTROLS THAT READS "WHOLE HOUSE VENTILATION (SEE OPERATING INSTRUCTIONS)." 
5. INTERMITTENT WHOLE-HOUSE VENTILATION SYSTEMS SHALL COMPLY WITH THE FOLLOWING: 
5.1. THEY SHALL BE CAPABLE OF OPERATING INTERMITTENTLY AND CONTINUOUSLY. 
5.2. THEY SHALL HAVE CONTROLS CAPABLE OF OPERATING THE EXHAUST FANS, FORCED-AIR SYSTEM FANS, OR SUPPLY FANS 
WITHOUT ENERGIZING OTHER ENERGY-CONSUMING APPLIANCES. 
5.3. THE VENTILATION RATE SHALL BE ADJUSTED ACCORDING TO THE EXCEPTION IN SECTION 403.8.5.1. 
5.4. THE SYSTEM SHALL BE DESIGNED SO THAT IT CAN OPERATE AUTOMATICALLY BASED ON THE TYPE OF CONTROL TIMER 
INSTALLED. 
5.5. THE INTERMITTENT MECHANICAL VENTILATION SYSTEM SHALL OPERATE AT LEAST ONE HOUR OUT OF EVERY FOUR. 
5.6. THE SYSTEM SHALL HAVE A MANUAL CONTROL AND AUTOMATIC CONTROL, SUCH AS A 24-HOUR CLOCK TIMER. 
5.7. AT THE TIME OF FINAL INSPECTION, THE AUTOMATIC CONTROL SHALL BE SET TO OPERATE THE WHOLE-HOUSE FAN 
ACCORDING TO THE SCHEDULE USED TO CALCULATE THE WHOLE-HOUSE FAN SIZING.
5.8. A LABEL SHALL BE AFFIXED TO THE CONTROL THAT READS "WHOLE HOUSE VENTILATION (SEE OPERATING INSTRUCTIONS)." 

THE WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM SHALL PROVIDE OUTDOOR AIR TO EACH HABITABLE SPACE AT A 
CONTINUOUS RATE OF NOT LESS THAN THAT DETERMINED IN ACCORDANCE WITH TABLE M1507.3.3(1). EXCEPTION: 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 M1507.3.3(1) IS MULTIPLIED BY THE FACTOR DETERMINED IN ACCORDANCE WITH TABLE M1507.3.3(2).

WHOLE HOUSE VENTILATION OPTIONS (CHOOSE ONE):
1.  WHOLE HOUSE VENTILATION USING EXHAUST FANS
2. WHOLE HOUSE VENTILATION INTEGRATED WITH A FORCED-AIR SYSTEM
3. WHOLE HOUSE VENTILATION USING A SUPPLY FAN
4. WHOLE-HOUSE VENTILATION USING A HEAT RECOVERY VENTILATION SYSTEM. 

EXHAUST FANS PROVIDING WHOLE-HOUSE VENTILATION  SHALL HAVE A FLOW RATING AT 0.25 INCHES WATER GAUGE AS 
SPECIFIED IN TABLE M1507.3.3(1). MANUFACTURERS' FAN FLOW RATINGS SHALL BE DETERMINED ACCORDING TO HVI 916 OR AMCA 
210. 
WHOLE-HOUSE FANS LOCATED 4 FEET OR LESS FROM THE INTERIOR GRILLE SHALL HAVE A SONE RATING OF 1.0 OR LESS 
MEASURED AT 0.1 INCHES WATER GAUGE. MANUFACTURER'S NOISE RATINGS SHALL BE DETERMINED AS PER HVI 915 (MARCH 
2009). REMOTELY MOUNTED FANS SHALL BE ACOUSTICALLY ISOLATED FROM THE STRUCTURAL ELEMENTS OF THE BUILDING AND 
FROM ATTACHED DUCT WORK USING INSULATED FLEXIBLE DUCT OR OTHER APPROVED MATERIAL. 
OUTDOOR AIR SHALL BE DISTRIBUTED TO EACH HABITABLE SPACE BY INDIVIDUAL OUTDOOR AIR INLETS. WHERE OUTDOOR AIR 
SUPPLIES ARE SEPARATED FROM EXHAUST POINTS BY DOORS, PROVISIONS SHALL BE MADE TO ENSURE AIR FLOW BY 
INSTALLATION OF DISTRIBUTION DUCTS, UNDERCUTTING DOORS, INSTALLATION OF GRILLES, TRANSOMS, OR SIMILAR MEANS. 
DOORS SHALL BE UNDERCUT TO A MINIMUM OF 1/2 INCH ABOVE THE SURFACE OF THE FINISH FLOOR COVERING. 

INTEGRATED WHOLE-HOUSE VENTILATION SYSTEMS  SHALL PROVIDE OUTDOOR AIR AT THE RATE CALCULATED USING SECTION 
M1507.3.3. INTEGRATED FORCED-AIR VENTILATION SYSTEMS SHALL DISTRIBUTE OUTDOOR AIR TO EACH HABITABLE SPACE 
THROUGH THE FORCED-AIR SYSTEM DUCTS. INTEGRATED FORCED-AIR VENTILATION SYSTEMS SHALL HAVE AN OUTDOOR AIR 
INLET DUCT CONNECTING A TERMINAL ELEMENT ON THE OUTSIDE OF THE BUILDING TO THE RETURN AIR PLENUM OF THE 
FORCED-AIR SYSTEM, AT A POINT WITHIN 4 FEET UPSTREAM OF THE AIR HANDLER. THE OUTDOOR AIR INLET DUCT CONNECTION 
TO THE RETURN AIR STREAM SHALL BE LOCATED UPSTREAM OF THE FORCED-AIR SYSTEM BLOWER AND SHALL NOT BE 
CONNECTED DIRECTLY INTO A FURNACE CABINET TO PREVENT THERMAL SHOCK TO THE HEAT EXCHANGER. THE SYSTEM WILL BE 
EQUIPPED WITH A MOTORIZED DAMPER CONNECTED TO THE AUTOMATIC VENTILATION CONTROL AS SPECIFIED IN SECTION 
M1507.3.2. THE REQUIRED FLOW RATE SHALL BE VERIFIED BY FIELD TESTING WITH A FLOW HOOD OR A FLOW MEASURING 
STATION. 
M1507.3.5.2 VENTILATION DUCT INSULATION. 

SUPPLY FAN VENTILATION SYSTEMS  SHALL DISTRIBUTE OUTDOOR AIR TO EACH HABITABLE SPACE THROUGH THE FORCED-AIR 
SYSTEM DUCTS OR THROUGH DEDICATED DUCTS TO EACH HABITABLE SPACE. SUPPLY FANS SHALL HAVE THE CAPACITY TO 
PROVIDE THE AMOUNT OF OUTDOOR AIR SPECIFIED IN TABLE M1507.3.3(1) AT 0.40 INCHES WATER GAUGE AS PER HVI 916. THE 
OUTDOOR AIR MUST BE FILTERED BEFORE IT IS DELIVERED TO HABITABLE SPACES. THE FILTER MAY BE LOCATED AT THE INTAKE 
DEVICE, IN LINE WITH THE FAN, OR, IN THE CASE OF A CONNECTION TO THE RETURN PLENUM OF THE AIR HANDLER, USING THE 
FURNACE FILTER. AN OUTDOOR AIR INLET SHALL BE CONNECTED TO EITHER THE SUPPLY OR RETURN AIR STREAM. 
AN OUTDOOR AIR INLET DUCT CONNECTION TO THE SUPPLY AIR STREAM SHALL BE LOCATED DOWNSTREAM OF THE FORCED-AIR 
SYSTEM BLOWER. AN OUTDOOR AIR INLET DUCT CONNECTION TO THE RETURN AIR STREAM SHALL BE LOCATED AT LEAST 4 FEET 
UPSTREAM OF THE FORCED-AIR SYSTEM BLOWER AND ITS FILTER. NEITHER TYPE OF DUCT SHALL BE CONNECTED DIRECTLY INTO 
A FURNACE CABINET TO PREVENT THERMAL SHOCK TO THE HEAT EXCHANGER. THE OUTDOOR AIR INLET DUCT SHALL BE 
PRESCRIPTIVELY SIZED IN ACCORDANCE WITH TABLE M1507.3.6.2. THE TERMINAL ELEMENT ON THE OUTSIDE OF THE BUILDING 
SHALL BE SIZED 2 INCHES IN DIAMETER LARGER THAN THE OUTDOOR AIR INLET DUCT. 
THE SYSTEM SHALL BE EQUIPPED WITH A BACK-DRAFT DAMPER AND ONE OF THE FOLLOWING: 
1. A CALIBRATED MANUAL VOLUME DAMPER INSTALLED AND SET TO MEET THE MEASURED FLOW RATES SPECIFIED IN TABLE 
M1507.3.3(1) BY FIELD TESTING WITH A PRESSURE GAUGE AND/OR FOLLOWING MANUFACTURER'S INSTALLATION INSTRUCTIONS; 
OR 
2. A MANUAL VOLUME DAMPER INSTALLED AND SET TO MEET THE MEASURED FLOW RATES SPECIFIED IN TABLE M1507.3.3(1) BY 
FIELD TESTING WITH A FLOW HOOD OR A FLOW MEASURING STATION; OR 
3. AN AUTOMATIC FLOW-REGULATING DEVICE SIZED TO THE SPECIFIED FLOW RATES IN TABLE M1507.3.3(1) WHICH PROVIDES 
CONSTANT FLOW OVER A PRESSURE RANGE OF 0.20 TO 0.60 INCHES WATER GAUGE. 

