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CRITICAL AREAS
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MICC 19.02.020

8'-0"
SIDE SETBACK

MICC 19.02.020

PIN PILES TO SHORE
EXIST. FOUNDATION,
PER STRUCT.

2 BDRMS, 1 BATH OVER
GARAGE, REPLACING EXIST.
GARAGE, CARPORT, AND ENTRY

FR
O

N
T 

SE
TB

AC
K

NOTE: CONTRACTOR CONFIRM
ALL DIMENSIONS ONSITE

REBUILT
DECK

REBUILT
DECK

NEW RETAINING WALL, PER STRUCT.
MAX HEIGHT OF +/- 3'-0".  CONFORMS TO
MICC 19.02.050

NEW RETAINING WALL, PER STRUCT.
MAX HEIGHT OF +/- 3'-6".  CONFORMS
TO MICC 19.02.050

MAX 48" RETAINING WALL,
BUILT TO ARC STANDARDS,
SEE DETAIL 2/A0.00

ROOT ZONE PROTECTION AREA DURING
CONSTRUCTION, PER ARBORIST REPORT.

LOWER GRADING RETURNED TO 2016,
PRE-LOWER ROCKERY CONDITIONS,
SEE SURVEY "OVERLAY_3.23.18"

NEW ENTRY WALKWAY

EXIST. FLAG POLE
+FOUNDATION

UPPER ROCKERY/GRADING RETAINED.
SEE SURVEY "OVERLAY_3.23.18"

MOVE ROCKERY WALL OUTSIDE CRITICAL
ROOT ZONE AND RESTORE ORIGINAL
GRADE IN THIS ZONE. THIS WORK AND ANY
EXCAVATION WITHIN 8' OF TREE
SUPERVISED UNDER CERTIFIED ARBORIST

ROOF EAVE OF ADDITION, 6" OVER SETBACK LINE

CORNER OF ADDITION, INSIDE SETBACK LINE

TESC MEASURES PER MI CODE, TYP.

92'-11
2"

ASPHALT

15'-6"

ALTERED STRUCTURE EXTERIOR WALL 35'-4"
EXISTING STRUCTURE EXTERIOR WALL 158'-6"
TOTAL. ALTERED PERCENTAGE LESS THAN 40%,
2 PARKING SPACE REQUIRED PER MICC19.02.020G

PARKING
REQUIREMENTS

STEEP SLOPE CRITICAL AREAS BETWEEN NORTH
PROPERTY LINE AND HOUSE.
SEE GEOTECHNICAL REPORT AND STRUCTURAL
DRAWINGS FOR DETAILS.  WORK APPROVED IN C.A.D.

MICC 19.07.060(D)(1)
THIS PROJECT COMPLIES WITH MICC CODE SECTION
19.07.060(D)(1)(A-D) PER GEOTECH LETTER ES-4316.03
DATED JULY 17, 2019. (QUOTED BELOW) ALSO, SEE
L0.01 FOR LANDSCAPE PLAN.

"-a. The landscaping improvements in the eastern and
northern site areas affect erosion potential positively
(long-term erosion hazard is reduced) and do not affect
landslide or seismic hazard (landslide and seismic
hazard are neither reduced nor increased). The garage
and entry-area reconstruction, deck and gravel -area
removal, CIP retaining wall construction, and pin-pile
installations for the north residence wing have all been
designed to incorporate appropriate geotechnical
and.or structural considerations, and based on our
review, will not adversely impact critical areas on site.
Because the rockeries did not involve grade cuts or fills,
and therefore did not "alter" the slope, we do not
foresee adverse impact to critical areas on site from
rockery construction and/or deconstruction

-b. The above above analysis for "a" (for the subject
property) is applicable to the discussion of potentially
adversely impacting adjacent properties. Landslides
and related earth movement are not anticipated as a
result of the proposed improvements.  Uncontrolled
surface-water flows in both the northern and eastern
site areas are expected to decrease as a result of
landscaping improvements and connecting downspouts
to the catch basin.

-c. The proposed improvements have incorporated design
recommendations from several consulting
professionals, e.g., the project architect, landscape
designer, geotechnical engineer, and structural
engineer, based on best-available science and
professional standards of the area, to the maximum
extent reasonably possible.

-d. The landscaping of all disturbed areas outside of
building footprints and installation of all impervious
surfaces is expected prior to final inspection.

