
ARCHITECTURAL NOTES:

(THE FOLLOWING APPLY UNLESS SHOWN OTHERWISE ON THE PLANS)

1. ALL MATERIALS, WORKMANSHIP, DESIGN, AND CONSTRUCTION SHALL CONFORM 

TO THE DRAWINGS, SPECIFICATIONS, AND THE INTERNATIONAL RESIDENTIAL CODE  (2018 

EDITION) WITH MERCER ISLAND AMENDMENTS.

2. CONTRACTOR: SHALL VERIFY ALL EXISTING DIMENSIONS, MEMBER SIZES, AND 

CONDITIONS PRIOR TO COMMENCING ANY WORK.  ALL DIMENSIONS OF EXISTING 

CONSTRUCTION SHOWN ON THE DRAWINGS ARE INTENDED AS GUIDELINES ONLY AND 

MUST BE VERIFIED.

3. CONTRACTOR: SHALL PROVIDE TEMPORARY BRACING FOR THE STRUCTURAL 

COMPONENTS UNTIL ALL FINAL CONNECTIONS HAVE BEEN COMPLETED IN 

ACCORDANCE WITH THE PLANS.

4. CONTRACTOR: SHALL BE RESPONSIBLE FOR ALL SAFETY PRECAUTIONS AND THE 

METHODS, TECHNIQUES, SEQUENCES OR PROCEDURES REQUIRED TO PERFORM THE 

WORK.

5. DRAWINGS: INDICATE GENERAL AND TYPICAL DETAILS OF CONSTRUCTION.  WHERE 

CONDITIONS ARE NOT SPECIFICALLY INDICATED BUT ARE OF SIMILAR CHARACTER TO 

DETAILS SHOWN, SIMILAR DETAILS OF CONSTRUCTION SHALL BE USED, SUBJECT TO REVIEW 

AND APPROVAL BY THE ARCHITECT/DESIGNER.

6. ALL WOOD PLATES: IN DIRECT CONTACT WITH CONCRETE OR MASONRY SHALL BE  

PRESSURE-TREATED WITH AN APPROVED PRESERVATIVE.  PROVIDE 2 LAYERS OF  ASPHALT 

IMPREGNATED BUILDING PAPER BETWEEN UNTREATED LEDGERS, BLOCKING,  ETC., AND 

CONCRETE OR MASONRY.

7. PRESSURE TREATED LUMBER: ALL FASTENERS AND CONNECTORS THAT ARE IN 

CONTACT WITH PRESSURE TREATED LUMBER SHALL BE HOT DIPPED GALVANIZED WITH A 

MINIMUM COATING OF G90 (.90oz/sf) PER ASTM A123 AND/OR ASTM A153. 304 OR 316 

STAINLESS STEEL MAY BE SUBSTITUTED IN LIEU OF GALVANIZED PRODUCTS. NO STAINLESS 

STEEL PRODUCTS SHALL COME IN CONTACT WITH GALVANIZED PRODUCTS.

8. ALL MATERIALS AND CONSTRUCTION SHALL CONFORM TO WASHINGTON STATE 

ENERGY CODE (2018 EDITION).

* ALL INTERIOR WALLS TO BE 2x4 @ 24" O.C. (U.N.O.)

* ALL EXTERIOR WALLS 2x6 PER STRUCTURAL

* HEADERS PER STRUCTURAL

* WINDOW SIZES ARE NOMINAL ROUGH OPENING, WIDTH AND HEIGHT.

* PROVIDE FIREBLOCKING AT ALL PLUMBING OPENINGS.

* PROVIDE SOLID BLOCKING OVER SUPPORTS.

* SEISMIC ANCHORAGE AND STRAPPING OF WATER HEATERS SHALL BE IN ACCORDANCE   

  WITH SECTION 507.2 OF THE UNIFORM PLUMBING CODE.

* PROVIDE OUTDOOR COMBUSTION AIR FOR FURNACE AND WATER 

  HEATER PER IRC G2407.6.

NO SEDIMENT SHALL BE TRACKED INTO THE STREET OR ONTO PAVED SURFACES. SEDIMENT 

SHALL BE REMOVED FROM TRUCKS AND EQUIPMENT PRIOR TO LEAVING THE SITE. IN THE 

EVENT OF FAILURE OF EROSION CONTROL SYSTEM RESULTING IN SEDIMENT BEING 

TRACKED ONTO PAVED SURFACES, THE CONTRACTOR SHALL IMMEDIATELY IMPLEMENT 

MEASURES TO CORRECT THE SITUATION, AND STREET SWEEPING SHALL BE EMPLOYED ON 

AN EMERGENCY BASIS. IF STREET SWEEPING VEHICLES ARE UTILIZED, THEY SHALL BE OF THE 

TYPE THAT ACTUALLY REMOVES SEDIMENT FROM THE PAVEMENT.

SUMMARY LIST OF APPLICABLE CODES:

2018 International Building Code (IBC)

2018 International Residential Code (IRC)

2018 International Mechanical Code (IMC)

2018 International Fuel Gas Code (IFGC)

2018 Uniform Plumbing Code (UPC)

2018 International Fire Code (IFC)

Washington State Energy Code (WCEC)

ICC/ANSI A117.1-09, Accessible and Usable Buildings and Facilities, with statewide 

and City amendments
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6221 83rd Pl SE
Mercer Island

LOT 22, BLOCK 1, MERCER VISTA, ACCORDING TO THE PLAT THEREOF

RECORDED IN VOLUME 67 OF PLATS, PAGE 1, RECORDS OF KING

COUNTY, WASHINGTON.