OUTDOOR AIR INLETS  OUTDOOR AIR SHALL BE DISTRIBUTED TO EACH HABITABLE SPACE BY INDIVIDUAL OUTDOOR AIR INLETS. 
WHERE OUTDOOR AIR SUPPLIES ARE SEPARATED FROM EXHAUST POINTS BY DOORS, PROVISIONS SHALL BE MADE TO ENSURE 
AIR FLOW BY INSTALLATION OF DISTRIBUTION DUCTS, UNDERCUTTING DOORS, INSTALLATION OF GRILLES, TRANSOMS, OR 
SIMILAR MEANS. DOORS SHALL BE UNDERCUT TO A MINIMUM OF 1/2 INCH ABOVE THE SURFACE OF THE FINISH FLOOR COVERING.
INDIVIDUAL ROOM OUTDOOR AIR INLETS SHALL:
1. HAVE CONTROLLABLE AND SECURE OPENINGS;
2. BE SLEEVED OR OTHERWISE DESIGNED SO AS NOT TO COMPROMISE THE THERMAL PROPERTIES OF THE WALL OR WINDOW
          IN WHICH THEY ARE PLACED;
3. PROVIDE NOT LESS THAN 4 SQUARE INCHES OF NET FREE AREA OF OPENING FOR EACH HABITABLE SPACE. ANY INLET OR  
          COMBINATION OF INLETS WHICH PROVIDE 10 CFM AT 10 PASCALS ARE DEEMED EQUIVALENT TO 4 SQUARE INCHES NET FREE
          AREA.
INLETS SHALL BE SCREENED OR OTHERWISE PROTECTED FROM ENTRY BY LEAVES OR OTHER MATERIAL. OUTDOOR AIR INLETS 
SHALL BE LOCATED SO AS NOT TO TAKE AIR FROM THE FOLLOWING AREAS:
1. CLOSER THAN 10 FEET FROM AN APPLIANCE VENT OUTLET, UNLESS SUCH VENT OUTLET IS 3 FEET ABOVE THE OUTDOOR 
AIR
          INLET.
2. WHERE IT WILL PICK UP OBJECTIONABLE ODORS, FUMES OR FLAMMABLE VAPORS.
3. A HAZARDOUS OR UNSANITARY LOCATION.
4. A ROOM OR SPACE HAVING ANY FUEL-BURNING APPLIANCES THEREIN.
5. CLOSER THAN 10 FEET FROM A VENT OPENING OF A PLUMBING DRAINAGE SYSTEM UNLESS THE VENT OPENING IS AT LEAST
          3 FEET ABOVE THE AIR INLET.
6. ATTIC, CRAWL SPACES, OR GARAGES.

FIRE SPRINKLERS ARE REQUIRED FOR THIS PROJECT PER NFPA 13D.

AUTOMATIC FIRE SPRINKLER SYSTEMS

4719 86th Ave SE

AN AREA-WEIGHTED AVERAGE OF FENESTRATION PRODUCTS SHALL BE PERMITTED TO SATISFY 
THE U-FACTOR REQUIREMENTS.

UP TO 15 SQUARE FEET OF GLAZED FENESTRATION PER DWELLING UNIT SHALL BE PERMITTED 
TO BE EXEMPT FROM U-FACTOR.

ONE SIDE-HINGED OPAQUE DOOR ASSEMBLY UP TO 24 SQUARE FEET IN AREA IS EXEMPTED 
FROM THE U-FACTOR REQUIREMENT.

WHOLE HOUSE VENTILATION
EACH DWELLING UNIT OR GUESTROOM SHALL BE EQUIPPED WITH A VENTILATION SYSTEM 
COMPLYING WITH SECTION M1507.3.4, M1507.3.5, M1507.3.6 OR M1507.3.7. COMPLIANCE IS ALSO 
PERMITTED TO BE DEMONSTRATED THROUGH COMPLIANCE WITH THE INTERNATIONAL 
MECHANICAL CODE.

WHOLE HOUSE VENTILATION OPTIONS (CHOOSE ONE):
1.  CONTINUOUSLY OPERATING WHOLE-HOUSE VENTILATION SYSTEM  
2. INTERMITTENTLY OPERATING WHOLE-HOUSE VENTILATION SYSTEM  

PER TABLE 1507.3.3(1), VENTILATION RATE = 75 CFM   
PER TABLE 1507.3.3(2), INTERMITTENT RATE FACTOR = 1.5 FOR 66% RUN TIME.  
INTERMITTENT FAN AIRFLOW RATE = 75 CFM X 1.5 = 112.5 CFM

BUILDING AREA SUMMARY

HOUSE:
MAIN FLOOR 2,314
UPPER FLOOR 2,204
TOTAL 4,518

GARAGE:
UNHEATED              734

ALL NUMBERS IN SQUARE FEET

2018 IRC - 2018 WSEC

OUTDOOR:
COVERED DECK   320

OUTDOOR:
OPEN BALCONY   320

OUTDOOR:
COVERED ENTRY   93

2018 WSEC TABLE R402.1.1

CEILING (ATTIC) R-VALUE

WOOD FRAMED WALL R-VALUE

FLOOR R-VALUE

CLIMATE ZONE 5 AND MARINE 4

FENESTRATION U-FACTOR

38*

21 int.

49

N/A

EQUIVALENT U-FACTORS

N/A

0.056

0.026

CEILING (VAULT) R-VALUE 38 0.026

* INDICATES INCREASED VALUE DUE TO REQUIRED ENERGY CREDITS

BELOW GRADE WALL 21 int. + TB SEE CODE

SLAB R-VALUE 

R-VALUE

0.28*

10 @ ENTIRE SLAB*

SKYLIGHT U-FACTOR N/A 0.50

SEE CODE

FUEL NORMALIZATION DESCRIPTION: 

1.3 EFFICIENT BUILDING ENVELOPE 0.5

FOR FULL TEXT AND INFORMATION, SEE WASHINGTON STATE ENERGY CODE, SECTION R406

OPTION

3.5 HIGH EFFICIENCY HVAC 1.5

1.05.3

TOTAL 6.0

ADDITIONAL ENERGY EFFICIENCY REQUIREMENTS PER WSEC R406:
LARGE DWELLING UNIT (EXCEEDING 5,000 S.F.)-  7.0 CREDITS REQUIRED
PROPOSED:

EFFECIENT WATER HEATING

OPTION CREDITS

HEAT PUMP2 1.0

2.06.1 RENEWABLE ELCTRIC ENERGY (3 CREDITS MAX)

ENERGY CREDIT OPTION DESCRIPTION:

VICINITY MAP
PROJECT SITE

DRAWING INDEX:

C1            COVER SHEET & T.E.S.C. PLAN
C2            T.E.S.C. NOTES & DETAILS
C3            GRADING & UTILITIES PLAN

A0 COVER SHEET
A1 SITE PLAN
A2           ARCHITCTRURAL DETAILS  
A3 FOUNDATION PLAN   
A4 MAIN FLOOR FRAMING PLAN
A5 MAIN FLOOR PLAN  
A6 UPPER FLOOR FRAMING PLAN  
A7 UPPER FLOOR PLAN  
A8 ROOF FRAMING PLAN  
A9 ELEVATIONS  
A10 ELEVATIONS  
A11 SECTIONS 

E1           MAIN FLOOR ELECTRICAL PLAN
E2           UPPER FLOOR ELECTRICL PLAN

S-0 STRUCTURAL NOTES
SD-1 STRUCTURAL DETAILS  
SD-2 STRUCTURAL DETAILS
SD-3 STRUCTURAL DETAILS
SD-4       FOUNDATION DETAILS  
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245244

247

246

249

255

254
253

252

251

258
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TH

 A
V

E
 S

E

310
312 314 316

318

310
306

308
312

320

304

302

308

320

310

312

314314

312

310

308

308

(308.9) X 77.5'
A

(311.3) X 40.5'

(312.8) X 64.67'
C

(312.6) X 7.0'

B

D
(312.0) X 12.8'

E

(310.0) X 33.5' F

FEDCBA

236

73,353.06    = 310.81 Average Building Elevation (ABE)

10,385.003,993.602,188.9020,238.1612,607.6523,939.75

77.5 + 40.5 + 64.7 + 7 + 12.8 + 33.5 = 236

(308.9)(77.5) + (311.3)(40.5) + (312.8)(64.7) + (312.7)(7) + (312.0)(12.8) + (310.0)(33.5) = 73,353.06

ABE CALCULATION:
STRUCT ENGINEER 
MULHERN+KULP
JOHN C LEONE
7720 TRADE STREET, SUITE 350
SAN DIEGO, CA 92121 
PH: 619 650 0010
EM: JLEONE@MULHERNKULP.COM

OWNER 
DESIGN BUILT HOMES
TODD SHERMAN
1412-112TH AVE NE, SUITE 104
BELLEVUE, WA 98004
PH: 206 909 8187
EM: TODD@LUXURYDBH.COM

ARCHITECT 
MCCULLOUGH ARCHITECTS
PHIL MCCULLOUGH
5601 6TH AVESOUTH, SUITE 371
SEATTLE, WA 98108
PH: 206 443 1181
EM: PHIL@MCCULLOUGHARCHITECTS.COM

CIVIL ENGINEER 
D.R. STRONG CONSULTING
MAHER JOUDI
620 7TH AVE
KIRKLAND, WA 98033 
PH: 425 827 3063
EM: MAHER.JOUDI@DRSTRONG.COM

SITE ADDRESS
4719 86TH AVENUE SE
LARENZINI LOT 1
MERCER ISLAND, WA 98040

PARCEL NUMBER
759810-0420

LOT SLOPE
HIGHEST ELEV POINT OF LOT:  
LOWEST ELEV POINT OF LOT:
ELEVATION DIFFERENCE:
HORIZONTAL DISTANCE BTWN
HIGH AND LOW POINTS:
LOT SLOPE: 

317.25  
302.50
14.75

172.8'
7.11%

ZONING
R-9.6
MIN FRONT SETBACK: 20'
MIN REAR SETBACK: 25'
MIN SIDE SETBACK:
SUM OF 15' & NO LESS THAN 5'
MAX BLDG HEIGHT: 30'
MAX GROSS FLOOR AREA: 45%

20
'-0

" B
.S

.B
.L

.GARAGE

RESIDENCE
PROPOSED

314 316 318

13,638 SF
3,432 SF
1,758 SF
5,190 SF

4.5%

=38.05%
5,455.2 SF

=40.00%

LOT COV'G
LOT AREA (NET):  
GROSS FLOOR AREA (INCL ROOF):
VEHICULAR USE AREA:
TOTAL LOT COVERAGE AREA:

ALLOWED LOT COV'G. AREA:
ALLOWED % OF LOT AREA:

13,638 SF

3,049 SF
5,420 SF
=39.74%

5,455.2 SF
=40.00%

GROSS FLOOR AREA
LOT AREA (NET):  
UPPER FLOOR AREA (LESS STAIR):
MAIN FLOOR AREA (INCL GARAGE):
TOTAL GROSS FLOOR AREA
% OF LOT AREA:
ALLOWED LOT  AREA:
ALLOWED % OF LOT AREA:

2,371 SF

2,314 SF
734 SF

0 S.F.
416 SF

4,759 S.F.