MICC 19.07.060(D)(2)
THIS PROJECT COMPLIES WITH MICC CODE SECTION
19.07.060(D)(2) PER GEOTECH LETTER ES-4316.03
DATED JULY 17, 2019. OPTION "C" IS MET.

NOTE: 1124 SF REPLACED HARD SURFACE AREA.
  (<2000 SF DOES NOT TRIGGER STORMWATER
  REQUIREMENTS)

STORMWATER

NOTE: +/-3200 SF LAND DISTURBING ACTIVITY.
  (<7000 SF DOES NOT TRIGGER STORMWATER
  REQUIREMENTS)

NOTE: NET DECREASE OF 1507 SF IMP SURFACE.
  (<500 SF DOES NOT TRIGGER STORMWATER
  REQUIREMENTS)

BENCHMARK ELEVATION 196.1',
HYDRANT

8'-0"

A0.00

SITE PLAN

SITE PLAN1THIS SITE DRAWING SHOWS CONTOURS ADJUSTED FOR THE REMOVAL OF THE LOWER ROCKERY ON THE
NORTH SLOPE OF THE PROPERTY, PER 1/A0.03, WHILE RETAINING THE UPPER ROCKERY.  IT ALSO SHOWS
THE REDUCED SCOPE RE-BUILD OF THE DECKS AROUND THE W, N, AND E OF THE HOUSE, INCLUDING TWO
NEW RETAINING WALLS TO CREATE UPPER AND LOWER LAWNS. FINALLY, IT SHOWS THE ADDITION TO THE
SE OF THE HOUSE REPLACING THE EXISTING CARPORT/GARAGE/ENTRY WITH A NEW ENTRY/2 CAR
GARAGE/ WITH 2 BEDROOMS 1 BATH ABOVE.

SIT

AS-BUILT ROCKERY DETAIL2
"UPPER AND LOWER ROCKERIES" ON NORTH SLOPE OF PROPERTY
BUILT BY B&R ENTERPRISES LLC (FORMERLY 'BY DESIGN
ROCKERIES') IN 2017
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Planning Review (lauren.anderson@mercergov.org)
Comment
Are these stairs? Please label. 

Planning Review (lauren.anderson@mercergov.org)
Comment
Please provide a boundary and topography survey completed by a surveyor (stamped and signed). 

Building Review (gareth.reece@mercergov.org)
Comment #1
Show all locations of guards required by IRC R312.1 where fall hazards are created at wall construction.  Provide detailing of each kind of guard provided.

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Signed/Stamped Surveys are already located on A0.02 and A0.03 respectively.

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Added notes detailing where guards are required/will be installed. (A0.00, A1.11, A1.12)  Added details for guards on A5.02)

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Yes, existing site stairs, included in hardscape calcs and clarified.  Added label to A0.00

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Guard detail shown on 4/S3.2 and 1/S4.2



EXISTING-LOT COVERAGE 2876 SF
ALLOWED-LOT COVERAGE 2834.7 SF
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REMOVE EXISTING GARAGE
+ CARPORT 662 SF

REMOVE EXISTING
UN-PERMITTED DECK  1304 SF

EXISTING ROOF
1474 SF
TO REMAIN

DRIVEWAY
688 SF
TO REMAINDEMO-LOT COVERAGE 714 SF

DEMO-HARDSCAPE 1941 SF

REMOVE LOWER EXISTING,
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PROPOSED ADDITION
672 SF

PROPOSED DECK  343 SF

EXISTING ROOF
1474 SF
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EXIST. ROCKERY-TO BE
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PROPOSED LOWER
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PROPOSED UPPER
RETAINING WALL  12 SF

PROPOSED-LOT COVERAGE 2834 SF
ALLOWED-LOT COVERAGE 2834.7 SF
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PROPOSED WALKWAY
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SEE GEOTECHNICAL REPORT + LETTER
DETAILING PERMITTED CONSTRUCTION IN
STEEP SLOPE CRITICAL AREA
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MIDPOINT ELEV WALL SEG LENGTH
A 214.2 FT a 11 FT
B 212 FT b 6 FT
C 207.3 FT c 13 FT
D 208 FT d 10 FT
E 209 FT e 10 FT
F 210.5 FT f 21 FT
G 212.1 FT g 17 FT
H 211.7 FT h 21 FT
I 212 FT i 25 FT
J 214.9 FT j 11 FT
K 220 FT k 15 FT
L 219.7 FT l 38 FT