FIRE AREA SUMMARY
UPPER FLOOR AREA:
MAIN FLOOR AREA:
GARAGE FLOOR AREA
UNHEATED STORAGE AREA:
COVERED AREA:
TOTAL FIRE AREA:

2,204 SF

14,974 SF
13,638 SF 
0 SF
9% OF LOT

HARDSCAPE
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 EXISTING HARDSCAPE AREA:
     1. UNCOVERED DECKS
     2. UNCOVERED PATIOS
     3. WALKWAYS
     4. STAIRS
     5. ROCKERIS AND RETAINING WALLS
     6. OTHER
     7. TOTAL EXISTING HARDSCAPE
         (F1+F2+F3+F4+F5+F6)
G.  (TOTAL HARDSCAPE REMOVED):
H.  TOTAL NEW HARDSCAPE AREA:
     1. UNCOVERED DECKS
     2. UNCOVERED PATIOS
     3. WALKWAYS
     4.STAIRS
     5.ROCKERIES AND RETAING WALLS
     6.OTHER
     7.TOTAL NEW HARDSCAPE
        (H1+H2+H3+H4+H5+6)
I.  TOTAL PROJECT HARDSCAPE AREA = (F7 - G) + 7
J.  TOTAL PROJECT HARDSCAPE AREA = (I/B)X100

1,227.42 SF 

0 SF
0 SF 
456 SF
0 SF
0 SF 
0 SF

0 SF 
456 SF

360 SF 
0 SF
100 SF
0 SF 
160 SF
0 SF

620 SF
620 SF

HIGH POINT ELEV.
@ 317.25'

LOT 2
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TW 315.00
BW 314.00

TW 308.00
BW 306.50

TW 308.00
BW 302.00

TW 308.00
BW 308.00

BW 305.00
TW 308.00

LOW POINT ELEV.
@ 302.50'

42'-0" 25'-8 3/16"
47'-4 1/16"

77
'-6

"
10

'-4
"

42
'-4

 1
/4

"

25
'-0

" B
.S

.B
.L

.

10'-0" B.S.B.L.

20'-0" B.S.B.L.

310
312

314

314312308306304302302
310

318316314

308

13,670 S.F.

HI SLAB 314.50'
LO SLAB           314.17'

MAIN F.F. 315.00'
UPPER F.F. 326.64'
HIGH ROOF 337.76'TW 308.00

BW 306.00

HATCHED AREA
STAGING/
STOCKPILE AREA

TREE
FENCING

SILT
FENCE

SILT
FENCE

10'-0" SS

EASEM
EN

T

AR
O

U
N

D

M
AIN

28
'-0

"
PR

IV
AT

E
SS

/S
D

EA
SE

M
EN

T

10'x20'x12" THICK ROCK
CONSTRUCTION ENTRANCE
WITH 2"-4" QUARRY SPALLS
AND UNDERLYING GEOFABRIC
(TYP.)

FUTURE INGRESS/EGRESS
TO LOT 2

PROPOSED WATER METER
WITH SERVICE LINE, TYP.
(INSTALL METER AND
CONNECTION FOR LOT 2)

21 LF

SW
AL

E
SW

AL
E

SDCO
IE=291.31

F 4" PVC @ 7.00%

73 LF 8" PVC 
@ 16.93%

63 LF 12" PVC 
@ 2.00% (P6)  

IE 311.29
RIM 314.00
YARD DRAIN

@ ±1.0%

YARD DRAIN
(LOW POINT-GRADE TO DRAIN)
RIM 314.00
IE 311.50

4" PVC

DMH 5, TYPE 2-84"Ø
CONTROL STRUCTURE
SOLID LOCKING LID
STA. 0+84.22, 0.00'
RIM 297.32
IE 289.50 60" CMP (E INLET) 
IE 289.40 12" PVC (W OUTLET)

SMH 2, 48"Ø
STA 0+82.44, 9.68' L

RIM 297.16
IE 292.92 4" PVC (E INLET) 

IE 292.58 6" PVC (W OUTLET)

SD/SS CROSSING
SD IE=288.62 (BOT. OF PIPE=288.57)
SS IE=286.23 (TOP OF PIPE=286.78)
1.79' COVER

PROPOSED BLOCK WALL

7 LF 4" PVC @ 2.00%

WALL FOOTING DRAIN

DMH 6, TYPE 2-96"Ø
SOLID LOCKING LID

STA. 0+84.22, 0.00'
RIM 304.88

IE 303.08 4" PVC (N INLET) 
IE 289.50 60" CMP (E OUTLET)

SDCO
IE=291.31

SDCO
IE=291.31

SS STUB @
2% MIN 
SLOPE 

ROOF
DRAIN

25 LF 4" PVC
@ 20.0% TO
STORM STUB

SDCO
IE=302.22

STORM
CONNECTION
STUB IE=303.50

D.S.1

D.S.2

IE 306.52
RIM 309.52
CB, TYPE 1

310

SEWER CONNECTION
STUB IE=295.56

12 LF 4" PVC @ 2.00%

    132 LF 4" PVC @ 2.00%

    154 LF 4" PVC @ 6.93%

@ 0.00%
DETENTION TANK
96" DIA. 109 LF CMP

15 LF 4"
PVC @ 2.00%

SDCO
IE=301.98

@ ±12.34%
73 LF 4" PVC

D.S.3

D.S.5D.S.6

20
'-0

"

WALL
PROPOSED BLOCK 

N
1°

01
'0

3"
E 

  1
30

.2
0'

      @ 4.10%
      78 LF 4" PVC

EXISTING STRUCTURE
TO BE DEMOLISHED

A1
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PORCH SLAB EDGE

HOUSE / GARAGE FNDN.GARAGE FNDN. & SLAB              

ISOLATED PAD FOOTING            GARAGE SLAB @ DOOR

PORCH / PATIO / HOUSE FNDN. STEM WALL FNDN.

EAVE AT PARAPET                       TYPICAL RAIL                       RAIL AT DECK                       

STAIR SECTION                        

SHEATHING PER COVER 
SHEET, GLUED AND 

FLOOR JOISTS PER 
PLAN/ INSULATION PER 
COVER SHEET

NAILED PER I.B.C./ 

2X P.T. SILL W/ 5/8" X 10" A.B. W/ 3" 
X 3" X 1/4" SQUARE WASHERS TYP.  
12" MAX FROM ENDS & JOINTS (7" 
MIN EMBED) EXCEPT AS NOTED 
ON SHEARWALL SCHEDULE

W/ INSUL. PER COVER SHEET
2X6 STUDS @ 16" O.C.
PER SHEARWALL SCHEDULE /
7 / 16" OSB SHEATHING OR
AIR INFILTRATION BARRIER /
15# BLDG. PAPER OR
FINISH PER ELEVATION /

FRAMING & FOUNDATION  DIM.

16D @ 8" O.C. SOLE PLATE
NAILING EXCEPT AS NOTED
ON SHEARWALL SCHEDULE

HANDRAIL GRIPS:  1 1/4" MIN., 2" MAX. DIAM., 4" MIN., 6 1/4" 
MAX. CIRCUM. HANDRAIL MUST BE CONTINUOUS FOR 
FULL LENGTH OF STAIR BUT MAY TERMINATE AT NEWEL 
POST OVER THE LOWEST TREAD. ENDS OF HANDRAIL 
SHALL RETURN TO WALL OR NEWEL POST. HANDRAIL 
MUST RESIST 200 LB. POINT LOAD IN ANY DIRECTION. 
OPEN HANDRAIL MEMBERS SPACED TO NOT ALLOW 
PASSAGE OF 4" SPHERE EXCEPT TRIANGULAR OPENING 
BETWEEN BOTTOM MEMBER AND STAIR TREAD MUST 
NOT ALLOW PASSAGE OF 6" SPHERE.

3/8" ANCHORS @ 8" O.C.

BEAM & HANGER 
PER PLAN

FIRE BLOCKING REQUIRED 
ALONG STRINGER BETWEEN 
EACH STUD

2X4 NAILER AS 
REQUIRED

2X4 CONTINUOUS FIRE 
BLOCKING @ MIDPOINT OF 
EACH RUN (3) 2x12 
STRINGERS

MIN.
3 1/2"

PROTECT WALLS AND 
UNDERSIDE OF STAIRS IN 
ENCLOSED SPACES UNDER 
STAIRS W/ 1/2" GWB 
PER IRC R311.2.2

34
" T

O
 3

6"
AB

O
VE

 T
R

EA
D

 N
O

SI
N

G
7 

3/
4"

M
AX

.
R

IS
ER

TREAD
10" MIN.

6'
-8

" M
IN

. H
EA

D
R

O
O

M

2X4 THRUST BLOCK

8
SCALE: 3/4" = 1'-0" A2

SHEATHING PER COVER 
SHEET, GLUED AND 
NAILED PER I.B.C./ 
FLOOR JOISTS PER 
PLAN/ INSULATION PER 
COVER SHEET

SE
E 6 MIL "BLACK"

SIMPSON MAB15, TYP.

VAPOR BARRIER

P.T. 4X4 POST

2X4X12" CLEAT EA. SIDE /
3- 8d TO BEAM & POST

INSERT NERVASTRAL FLASHING 
BENEATH POST

SOLID BLOCKING OVER 
BEAM

M
IN

.

PL
AN

4X10 D.F. #2 BEAM

FOOTING SIZE AND 
REINFORCEMENT PER PLAN

CONCRETE SLAB ON GRADE (SLOPE 
PER PLAN)

4" GRANULAR FILL

# 3 AT 24" O.C.

4" DIA. DOWNSPOUT 
TIGHTLINE TO 
APPROVED 
DISCHARGE

(1) #4 AT BOTTOM

24

6

A2A2

SEE PLAN

1'
-0

"1'
-6

" M
IN

.

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

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

(2) #4 CONT. @ BOT. FTG. 
MIN 3" CLR. TO EARTH

ON SHEARWALL SCHEDULE
NAILING EXCEPT AS NOTED
16D @ 8" O.C. SOLE PLATE

FINISH GRADE

FRAMING & FOUNDATION  DIM.

7

FINISH PER ELEVATION /
15# BLDG. PAPER OR
AIR INFILTRATION BARRIER /
7 / 16" OSB SHEATHING OR

A2A2

4" GRANULAR FILL W /
4" CONCRETE SLAB /

8"
(2) #4 CONT. @ BOT. FTG. 
MIN 3" CLR. TO EARTH

#4 VERT. REBAR

TOP FLANGE

NERVASTRAL FLASHING 
LAP/ 6 MIL. V.B OVER 
NERVASTRAL & TAPE

@ 48" O.C.

HANGER PER MFG.

(1) #4 BAR @ TOP

SLOPE 12" : .25" TO
GARAGE DOOR

5
A2

DRIVEWAY

FOOTING DRAINS PER DETAIL 
4/A13.

TIGHTLINE DOWNSPOUT DRAINS TO 
APPROVED DISCHARGE.

FRAMING & FOUNDATION  DIM.

4" CONCRETE SLAB O/ 
4" MIN. GRANULAR 
FILL (SLOPE FRONT 
TO BACK)

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

A2

2X WALL 
CONSTRUCTION PER 
PLAN

4" DIA. RIGID 
PERF. PIPE / 
WASHED GRAVEL 
FILL / WRAP W/ 
FILTER FABRIC

FINISH GRADE

FRAMING & 
FOUNDATION  DIM.

CONCRETE SLAB ON GRADE
(SLOPE PER PLAN)
O/ 6 MIL. BLACK V.B.
O/ 4" GRANULAR FILL

EXPANSION STRIP

4" DIA. DOWNSPOUT 
TIGHTLINE TO 
APPROVED 
DISCHARGE

(1) #4 @ TOP OF WALL

(1) #4 CONT. @ BOT. FTG.
MIN 3" CLR. TO EARTH

2X P.T. SILL W/ 5/8" X 10" A.B. W/ 3" 
X 3" X 1/4" SQUARE WASHERS @ 
60" O.C. TYP.  12" MAX FROM ENDS 
& JOINTS (7" MIN EMBED) EXCEPT 
AS NOTED ON SHEARWALL 
SCHEDULE

16d @ 4" O.C. SOLE 
PLATE NAILING 
EXCEPT AS NOTED ON 
SHEARWALL 
SCHEDULE

#4 VERT. REBAR
@ 48" O.C. W/ ALT. BENDS

#3 ELL BAR @ 24" O.C.
4" GRANULAR FILL W /
4" CONCRETE SLAB /

8"

PER SHEARWALL SCHEDULE /

24 GA GALV. FLASHING
EXTEND FROM SOLE PLATE
TO 4" BELOW T.O. FDN. WALL

2X6 STUDS @ 16" O.C.

#4 VERT. REBAR

TOP FLANGE

FLASHING LAP/ 6 MIL. 
V.B OVER & TAPE

@ 48" O.C. W/ ALT. BENDS

HANGER PER MFG.

SHEATHING PER COVER 
SHEET, GLUED AND 
NAILED PER I.B.C./ 
FLOOR JOISTS PER 
PLAN/ INSULATION PER 
COVER SHEET

TO APPROVED DISCHARGE
4" DIA. DOWNSPOUT TIGHTLINE

WRAP W/ FILTER FABRIC

4" DIA. PERF. PIPE /
PEA GRAVEL FILL /

W/ INSUL. PER COVER SHEET

(1) #4 BAR @ TOP

2X P.T. SILL W/ 5/8" X 10" A.B. W/ 3" 
X 3" X 1/4" SQUARE WASHERS TYP.  
12" MAX FROM ENDS & JOINTS (7" 
MIN EMBED) EXCEPT AS NOTED 
ON SHEARWALL SCHEDULE

FRAMING & FOUNDATION  DIM.

FINISH PER ELEVATION/ NO. 15 
ASPHALT SATURATED FELT/ 7

16" 
APA RATED SHEATHING/ 2X STUDS 
PER PLAN/ INSULATION PER 
COVER SHEET/ 1

2" G.W.B.

RIM JOIST

TOP SOIL

W/ ALT. BENDS

4" DIA. DOWNSPOUT TIGHTLINE TO 
APPROVED DISCHARGE

ON SHEARWALL SCHEDULE
NAILING EXCEPT AS NOTED

(1) #4 BARS @ TOP

#4 VERTICAL REBAR @ 48" O.C.

A2
1

4" DIA. PERF. PIPE /

MIN 3" CLR. TO EARTH
(2) #4 CONT. @ BOT. FTG. 

WRAP W/ FILTER FABRIC

16d @ 8" O.C. SOLE PLATE

8"44
" (

M
AX

)
18

" (
M

IN
)

(M
IN

)
8"

7"X14 1
2 " SCREENED 

VENT PER PLAN 
BAFFLE INSULATION
AT VENT

FIN. GRADE

6 MIL. "BLACK" 
VAPOR BARRIER

PER

SHEATHING PER COVER 
SHEET, GLUED AND 
NAILED PER I.B.C./ 
FLOOR JOISTS PER 
PLAN/ INSULATION PER 
COVER SHEET 2X P.T. SILL W/ 5/8" X 10" A.B. W/ 3" 

X 3" X 1/4" SQUARE WASHERS TYP.  
12" MAX FROM ENDS & JOINTS (7" 
MIN EMBED) EXCEPT AS NOTED 
ON SHEARWALL SCHEDULE

M
AX

.
30

"

30
"  

M
AX

.

PLAN

PER
PLAN

PER
PLAN

PER
PLAN

24
" M

AX
.

SE
E 

PL
AN

A2SCALE: 3/4" = 1'-0"
9

GALV. METAL COPING

SIDING PER ELEVATION/
NO. 15 ASPHALT SATURATED FELT/ 
SHEATHING PER COVER SHEET/
2X STUDS PER PLAN
W/ INSUL. PER COVER SHEET/
1

2" G.W.B. INTERIOR FINISH

CONT. WATERPROOF 
MEMBRANE THRU GUTTER & 
OVER TOP OF PARAPET WALL

TYPICAL ROOF ASSEMBLY:
MEMBRANE ROOF/ TAPERED 
RIGID FOAM WITH SLOPE TO 
GUTTER PER ROOF PLAN/ 
SHEATHING PER STRUCT./ 
FRAMING PER PLANS/ CLOSED 
CELL FOAM INSUL./ 5/8" GWB @ 
CLG.

SLOPED FOAM TO ACHIEVE 
ROOF SLOPE PER PLAN

2X6 STUDS @ 16" O.C.
(SEE STRUCTURAL SHEETS 
FOR FASTENING  TO RIM

1 1/2" CLEAR AIRSPACE
EXTEND 12" ABV. INSUL.
INSULATION BAFFLE

36
"

CLOSED CELL FOAM INSULATION

CUSTOM FABRICATED 
METAL RAILING 
SYSTEM WITH WOOD 
TOP/HANDRAIL

TRIPLE RIM OR BEAM 
FOR CURB AND LAG 
BOLT FASTENING PER 
STRUCT.

4"
 M

AX
.

C
L

C
L

A2SCALE: 3/4" = 1'-0"
11

A2SCALE: 3/4" = 1'-0"
10

FRAMING PER PLAN

TYPICAL DECK ASSEMBLY:
TILE PAVERS ON PEDESTALS/ 
WATERPROOF MEMBRANE/ 
TAPERED RIGID FOAM WITH 
SLOPE PER FLOOR PLAN/ 
SHEATHING PER STRUCT.

VA
R

IE
S

(S
EE

 P
LA

N
)

36
"

1 x 4 WOOD 
SCREEN 2"
GAPS

FOUNDATION 
PER PLAN

CrytaLiteInc INFINITY 
RAILING SYSTEM @ + 36 
ABV DECKING SAFETY 
GLASS

GALV. METAL COPING

1/4" x 4"

PROVIDE (4)
2x6 PLATES

LAG SCREWS
(SEE STRUCT)

2X4 STUDS @ 24" O.C.

1/4" x 4"
LAG SCREWS
(SEE STRUCT)

A2
Architectural Details
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SLAB ON GRADE

CRAWL SPACE

SD-4
1

SIM
SD-4

1

SD-4
1

SD-4
4

SD-4
4

SD-4
4

SD-4
6

SD-4
5

SD-4
6

SD-4
5

SD-4
6

SD-4
6

SD-4
1

SD-4
3

SD-4
2

SD-4
1

SD-4
2

SD-4
3

SD-4
3

SD-4
7

TYP

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

STEP IN FTG. AS 
REQ'D BY GRADE 
(SEE DTL 8/SD-4)

STEP TOP OF 
STEM WALL

STEP TOP OF 
STEM WALL

STEP TOP OF 
STEM WALL

STEP TOP OF 
STEM WALL

30"x30"x12" ENLARGED 
CONC. FTG. @ PA

30

P.
A.

P.
A.

P.
A.

6"x6" P.T. 
POST @ P.A.

6"x6" P.T. 
POST @ P.A.

18"x18"x8" ENLARGED 
CONC. FTG. @ PA

18

36" SQ. X 12" THICK FTG. W/ 
(4) #4 EA. WAY BOT.36

6 MIL VAPOR RETARDER
1809 S.F.

4" CONCRETE SLAB ON GRADE OVER 6 
MIL VAPOR RETARDER O/ 4" GRANULAR 
FILL (FILL & COMPACT W/ HANDHELD 
DEVICE, WHERE REQ.) / SLOPE TO 
DOOR 1/4" : 12"

18

18

30 30

18

1818

36
2424242424 30

18181818

18 18 18 18 18 18

1818181818181818

181818

18181818

VENTVENTVENTVENTVENT VENTVENT

VE
N

T
VE

N
T

VE
N

T
VE

N
T

VE
N

T

VE
N

T

VENTVENTVENTVENTVENTVENT VENTVENT

GENERAL NOTES:
1.  8" MIN. CLEARANCE BETWEEN EXTERIOR GRADE & 

UNPROTECTED WOOD.
2. ALL WOOD IN CONTACT WITH CONCRETE TO BE PRESSURE 

TREATED.
3. ALL DIMENSION LINES ARE TO FACE OF FRAMING OR 

CONCRETE, U.N.O.
4. SEE FNDN DETAILS FOR LOCATION & SPACING OF ANCHOR 

BOLTS.
5. INSTALL ALL HOLDDOWNS AND HARDWARE PRIOR TO 

BACKFILLING.
6. FOUNDATION DESIGN IS BASED ON AVERAGE BEARING 

CAPACITY OF 2000 PSF.  REFER TO SOILS REPORT AS 
SPECIFIED IN GENERAL STRUCTURAL NOTES SHEET S1.0 
FOR ADDITIONAL FOUNDATION DESIGN INFORMATION.