A
a

B b c
d

e

f

g

h

i

j
k

l

C

D
E

F

G

H

I

J
K

L

ABE CALCULATION
(214.2)(11)+(212)(6)+(207.3)(13)+(208)(10)+
(209)(10)+(210.5)(21)+(212.1)(17)+(211.7)(21)+
(212)(25)+(214.9)(11) (220)(15)+(219.7)(38)
/11+6+13+10+10+21+17+21+25+11+15+38

42277.5 / 198 = 213.5 FT ABE
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LOT
COVERAGE/
HARDSCAPE

EXISTING LOT CONDITIONS1 DEMO. LOT CONDITIONS2

PROPOSED LOT CONDITIONS3STEEP SLOPE AREA4

NOTE: CONCEPT GRADING PLAN ADDED AS SHEET A0.06

AVERAGE BUILDING ELEV. CALC5

Planning Review (lauren.anderson@mercergov.org)
Comment
Please make sure the table is complete. Looks like walkways and retaining walls need to be listed. 

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Clarified Walkways and retaining walls from Misc. Hardscape.  
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SITE SURVEY

SITE SURVEY - CURRENT CONDITIONS1
THIS SITE SURVEY SHOWS EXISTING CONDITIONS SINCE 2017, INCLUDING NON-PERMITTED ROCKERIES ON
THE NORTH SLOPE AND DECKS WRAPPING AROUND THE HOUSE FROM WEST, TO NORTH, TO EAST.
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COMPARATIVE
SITE SURVEY

SITE SURVEY - COMPARATIVE TOPO PRE/POST ROCKERIES1

THIS SITE DRAWING SHOWS CONTOURS SURVEYED IN 2013, BEFORE ROCKERIES WERE INSTALLED ON
THE NORTH SLOPE OF THE BRENES' PROPERTY AND A COMPARATIVE SET OF CONTOURS SURVEYED
AFTER THEIR CONSTRUCTION IN 2018.

THE LOWER ROCKERY WILL BE REMOVED, PER SITE PLAN, AND CONTOURS RETURNED TO PREVIOUS
STATE SHOWN HERE FROM 2013.
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CONCEPTUAL
GRADING
PLAN

CONCEPT GRADING PLAN1

GRADING WILL OCCUR ON NORTH SLOPE OF PROPERTY WHERE
LOWER ROCKERY AND A SMALL SECTION OF THE UPPER ROCKERY
WILL BE REMOVED.  GRADE WILL BE CONTOURED BACK TO ITS
ORIGINAL SLOPE, PRE-ROCKERY.  ROUGHTLY 21 CUBIC YARDS OF
SOIL WILL BE MOVED IN THE PROCESS.

ABOVE THE TWO NEW SITE RETAINING WALLS ROUGHLY 83 CUBIC
YARDS  OF FILL WILL BE ADDED TO CREATE LEVEL LAWNS WHERE
DECKS ONCE STOOD.



REMOVE EXISTING ENTRY
STAIRS, FOUNDATION, LANDING
& POSTS

REMOVE EXISTING DOOR
REMOVE WALL UP TO CEILING

REMOVE EXISTING CARPORT,
SLAB, & FOUNDATION

REMOVE ELECTRICAL PANEL,
NEW PANEL FACE OFFICE

REMOVE FLOOR PREP FOR NEW FLOORING

REMOVE EXISTING
DOOR, VANITY, & WALL

REMOVE DECK, STORE GUARDRAIL
AND DECKING FOR RE-USE

MOVE ROCKERY AS NEEDED
FOR WATER/SEWER WORK.
CONFIRM W/ARCH PER STAIR
DESIGN

REMOVE WALL FOR NEW WINDOW

DEMO WALL AND CLOSET
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DECONSTRUCTION
PLAN

LOWER FLOOR DECONSTRUCTION PLAN
1/4"=1'-0"1 DEMO WALL

WALL SYMBOL LEGEND:

EXISTING WALL



REMOVE EXISTING
DOOR

REMOVE EXISTING
WINDOW

REMOVE WALL FOR NEW WINDOWS

REMOVE DOOR, WASHER & DRYER

REMOVE WALL FOR NEW DOORREMOVE SINK

REMOVE EXISTING DOOR

REMOVE WALL FOR NEW WINDOW

REMOVE EXISTING WINDOW

REMOVE EXISTING
KITCHEN

REMOVE EXISTING WINDOWS

REMOVE DECK, STORE GUARDRAIL
AND DECKING FOR RE-USE

REMOVE DOORS AND TRANSOM

REMOVE WINDOW, DEMO
WALL FOR NEW OPENING

REMOVE DOORS
AND WINDOW
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Building Review (gareth.reece@mercergov.org)
Comment #1
Provide an additional local exhaust fan in laundry per IRC M1507.4

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Added.
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Building Review (gareth.reece@mercergov.org)
Comment #1
Provide an additional local exhaust fan in WC per IRC M1507.4

Building Review (gareth.reece@mercergov.org)
Comment #1
both windows "H" appear to require safety glazing per IRC R308.4.5

Building Review (gareth.reece@mercergov.org)
Comment #1
Clarify window callout C. schedule describes this window as casement, but on the elevation some are fixed and some operable.  Two of the windows along this line appear to require safety glazing per IRC R308.4.5

Building Review (gareth.reece@mercergov.org)
Comment #1
Provide an additional local exhaust fan in bath & WC (1 each) per IRC M1507.4

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Added requirement to window schedule

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Clarified "C" windows in schedule. All "C" windows are operable and have safety glazing.

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Added WC fan.

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Added fan to WC, for total of 2 in MBath
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Building Review (gareth.reece@mercergov.org)
Comment #1
Provide detailing for overflow per IRC R903.4.1 at both flat roof areas 

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Added Overflow Detailing on A1.13, A5.01
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Planning Review (lauren.anderson@mercergov.org)
Comment
What do these two lines represent? Please label or remove. 

Building Review (gareth.reece@mercergov.org)
Comment #1
The roof assembly at the pop-up appears to be different. Please provide an enlarged detail and assembly.

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Added label clarifying that this is the existing cedar tree in elevation.

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Revised upper roof in section to clarify all new roofs are detailed the same, per struct. and arch details. (A5.01)



TYPICAL ROOF CONSTRUCTION:
- ROOF MEMBRANE TO MATCH EXIST. OR SIM.
- INSULATION PROTECTION BOARD
- PRE-MANUF. SLOPED RIGID INSUL. 1/4" : 1' MIN.
- SHTG PER STRUCT.
- RAFTERS PER STRUCT.
- R-38 MIN. BATT INSULATION
- 1/2" GWB CEILING

BUMP OUT WALL CONSTRUCTION:
- SIDING PER ELEVATIONS
- 1X4 RAINSCREEN BATTENS
- "ROXUL COMFORT BOARD 80" OR SIM. INSUL., R-5
- WATER RESISTIVE MEMBRANE
- 1/2" SHTG PER STRUCTURAL
- 2X6 STUDS @ 16" O.C.
- R-21 BATT INSULATION
- PLYWOOD SHTG PER STRUCT.
- 2X6 STUDS @ 16" O.C.
- R-21 BATT INSULATION
-5 8" GWB INTERIOR SHTG

TYPICAL FLOOR CONSTRUCTION:
- FINISH FLOOR PER FINISH SCHEDULE
- SHTG PER STRUCT.
- FRAMING PER STRUCT.
- FILL CAVITY WITH BATT INSULATION
- 5/8" GWB

TYPICAL FOUNDATION CONSTRUCTION:
- FINISHED FLOOR PER PLAN
- 4" CONC. SLAB PER STRUCT. (1/4":1'-0" GARAGE SLOPE )
- RIGID INSULATION R-10 MINIMUM
- 6 MIL VAPOR BARRIER
- 4" GRAVEL

TYPICAL FLOOR CONSTRUCTION
- ABOVE GARAGE
- FINISH FLOOR PER FINISH SCHEDULE
- SHTG PER PLAN
- FRAMING PER PLAN
- R-30 BATT INSUL.
- 58" TYPE X GWB CEILING

.

.

.
.

.

.

.

.