7. PROVIDE 18"X24" MIN. CRAWLSPACE ACCESS 
WEATHERSTRIP AND INSULATE PER WSEC R402.2.4.

I.B.C. Sec. R408.1
CRAWLSPACE VENTILATION:

USING 7"X14" SCREENED VENTS PROVIDES

15.51 S.F. / 0.75 S.F. = 20.68.  THE OPENINGS SHALL BE
COVERED WITH CORROSION-RESISTANT METAL

(21) 7" X 14" VENTS REQUIRED.

0.75 S.F. OF VENTING FOR EACH VENT.

MESH WITH OPENINGS OF 1/4" IN DIMENSION.

UNDER-FLOOR AREAS SHALL HAVE A NET AREA

THE UNDER FLOOR AREA = 2,326 S.F. / 150
= 15.51 S.F. OF REQUIRED VENTING AREA.

OF NOT LESS THAN 1 SQ. FT. OF VENTILATION
FOR EACH 150 SQ. FT. OF UNDER-FLOOR AREA.

PLAN NOTES:

1.  BOTTOM OF ALL FOOTINGS SHALL BE 18" MINIMUM BELOW 
LOWEST ADJACENT GRADE, UNO.

2. SLAB ON GRADE SHALL BE 4" MINIMUM THICKNESS.  REINFORCE 
WITH 6X6 W1.4XW1.4 WWM CENTERED IN SLAB.  PROVIDE 
VAPOR BARRIER BELOW SLAB OVER 4" MINIMUM FREE 
DRAINING GRAVEL OVER FIRM NATIVE SOILS OR STRUCTURAL 
FILL PER SOILS ENGINEER.

3. REFER TO SHEET S3.0 FOR TYPICAL FOUNDATION AND 
CONCRETE DETAILS.

4. REFER TO GENERAL STRUCTURAL NOTES SHEET S1.0 FOR 
ADDITIONAL REQUIREMENTS.

5. DO NOT SCALE DRAWINGS.  REFER TO ARCHITECURAL 
DRAWINGS FOR ALL DIMENSIONS.

30" SQ. X 12" THICK FTG. W/ 
(4) #4 EA. WAY BOT.

24

TYPICAL POST IS HF#2 4X4, U.N.O.

18

24" SQ. X 8" THICK FTG. W/ (3) 
#4 EA. WAY BOT.

18" SQ. X 8" THICK FTG. W/ (2) 
#4 EA. WAY BOT. 

30

TYPICAL CRAWLSPACE NOTES:

    4x4 P.T. POST w/ 2x4 CLEATS EA. SIDE + (2) A35 CLIPS OON EA. 
SIDE @ BASE OF POST w/0.131"x1 1/2" LONG REDHEAD NAILS 
(4'-0" MAX. POST HEIGHT) ON ASPHALT SHINGLE ON 18"x18"x8" 
CONC. FTG. (TYP. U.N.O.)HD

-1

HD
-1

HD
-1

HD
-1

HD-1

HD-1

HD-1

HD-1

HD-1

HD-1

HD
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"
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7'

-4
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1'-10"
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1'-9 1/2"

5'-9"5'-8 1/2"3'-1 1/2"3'-1"3'-1"3'-1"3'-1"3'-1"5'-1"5'-0"5'-0"4'-10"

2'-4"

13'-3"10'-2 1/2"

1'-10 1/2"

5'-10"6'-4"6'-4"6'-4"6'-4"6'-4"6'-4"6'-4"

2'-0"

7'
-0

"
2'

-6
"

31
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"
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-6
"

57'-6"

4'
-1

 1
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"
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-3
" R

.O
.

1'
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"
16

'-3
" R

.O
.

3'
-7

 1
/2

"

7'
-0

"
35

'-0
"

42
'-0

"

3'-0"20'-0"3'-0"38'-8 1/2"

64'-8 1/2"12'-9 1/2"

77'-6"

2'
-0

"
3'

-0
"

11
'-0

"

16
'-0

"

33
'-6

"
7'

-0
"

40
'-6

"

5'-0"5'-0"5'-0"5'-0"

2'-0"5'-4"5'-4"5'-4"2'-0"

20'-0"

77'-6"

B

A11

B

A11

B

A

A11

A

A11

STEP IN FTG AS 
REQ'D BY GRADE 
(SEE DTL 8/SD-4)

A2
1

A2
2

A2
3

A2
1

A2
1

A2
1

2
1

A2
10

A2
5

A2
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2

A2
7

A2
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(B26) P.T. 2 X 10 DECK JOISTS @ 12" O.C.

9 1/2" TJI 210s @ 16" O.C.

9 1/2" TJI 210s @ 16" O.C.

MAIN FLOOR FRAMING PLAN
SCALE:  1/4" = 1'-0"

OF SOLID SUPPORT
(2) STUDS LAM'D W/ 16d @
12" O.C., (2) 16d EA. END
TYP. UNLESS NOTED OTHERWISE

INDICATES LOC.

INDICATES LOC. OF POINT
LOAD FROM ABOVE (TYP.)

TYPICAL HANGER @ MAIN FLOOR SIMPSON LB

GENERAL NOTES:
1.  MAIN FLOOR FRAMING TO BE 9 1/2" TJI FLOOR JOISTS 

@ 16" O.C. WITH 3/4" OSB  SUBFLOOR, GLUED AND 
NAILED, U.N.O. ADHESIVES SHALL CONFORM TO APA 
SPEC. AFG 01.  PROVIDE T&G EDGES AT LONG PANEL 
EDGES.  STAGGER SUBFLOOR END JOINTS.

2. BEARING WALLS ARE SHADED.
3. PROVIDE SOLID BLOCKING IN FLOOR AT ALL  WALLS 

AND POINT LOADS FROM ABOVE.
4. PROVIDE (3) 2 X  POST @ ALL BEAMS, HEADERS & 

TRUSS GIRDERS, U.N.O.
5. NAIL PLIED BEAMS TOGETHER W/ 10d @ 12" O.C. @ 

TOP & BOTTOM.
6. PROVIDE 18" X 24" MIN CRAWLSPACE ACCESS.  
WEATHERSTIP & INSULATE PER WSEC R402.2.4.
7. GLB TO BE 24F-V4 U.N.O.
8. PSL TO BE 2.0E U.N.O.

TYPICAL CRAWLSPACE POSTS:
4x4 P.T. POST w/ 2x4 CLEATS EA. SIDE + (2) A35 CLIPS ON 
EA. SIDE @ BASE OF POST w/ 0.131"x 1 1/2" LONG 
REDHEAD NAILS (4'-0" MAX. POST HEIGHT) ON ASPHALT 
SHINGLE ON 18"x18"x8" CONC. FTG. (TYP. U.N.O.)

B29 / B30 4x10 CONT. DROPPED GIRDER (TYP. U.N.O.)

DBL JOISTS @ ISLAND
    KITCHEN ABOVE

P.
A.

P.
A.

P.
A.

P.
A.

P.
A.

P.
A.

P.
A.

P.
A.

P.
A.

HD-1

HD-1

HD-1

PA

PA

PA

PA

PA

HD
-1

HD
-1

HD
-1

HD
-1

HD
-1

HD
-1

HD
-1

HD
-1

HD
-1

P.
A.

6x6 P.T. POST w/ 

SIMPSON BC6 

CAP & ABW66Z 

BASE @ P.A.

6x6 P.T. POST w/ 

SIMPSON BC6 

CAP & ABW66Z 

BASE @ P.A.

4x
4 P

.T
. P

OST
 w

/ 

SI
MPS

ON B
C6 

CAP
 &

 A
BW

44
Z 

BA
SE

 (T
YP

. O
F 

7)

AD
D

'L
 J

O
IS

T 
ED

G
E 

AB
O

VE
 O

F 
W

AL
L 

AB
V.

AD
D

'L
 J

O
IS

T 
ED

G
E 

AB
O

VE
 O

F 
F.

P.
 A

BV
.

PA

2x10 P.T. LEDGER 
FASTENED TO RIM w/ 
(3) 1/4"x3 1/2" SIMPSON 
SDS SCREWS @ 16" 
O.C. (USE 1/4"x2 3/4" 
TAPCON SCREWS @ 
16" O.C. FOR CONC. 
FASTENING AS REQ'D.)

FASTEN TO LEDGER  w/ SIMPSON LUS28 
& LUS28-2 HANGERS AS REQ'D. (TYP.)

(B27) 4 x 10 DROPPED CANT'D. (CONT.)

(B27) 4 x 10 DROPPED (CONT.)

SD-4
1

SD-4
1

SD-4
1

SD-4
6

SD-4
5

SD-4
6

PA

SD-4
5

PA

SD-4
6

SD-4
6

SIM.

SD-4
7

TYP.

SD-4
1

SD-4
3

SD-4
1

SD-4
2

SD-4
2

SD-4
3

SD-4
3

SD-4
9

SD-4
4

SD-4
4

SD-4
4
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D
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 J

O
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G
E 

O
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C
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V.
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D
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O
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T 
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G
E 

O
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C
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S 
AB
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1 
3/

4"
 x

 9
 1

/2
" L

VL
 F

LU
SH

 @
 S

W
 A

BO
VE

6x
6 

P.
T.

PO
ST

 @
 P

.A
.

6x
6 

P.
T.

PO
ST

 @
 P

.A
.

(B
28

) 5
 1

/4
" x

 9
 1

/2
" L

VL
 F

LU
SH

PROVIDE 4x4 POST TIGHT TO 
STEM WALL & BEAR DIRECTLY 
ON CONT. FTG. BELOW

B

A11

B

A11

B

A

A11

A

A11

HD-1

HD-1

HD
-1

HD-1

FRAMEOUT CRAWL 
ACCESS w/ ADD'L JOISTS 
& HANGERS AS REQ'D

A2
10

A2
7

A2
7

A2
7

A2
1

A2
1

A2
3

A2
2

A2
2

A2
1

A2
4

A2
1

A4
Main Floor Framing Plan
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77'-6"

2'-0" 18'-0"

20'-0" 57'-6"

13'-9" 7'-3 1/2" 13'-3 1/2" 7'-11" 6'-3 1/2" 8'-11 1/2"

8'-0" 10'-0" 5'-4" 8'-5" 3'-6" 3'-9 1/2" 6'-8 1/2" 6'-7" 3'-0" 3'-3 1/2"

40
'-6

"

7'
-0

"
33

'-6
"

16
'-0

"

19
'-9

"
8'

-0
"

5'
-9

"

17
'-1

"
2'

-8
"

2'
-8

"
3'

-1
"

77'-6"

12'-9 1/2" 38'-8 1/2" 3'-0" 20'-0" 3'-0"

6'-10 1/2" 5'-11" 22'-1 1/2" 5'-10" 10'-9"

15'-2" 6'-11 1/2" 1'-10 1/2" 3'-11 1/2" 7'-0" 3'-9"

42
'-0

"

1'
-6

"
33
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 1

/2
"

7'
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 1
/2

"

10
'-3

"
14

'-6
"
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-3

 1
/2

"

5'
-0

"
6'

-0
"

5'
-0

"

19
'-9

"

1'
-0

"

6'
-0

"

1'
-0

"

5'
-9

"
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-0
"

1'
-0

"
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"
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"
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"
6'
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"
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"
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"
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"
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-0
"

7"
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-0
 1

/2
"

21
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"

8'
-6

 1
/2

"
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-7
"

4'
-0

 1
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"
7'

-1
 1

/2
"

14
'-2

 1
/2

"

1'
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"
15

'-1
 1

/2
"

8'
-1

0 
1/

2"
7'

-0
"

5'
-9

"
3'

-9
"

13'-1" 4'-2" 13'-6"
7 1/4"

2'-8"
3 1/4"

6'-6" 9'-6 1/2" 23'-0"

1'-5 1/2" 6"
21'-4 1/2" 4'-0" 6'-5" 7'-3 1/2" 4'-2 1/2" 9'-3" 10'-2 1/2" 12'-9 1/2"

MAIN FLOOR PLAN
SCALE 1/4" = 1'-0" 2,314 SF

TOTAL = 4,580 SF

GENERAL NOTES:

1.PLATE HEIGHT @ MAIN FLOOR IS 10'-1", U.N.O.
   PLATE HEIGHT @ UPPER FLOOR IS 9'-1" U.N.P.
2. DIMENSION LINES ARE TO FACE OF STUD U.N.O.
3. WINDOW SIZES & ROUGH OPENINGS TO BE VERIFIED BY 

CONTRACTOR.
4. WINDOW HEAD HEIGHT AT MAIN FLOOR IS 8'-O" ABOVE SUBFLOOR, 

U.N.O. IF NOMINAL DOOR AND WINDOW HEIGHTS ARE SIMILAR, 
COORDINATE WITH DOOR AND WINDOW SPEC'S TO LOCATE FINAL 
ELEVATION OF THE HEAD HEIGHTS SO THAT ALL DOOR AND 
WINDOW TRIM ALIGN.

5. WINDOW AND DOOR SIZES ARE DIMENSIONED IN FEET AND INCHES
(E.G. 2828= 2'-8"W X 2'-8"H)

6. EXTERIOR WALLS TO BE 2X6 STUDS AT 16" O.C., INTERIOR WALLS TO 
BE 2X4 STUDS AT 16" O.C., U.N.O.

7. FIREBLOCK ALL PLUMBING PENETRATIONS AND STAIR RUNS PER IRC 
SEC. R302.11.

8. SAFETY GLAZING PER IRC SEC. R308.4.
9. ALL WOOD IN CONTACT WITH CONCRETE TO BE PRESSURE 

TREATED PER IRC SEC. R317.1.
10. PROVIDE UNDER-STAIR PROTECTION (1/2" GWB) PER IRC SEC 

R302.7.
11. PROVIDE (1) LAYER OF 1/2" GWB AT THE GARAGE SIDE OF ALL 

WALLS SEPARATING THE GARAGE FROM THE RESIDENCE, ALL 
WALLS SUPPORTING A FLOOR CEILING ASSEMBLY BETWEEN THE 
GARAGE AND RESIDENCE, AND BETWEEN THE GARAGE AND ITS 
ATTIC.  PROVIDE (1) LAYER 5/8" TYPE X GWB TO GARAGE CEILING IF 
BELOW HABITABLE ROOMS.

12. HOUSE/GARAGE DOOR SHALL BE 1-3
8" THICK WOOD SOLID CORE, OR 

1-3 8" THICK SOLID OR HONEYCOMB CORE STEEL DOOR, OR 
20-MINUTE RATED FIRE DOOR W/ SELF CLOSING DEVICE.

13. DUCTS IN THE GARAGE AND DUCTS PENETRATING THE WALLS AND 
CEILINGS SEPARATING THE DWELLING FROM THE GARAGE SHALL 
BE MIN. 26 GUAGE GALVANIZED STEEL.

14. PER IRC SEC R311.7.5. MAX. RISER HEIGHT SHALL BE 7-3/4".  MIN. 
TREAD DEPTH SHALL BE 10". STAIR NOSINGS: 3/4" MIN., 1-1/4" MAX. 
RADIUS @ LEADING EDGE OF TREAD: 9/16" MAX.

15. PROVIDE HANDRAILS PER IRC SEC. R311.7.8. TOP OF HANDRAIL 
SHALL BE NOT LASS THAN 34" OR MORE THAN 38" ABOVE THE 
TREAD NOSINGS.  HANDRAILS SHALL BE CONTINUOUS THE FULL 
LENGTH OF THE FLIGHT PER R311.7.7.2.  THE HANDRAIL GRIP-SIZE 
SHALL BE PROVIDED PER R311.7.7.3.

16. PROVIDE GUARDS (MIN. 36" HEIGHT) IN LOCATIONS PER IRC SEC. 
R312.

17. FACTORY BUILT FIREPLACES & CHIMNEYS SHALL BE LISTED & 
LABELED AND SHALL BE INSTALLED & TERMINATED IN 
ACCORDANCE TO THE CONDITIONS OF THE LISTINGS.  FACTORY 
BUILT FIREPLACES SHALL MEET EMISSION STANDARDS PER CH. 
51-51 WAC.

18. PROVIDE EXTERIOR AIR SUPPLY TO ANY FACTORY-BUILT 
FIREPLACE PER IRC SEC R1006.

SW #101

SW
 #

10
6

SW
 #

10
8

SW #111 SW #112

SW
 #

10
9

SW
 #

10
4

OUTDOOR
LIVING
20/0X16/0

STORAGE

W
IN

E

F

REFR

TV/FP

O
VE

N
/ 

M
IC

R
O

D
W

40
80

COVERED
ENTRY

13/4X7/0

MECH
7/0X6/6

PDR
5/6X8/1

3-CAR GARAGE
22/6X30/6

FOYER
13/4X11/8

R
 &

 S

WC

SI
N

K

26
80

28
80

UP

DINING
13/8X18/8

GREAT RM
23/4X21/1

KITCHEN
11/5X21/1

SI
N

K
TR

AS
H

D
W

48
" G

AS
 

R
/O

 
W

/H
O

O
D

FZRREF

PAN
SCLRY

7/0X14/2

OFFICE
13/0X14/4

MUD
8/9X10/10

BENCH AND LOCKERS 

30802880

2480

WC

24
80

2480

SINK

3/0 x 5/5 
SHOWER

R
 &

 S

R & S

WIC
8/6X8/6

GUEST SUITE
13/0X14/2

MICRO

16
09

0 
O

H
G

D

28
80

120100 SGD TEMP

SINK

LINEN

GUEST BATH
9/0X13/1

REFR

90
90

 O
H

G
DSINK

8050
SLIDER

8020
TRANS

2650
CSMT.

2620
TRANS

8050
SLIDER (EERO)

8020
TRANS 5020

TRANS
TEMP.

40
50

FI
XE

D

40
20

TR
AN

S

40
30

FI
XE

D
 T

EM
P.

40
50

FI
XE

D

40
20

TR
AN

S

40
30

FI
XE

D
 T

EM
P.

40
50

FI
XE

D

40
20

TR
AN

S

40
30

FI
XE

D
 T

EM
P.

40
50

FI
XE

D

40
20

TR
AN

S

40
30

FI
XE

D
 T

EM
P.

4050
FIXED

4020
TRANS

4030
FIXED TEMP.

8020
TRANS

7660
SLIDER
ASSYM (E.E.R.O.)

7620
TRANS

2650
CSMT.

2620
TRANS

TEMP.

7620
TRANS
7660
SLIDER
ASSYM (E.E.R.O.)

(5)4020
TRANS
OBSC. GLS.

COMBO
CO 
S.D.

110V

COMBO
CO 
S.D.

110V

V.T.O.

FAN

V.T.O.

FAN

V.T.O.

FAN

V.T.O.

FAN

2880 C.O.

B

A11

B

A11

B

A

A11

A

A11

SW #101

SW
 #

10
5

SW
 #

10
7

SW #110

2080

2080

18" X 24" (MIN.)
CRAWL ACCESS 

2680

2880

WH

FIRE

S.D.

110V

S.D.

110V

4'-2"
CL

A2
8

A5
Main Floor Plan

Pe
rm

it 
D

oc
um

en
ts

56
01

 6
th

 A
ve

 S
ou

th
Su

ite
 3

71
Se

at
tle

. W
A.