TYPICAL WALL CONSTRUCTION:
- SIDING PER ELEVATIONS
- 1X4 RAINSCREEN BATTENS @ 24" O.C., VERT. ALIGN W/
WALL STUDS
- "ROXUL COMFORT BOARD 80" INSULATION, 1 1/2"
- WATER RESISTIVE MEMBRANE
- SHTG PER STRUCT
- 2X6 STUDS @ 16" O.C.
- R-21 MIN. "ROXUL COMFORT BATT" INSULATION
-5 8" GWB INTERIOR SHTG (TYPE X AT EXIST. WALLS)

.
.

M.CLOSET

GARAGE

- 4" PERFORATED FTG. DRAIN
BED IN WASHED GRAVEL WRAP
W/ FILTER FABRIC.

.- 12" MIN, OR FROST DEPTH.
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WALL
SECTION

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

*UN-VENTED ROOF ASSEMBLY

Building Review (gareth.reece@mercergov.org)
Comment #1
Clarify how all conditions of IRC R806.5 are satisfied. This assembly appears to fall under 5.1.2 where air-permeable insulation is provided.  If this is the case, the batt must be installed directly below the sheathing (filling the void or R-38 tight against the sheathing), and the tapered rigid insulation above must be a minimum of R10 per Table R806.5.

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Unvented roof assembly clarified per 1/a3.02, and 7,8 A5.01
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DOOR PAN

FLASHING AND NAIL FLANGE WINDOW INSTALLATION 
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LOWER ROCKERY
TO BE REMOVED
PER 1/A0.00

*DECKS SHOWN ARE EXISTING

4
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4

4

4

4

4

NOTES:
A) INSTALL CRUSHED ROCK ACCESS PAD. (WILL BE

REMOVED UPON COMPLETION OF WORK)
B) CONNECT DOWNSPOUT LINES AND DIRECT TOWARD

NEWLY INSTALLED CATCH BASIN AT NE CORNER.
C) MAINTAIN NATIVE VEGITATION (SWORD FERN, SALAL,

BERRIES)
D) STABILIZE HILLSIDE WITH JUTE FABRIC/STAPLES AS

NEEDED

PLANTS:
1) CORNUS DOGWOOD 5-6'

2) CRIMSON PYGMY BARBERRY 2 GAL

3) DEODORA CEDRUS CEDAR 7-8'

4) WINGED EUGONOMOUS BURNING BUSH 5 GALLANDSCAPE DESIGNER :
DOUG DZINGLE
254-405-0154
DZINGL3@COMCAST.NET

Planning Review (lauren.anderson@mercergov.org)
Comment
If a gravel pathway is proposed, please illustrate on the site plan and include the area in the hardscape calculation. All walkways, no matter the material, are hardscape. 

Planning Review (lauren.anderson@mercergov.org)
Comment
Per MICC 19.07.060(D)(1)(d) Include the landscaping of all disturbed areas outside of building footprints and installation of all impervious surfaces prior to final inspection. 

Thus, please provide a landscaping plan for all the disturbed areas outside of th building footprint that shows all impervious surfaces [now called hardscape] (deck, walkways, retaining walls, etc.). 

Planning Review (lauren.anderson@mercergov.org)
Comment
Please provide a landscaping plan that shows what is proposed and existing to remain - not existing to be removed. 

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Clarified in 1/L0.01 that no gravel path is proposed.  Missed that in revising landscaping plan previously.  

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Revised Landscaping plan to show all disturbed areas and imperious surfaces.  L0.01

Planning Review (lauren.anderson@mercergov.org)
Comment
[Native Vegetation: Vegetation identified by the Washington Native Plant Society or the United States Department of Agriculture as being native to Washington State. Native vegetation does not include noxious weeds.] 

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Landscape plan redrawn. Showing only proposed and existing vegetation and impervious surfaces. Revised planting plan to include only Washington Native Plant Society approved native plants. 
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Upper Floor Framing Plan
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Roof Framing Plan
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Stem Reinforcing
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Typical Site Wall
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Building Review (gareth.reece@mercergov.org)
Comment #1
Gen Note 11 S1.1 appears to provide specifications for installation, but doesn't refer to a geo report.  Is there a more comprehensive geo report available? The May 21/July 17 ESNW letter is all we have on file. (I don't need more specific recommendations, just a reference to installation specs)

roy mcgarrah (roy@livingshelter.com)
Sticky Note
Will upload original Geotech report dated 3.17.16 to accompany the letter previously filed.  Named "ESNW report 2675 74th Ave SE 3.17.16"
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