 9
81

08
20

6.
44

3.
11

81
m

cc
ul

lo
ug

ha
rc

hi
te

ct
s.

co
m

U
N

PU
BL

IS
H

ED
 W

O
R

K
20

21
 ©

 M
cC

ul
lo

ug
h 

Ar
ch

ite
ct

s

R
ev

is
io

ns
C

om
m

en
t

X
D

at
e:

Jo
b 

N
o:

Pr
oj

ec
t N

o:
D

ra
w

n:
Ap

pr
ov

ed
:

O
w

ne
r

D
es

ig
n 

Bu
ilt

 H
om

es

47
19

 8
6t

h 
A

ve
 S

E

M
er

ce
r I

sl
an

d,
 W

as
hi

ng
to

n

11
.0

1.
20

23
xx

-x
xx

00
00

0
B

A
K

A
PM

00
.0

0.
20

23



UPPER FLOOR FRAMING PLAN

GENERAL NOTES:
1.  UPPER FLOOR FRAMING TO BE 18" FLOOR TRUSSES 

@ 16" O.C. WITH 3/4" OSB  SUBFLOOR, GLUED AND 
NAILED, U.N.O. ADHESIVES SHALL CONFORM TO APA 
SPEC. AFG 01.  PROVIDE T&G EDGES AT LONG PANEL 
EDGES.  STAGGER SUBFLOOR END JOINTS.

2. BEARING WALLS ARE SHADED.
3. PROVIDE SOLID BLOCKING IN FLOOR AT ALL  WALLS 

AND POINT LOADS FROM ABOVE.
4. PROVIDE (3) 2 X  POST @ ALL BEAMS, HEADERS & 

TRUSS GIRDERS, U.N.O.
5. NAIL PLIED BEAMS TOGETHER W/ 10d @ 12" O.C. @ 

TOP & BOTTOM.
6. PROVIDE 18" X 24" MIN CRAWLSPACE ACCESS.  
WEATHERSTIP & INSULATE PER WSEC R402.2.4.
7. GLB TO BE 24F-V4 U.N.O.
8. PSL TO BE 2.0E U.N.O.
9. SEE DETAIL 100/SD-3 FOR TYP. FLUSH BEAM 
CONNECTIONS ABOVE WINDOW OPENINGS WHEN THE 
DBL TOP PLATE MUST BE SPLICED (TYP. U.N.O.).
10.  4x 10 FLUSH BOTTOM HDR w/ TOP CHORD BRG 
FLOOR TRUSSES @ ALL PERPENDICULAR EXTERIOR 
OPENINGS (TYP. U.N.O.)  B5
11.  ALL HOLDDOWNS SHALL BE HD-1 FASTENED @ (2) 
2x6 MIN. DOWN TO FNDN. BELOW (TYP. U.N.O.)
12.  ALL 2x4 INTERIOR BEARING WALLS @ THIS LEVEL 
SHALL BE HF-1 GRADE OR BETTER @ 12" O.C.

TYPICAL HANGER @ MAIN FLOOR SIMPSON LB

LOAD FROM ABOVE (TYP.)
INDICATES LOC. OF POINT

INDICATES LOC.

TYP. UNLESS NOTED OTHERWISE
12" O.C., (2) 16d EA. END
(2) STUDS LAM'D W/ 16d @
OF SOLID SUPPORT

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

STRUCTURAL PLAN NOTES:

NOTE 1: 
PROVIDE 7/16" OSB/PLYWOOD SHTG. + FASTEN PER TYP. WALLL 

SHTG. SPECS. (SEE NOTES).

NOTE 2:
3" O.C. EDGE NAILING (SEE S-0).
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2x NAILER FASTENED TO GLB w/ 
(2) 3"x0.131 NAILS @ 16" O.C. FOR 
ADD'L. SHTG. SUPPORT

1 3/4" x 11 7/8" LVL LEDGER FASTENED 
TO TRUSS VERTS  w/ (4) 1/4"x3 1/2 " 
SIMPSON SDS SCREWS @ 16" O.C. (2 
ROWS OF 2)

6X6 P.T. POST FASTENED w/ 
SIMPSON BC6 CAP &
SIMPSON BC46 BASE
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w/ (2) SIMPSON CS14 STRAPS 
(16" END LENGTH)  @ TOP 
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TO TRUSS VERTS 
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NAILS @ 24" O.C.SD-2
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2x6 @ 16" O.C. CANT'D. PARAPET 
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LONG SIMPSON SDS SCREWS @ 16" 
O.C.
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NAILS @ 24" O.C.
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UPPER FLOOR PLAN
SCALE 1/4" = 1'-0" 2,204 SF

GENERAL NOTES:

1.PLATE HEIGHT @ MAIN FLOOR IS 10'-1", U.N.O.
   PLATE HEIGHT @ UPPER FLOOR IS 9'-1" U.N.0.
2. DIMENSION LINES ARE TO FACE OF STUD U.N.O.
3. WINDOW SIZES & ROUGH OPENINGS TO BE VERIFIED BY 

CONTRACTOR.
4. WINDOW HEAD HEIGHT AT MAIN FLOOR IS 8'-O" ABOVE 

SUBFLOOR, U.N.O. IF NOMINAL DOOR AND WINDOW HEIGHTS 
ARE SIMILAR, COORDINATE WITH DOOR AND WINDOW SPEC'S 
TO LOCATE FINAL ELEVATION OF THE HEAD HEIGHTS SO THAT 
ALL DOOR AND WINDOW TRIM ALIGN.

5. WINDOW AND DOOR SIZES ARE DIMENSIONED IN FEET AND 
INCHES

(E.G. 2828= 2'-8"W X 2'-8"H)
6. EXTERIOR WALLS TO BE 2X6 STUDS AT 16" O.C., INTERIOR 

WALLS TO BE 2X4 STUDS AT 16" O.C., U.N.O.
7. FIREBLOCK ALL PLUMBING PENETRATIONS AND STAIR RUNS 

PER IRC SEC. R302.11.
8. SAFETY GLAZING PER IRC SEC. R308.4.
9. ALL WOOD IN CONTACT WITH CONCRETE TO BE PRESSURE 

TREATED PER IRC SEC. R317.1.
10. PROVIDE UNDER-STAIR PROTECTION (1/2" GWB) PER IRC SEC 

R302.7.
11. PROVIDE (1) LAYER OF 1/2" GWB AT THE GARAGE SIDE OF ALL 

WALLS SEPARATING THE GARAGE FROM THE RESIDENCE, ALL 
WALLS SUPPORTING A FLOOR CEILING ASSEMBLY BETWEEN 
THE GARAGE AND RESIDENCE, AND BETWEEN THE GARAGE 
AND ITS ATTIC.  PROVIDE (1) LAYER 5/8" TYPE X GWB TO 
GARAGE CEILING IF BELOW HABITABLE ROOMS.

12. HOUSE/GARAGE DOOR SHALL BE 1-3
8" THICK WOOD SOLID 

CORE, OR 1-3
8" THICK SOLID OR HONEYCOMB CORE STEEL 

DOOR, OR 20-MINUTE RATED FIRE DOOR W/ SELF CLOSING 
DEVICE.

13. DUCTS IN THE GARAGE AND DUCTS PENETRATING THE WALLS 
AND CEILINGS SEPARATING THE DWELLING FROM THE 
GARAGE SHALL BE MIN. 26 GUAGE GALVANIZED STEEL.

14. PER IRC SEC R311.7.5. MAX. RISER HEIGHT SHALL BE 7-3/4".  
MIN. TREAD DEPTH SHALL BE 10". STAIR NOSINGS: 3/4" MIN., 
1-1/4" MAX. RADIUS @ LEADING EDGE OF TREAD: 9/16" MAX.

15. PROVIDE HANDRAILS PER IRC SEC. R311.7.8. TOP OF 
HANDRAIL SHALL BE NOT LASS THAN 34" OR MORE THAN 38" 
ABOVE THE TREAD NOSINGS.  HANDRAILS SHALL BE 
CONTINUOUS THE FULL LENGTH OF THE FLIGHT PER 
R311.7.7.2.  THE HANDRAIL GRIP-SIZE SHALL BE PROVIDED PER 
R311.7.7.3.

16. PROVIDE GUARDS (MIN. 36" HEIGHT) IN LOCATIONS PER IRC 
SEC. R312.

17. FACTORY BUILT FIREPLACES & CHIMNEYS SHALL BE LISTED & 
LABELED AND SHALL BE INSTALLED & TERMINATED IN 
ACCORDANCE TO THE CONDITIONS OF THE LISTINGS.  
FACTORY BUILT FIREPLACES SHALL MEET EMISSION 
STANDARDS PER CH. 51-51 WAC.

18. PROVIDE EXTERIOR AIR SUPPLY TO ANY FACTORY-BUILT 
FIREPLACE PER IRC SEC R1006.
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ROOF FRAMING PLAN

GENERAL NOTES:
1.  VENTED EAVE BLOCKING @ BEARING, U.N.O.
2. BEARING WALLS ARE SHADED.
3. OVER FRAME ROOF AREAS ARE SHOWN HATCHED.
4. ROOF PITCH AS SHOWN.
5. EAVE OVERHANG TO BE AS SHOWN.  GABLE END & RAKE 

OVERHANG TO BE AS SHOWN.
6. APPLY ROOFING IN ACCORDANCE WITH I.R.C. SEC. 905.
7.  COMPOSITION ROOF FASTENERS AS PER I.R.C. SEC. 

905.2.5.
8. PROVIDE ATTIC ACCESS WITH MIN. OF 22"X30" CLEAR, 

WEATHERSTRIP & INSULATE PER WSEC R402.2.4.
9. WOOD TRUSSES SHALL BE DESIGNED PER IRC SEC. 

R802.10
10. ALL TRUSSES SHALL CARRY MANUFACTURER'S STAMP, 

SHALL BE INSTALLED AND BRACED TO MANUFACTURER'S 
SPECIFICATIONS, SHALL HAVE DESIGN DETAILS AND 
DRAWINGS ON SITE FOR FRAMING INSPECTION, AND WILL 
NOT BE FIELD ALTERED WITHOUT PRIOR BUILDING 
DEPARTMENT APPROVAL OF ENGINEER'S CALCULATIONS.

11. TRUSS MANUFACTURER TO SUPPLY ALL BLOCKING AND 
HANGERS REQUIRED AT MANUFACTURED TRUSSES.

12. TRUSS LAYOUT TO BE REVIEWED AND APPROVED BY 
TRUSS MANUFACTURER PRIOR TO CONSTRUCTION. ALL 
CHANGES TO BE SUBMITTED AND APPROVED BY 
ARCHITECT PRIOR TO FABRICATION.

13. COLUMNS AT HEADERS, BEAMS, AND GIRDERS TO BE (2) 
2X STUDS, U.N.O.

14. MARKERS FOR BLOWN-IN OR SPRAYED INSULATION 
SHALL BE PLACED EVERY 300 S.F. AND SHALL FACE 
TOWARD ATTIC ACCESS PER IECC SEC 303.1.1.1

15. PROVIDE DRAFT STOP IN COMBUSTIBLE CONSTRUCTION 
WHERE THERE IS USABLE SPACE BOTH ABOVE AND 
BELOW THE CONCEALED SPACE OF A FLOOR.CEILING 
ASSEMBLY NOT TO EXCEED 1,000 SQUARE FEET INTO 
APPROXIMATELY EQUAL AREAS. (R302.12.)

16. ALL TRUSS HEELS TO BE 7" UNO.
17. (B1) 4 X 10 HEADER @ ALL EXT. OPENINGS (TYP. U.N.O.)

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

STRUCTURAL PLAN NOTES:

NOTE 1: 
PROVIDE 7/16" OSB/PLYWOOD SHTG. + FASTEN PER TYP. WALLL 

SHTG. SPECS. (SEE NOTES).

NOTE 3:
PROVIDE SIMPSON CS16 STRAP FROM DBL TOP PLATE OR FLUSH 

BEAM (13" END LENGTH) TO UNDERSIDE OF BLOCKING BETWEEN 
I-JOISTS FOR (3) BAYS (6'-0" MIN.) FASTEN ROOF SHTG. TO 
BLOCKING w/ 2 1/2.131 NAILS @ 6'-0" O.C.

NOTE 4:
PROVIDE SIMPSON CS16 STRAP FROM DBL TOP PLATE TO 

UNDERSIDE OF FLUSH BEAM (13" END LENGTH)
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(2
) 2

X6
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LU

SH
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4'-0" 8'-0" MIN BACKSPAN

(B4) 1 3/4" x 11 7/8" LVL STRUCT. FASCIA CANT'D

SI
M

PS
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 H
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1 
HA

NG
ER

UP
SI

DE
 D

OW
N

HD5 @ BASE OF WALL

TO FRAMING BELOW SD-1
5

(TYPICAL OF 2)

(2) 2
X6 (M

IN)

@ HD

5 1/4 X 5 1/4 FULL HT. 

LVL POST.  F
ASTEN HDR.

w/ SIMPSON HUC410 

HANGER AS REQ'D.

D
BL

. J
ST

.

D
BL

. J
ST

.

END JST.

END JST.

(B3) 3 1/2" x 24"    GLB FLUSH TOP

5 1/4 X 5 1/4 FULL HT. 

LVL POST.  FASTEN HDR.

w/ SIMPSON HUC410 

HANGER AS REQ'D.
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Roof Framing Plan
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EAST ELEVATION
SCALE:  1/4" = 1'-0"

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

S.G.S.G.

S.G.

S.G.
S.G.

S.G.

S.G.

S.G.

S.G. S.G. S.G. S.G. S.G. S.G.

S.G.

EERO EERO

EERO EERO

EERO EERO

ALLOWABLE BUILDING HEIGHT 340.81'

AVERAGE BUILDING ELEVATION 310.81'

MAIN. FLR.  EL. 315.00'

UPPER FLR.  EL. 326.64'

MAIN FLR. PL. 325.08'

T.O. PARAPET 337.73'

UPPER FLR. PL. 335.73'

T.O. SHEATHING 336.76'

HARDI PANEL

HARDI PANEL

T.O. RAIL

T.O. RAIL

MAIN. FLR.  EL. 315.00'

UPPER FLR.  EL. 326.64'

MAIN FLR. PL. 325.08'

T.O. PARAPET 338.23'

UPPER FLR. PL. 335.73'

T.O. SHEATHING 336.76'

ALLOWABLE BUILDING HEIGHT 340.81'

AVERAGE BUILDING ELEVATION 310.81'

A9
Exterior Elevations
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SOUTH ELEVATION
SCALE:  1/4" = 1'-0"

S.G.

S.G. S.G.S.G.S.G.

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

S.G.S.G. S.G.S.G.S.G.

S.G.

S.G.S.G.S.G. S.G.

EEROEERO

EERO

EERO

FIREPLACE 
TERMINATION

FIREPLACE 
TERMINATION

29
.7

6'
 (L

ES
S 

TH
AN

 3
0'

-0
")

AT HOUSE

T.O. PARAPET 337.76'

LOW GRADE 308.00'

11
 7

/8
"

T.O. SHEATHING
336.26'

29
.2

6'
 (L

ES
S 

TH
AN

 3
0'

-0
")

AT HOUSE

T.O. PARAPET 337.76'

LOW GRADE 308.00'

3'
-0

"
3'

-0
"

T.O. RAIL

T.O. RAIL

HARDI PANEL

HARDI PANEL

HARDI PANEL

MAIN. FLR.  EL. 315.00'

UPPER FLR.  EL. 326.64'

MAIN FLR. PL. 325.08'

T.O. PARAPET 337.73'

UPPER FLR. PL. 335.73'

T.O. SHEATHING 336.76'

MAIN. FLR.  EL. 315.00'

UPPER FLR.  EL. 326.64'

MAIN FLR. PL. 325.08'

T.O. PARAPET 337.73'

UPPER FLR. PL. 335.73'

T.O. SHEATHING 336.76'

ALLOWABLE BUILDING HEIGHT 340.81'

AVERAGE BUILDING ELEVATION 310.81'

ALLOWABLE BUILDING HEIGHT 340.81'

AVERAGE BUILDING ELEVATION 310.81'

A10
Exterior Elevations
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BUILDING SECTION "B"
SCALE:  1/4" = 1'-0"

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

GARAGEMUDHALLFOYER

BED 4HALLOPEN

ENTRY
FOYER GREAT RM COVERED DECKCOVERED

BED 4 M BEDROOM DECK

BUILT-UP FOAM, 
SLOPE TO SCUPPERS

CLOSED CELL FOAM 
INSUL AT
ROOF (TYP)

PARAPET WITH 
CONTINUOUSE METAL 
COPING

4/0 X 4/0 SKYLIGHT
LAM. GLASS

TYPICAL ROOF ASSEMBLY:
60 MIL GRAY PVC MEMBRANE ROOF/ TAPERED 
RIGID FOAM WITH SLOPE TO GUTTER PER 
ROOF PLAN/ SHEATHING PER STRUCT./ 
FRAMING PER PLANS/ CLOSED CELL FOAM 
INSUL./ 5/8" GWB @ CLG.

3'
-0

"

T.O. RAIL

SUBFLOOR

TYPICAL FLOOR O/ HEATED SPACE: 
FINISH FLOOR PER PLANS
SHEATHING PER COVER SHEET
(GLUE & NAIL TO JOISTS)
JOISTS PER FRAMING PLAN
5/8" (TYPE "X") G.W.B. CEILING

TYPICAL FLOOR O/ UNHEATED SPACE:  
FINISH FLOOR PER PLANS
SHEATHING PER COVER SHEET
(GLUE & NAIL TO JOISTS)
JOISTS PER FRAMING PLAN
BATT INSULATION PER COVER SHEET

GARAGE SLAB:
4" CONC. SLAB ON GRADE
(SLOPE SLAB FRONT TO 
BACK)
6 MIL V.B.
GRAVEL FILL COMPACTED W/ 
HAND HELD DEVICE

TYPICAL FLOOR O/ UNHEATED SPACE:  
FINISH FLOOR PER PLANS
SHEATHING PER COVER SHEET
(GLUE & NAIL TO JOISTS)
JOISTS PER FRAMING PLAN
BATT INSULATION PER COVER SHEET

4" CONC. SLAB
O/ COMPACT FILL
SLOPE AWAY FROM HOUSE

TYPICAL DECK ASSEMBLY:
CONCRETE PAVERS ON PEDESTALS/ 
WATERPROOF MEMBRANE/ TAPERED RIGID 
FOAM WITH SLOPE PER FLOOR PLAN/ 
SHEATHING PER STRUCT. ROOF FRAMING 
NOTES 
FRAMING PER PLANS/ CLOSED CELL FOAM 
INSUL/ 5/8" GWB @ CLG

TYPICAL DECK ASSEMBLY:
CONCRETE PAVERS ON PEDESTALS/ 
WATERPROOF MEMBRANE/ TAPERED RIGID 
FOAM WITH SLOPE PER FLOOR PLAN/ 
SHEATHING PER STRUCT. ROOF FRAMING 
NOTES 
FRAMING PER PLANS/ CLOSED CELL FOAM 
INSUL/ 5/8" GWB @ CLG

TYPICAL FLOOR O/ UNHEATED SPACE:  
FINISH FLOOR PER PLANS
SHEATHING PER COVER SHEET
(GLUE & NAIL TO JOISTS)
JOISTS PER FRAMING PLAN
BATT INSULATION PER COVER SHEET

TYPICAL FLOOR O/ HEATED SPACE: 
FINISH FLOOR PER PLANS
SHEATHING PER COVER SHEET
(GLUE & NAIL TO JOISTS)
JOISTS PER FRAMING PLAN
5/8" (TYPE "X") G.W.B. CEILING

PARAPET WITH 
CONTINUOUSE METAL 
COPING

CLOSED CELL FOAM 
INSUL AT
ROOF (TYP)

BUILT-UP FOAM, 
SLOPE TO SCUPPERS

TYPICAL ROOF ASSEMBLY:
60 MIL GRAY PVC MEMBRANE ROOF/ TAPERED 
RIGID FOAM WITH SLOPE TO GUTTER PER 
ROOF PLAN/ SHEATHING PER STRUCT./ 
FRAMING PER PLANS/ CLOSED CELL FOAM 
INSUL./ 5/8" GWB @ CLG.

ALLOWABLE BUILDING HEIGHT 340.81'

AVERAGE BUILDING ELEVATION 310.81'

ALLOWABLE BUILDING HEIGHT 340.81'

AVERAGE BUILDING ELEVATION 310.81'

A11
Building Sections
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B

A11

B

A11
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