545420-0220

DEMO EXISTING SFR; CONSTRUCT NEW SFR WITH ATTACHED 2-CAR

GARAGE AND 1 OPEN PARKING STALL

Coombes Residence

COOMBES DEVELOPMENT

4701 SW ADMIRAL WAY, SUITE 385

SEATTLE, WA 98116

P 206.420.7672

JULIAN WEBER ARCHITECTS, LTD

1257 S KING ST

SEATTLE, WA 98144

P 206.953.1305

TERRANE

10801 MAIN STREET, SUITE 102

BELLEVUE, WA 98004

P 425.458.4488

DEVIN PETERSON

ROOT OF DESIGN, LLC

7104 265TH ST NW, SUITE #218

STANWOOD, WA 98292

P 206.491.9545

MALSAM TSANG STRUCTURAL ENGINEERING

122 S JACKSON ST #210

SEATTLE, WA 98104

P 206.789.6038

HAN PHAN

5130 SOUTH 166TH LANE

SEATAC, WA 98188

P 206.229.6422

PBG

R-9.6

2207-110

na

GFA TABLE

FLOOR AREA LABEL GFA

CHARGEABLE
FLOOR AREA EXEMPT PER

Basement 314 SF 314.36 SF

Basement 808 SF 0.00 SF MICC Title 19 -Appendix B

covered deck 333 SF 332.69 SF

Garage 619 SF 619.44 SF

Level 1 1,371 SF 1,371.30 SF

Level 2 1,439 SF 1,438.74 SF

stairs 107 SF 0.00 SF MICC 19.02.020.D.2.c

TOTAL 4,992 SF 4,076.52 SF

22'-7 1/2"

11'-0"

10'-8 1/2"

7'-6"

36'-10 1/4"

20'-0"

10'-0"

10'-0"

5'-0"

25'-0"

10,248 SF

Δ Date Description

06.02.2022 Critical Area Submittal

06.02.2022 BP Submittal

2 01.09.2023 BP Corr 1

3 02.07.2023 ECA Corr 1

LOT COVERAGE PER MIIC 19.02.020.F:

EXISTING = 3,364 SF

PROPOSED = 3,995.21 SF

(SEE SHEET A1.2 FOR CALCUALTION)

2

FIRE SPRINKLER SYSTEM: NFPA 13R 

- INSTALLED PER COMI AND NPFA STANDARDS

- UPON WATER FLOW ACTIVATION OF THE SPRINKLER SYSTEM, THE 

FIRE ALARM SYSTEM MUST ACTIVATE. BOTH NEED TO BE 

MONITORED BY A UL LISTED MONITORING SERVICE.
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SCALE:  1/8" = 1'-0"
1

Site Plan

*PLEASE REFERENCE 1/A1.3 FOR AVERAGE BUILDING CALCULATIONS.

**PLEASE REFERENCE 1/A0.2 FOR BASEMENT FLOOR AREA CALCULATIONS.

Δ Date Description

06.02.2022 Critical Area Submittal

06.02.2022 BP Submittal

1 12.09.2022 Client Revisions

2 01.09.2023 BP Corr 1
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AVERAGE BUILDING ELEVATION...

SEGMENT AGP (FEET) LENGTH (FEET) PRODUCT (SF)

A 314.6 39.08 12294.568

B 315.7 24.04 7589.428

C 316.1 5.75 1817.575

D 316.3 8.96 2834.048

E 316.6 5.33 1687.478

F 316.5 5.79 1832.535

G 316.3 14.33 4532.579

H 316.1 16.75 5294.675

I 316 28.54 9018.64

J 313.8 3.5 1098.3

K 312.6 19.92 6226.992

L 311.1 35.5 11044.05

M 311.2 6.14 1910.768

N 311.7 23.5 7324.95

4404.6 237.13 74506.586

22'-7 1/2"

11'-0"

10'-8 1/2"

7'-6"

36'-10 1/4"

20'-0"

10'-0"

10'-0"

5'-0"

25'-0"

REQUIRED   ACTUAL

FRONT

SIDE, NORTH

SIDE, SOUTH (>25' HEIGHT)

SIDE, SOUTH (<15' HEIGHT)

REAR

74,506.586/237.13= 314.20 FT AGP

SCALE:  1" = 10'-0"
1

Diagram_Average Building Elevation
SCALE:  1" = 10'-0"

2
Diagram_Setbacks

SCALE:  1" = 10'-0"
3

Diagram_LotCoverage

LOT COVERAGE SUMMARY

Name Area

DRIVEWAY 1,172.81 SF

SFR - ROOF AREA 2,708.73 SF

3,881.54 SF

SCALE:  1" = 10'-0"
4

Diagram_Hardscape

HARDSCAPE SUMMARY

Name Area

patio 287.77 SF

retaining wall 8.22 SF

stairs 23.92 SF

walkway 169.23 SF

489.15 SF

LOT COVERAGE ALLOWED FOR LOTS WITH LESS THAN 15% SLOPE = 40%

LOT SIZE = 10,248 SF x 40% = 4,099.2 SF ALLOWED

PROPOSED = 3,881.54 SF, COMPLIES

HARDSCAPE ALLOWED = 9%

LOT SIZE = 10,248 SF x 9% = 922.32 SF ALLOWED

PROPOSED = 489.15 SF, COMPLIES

ABE = 74506.586 / 237.13 = 314.20'

HIGHEST ELEVATION = 316.5'

LOWEST ELEVATION = 306.0'

HORIZONTAL DISTANCE BETWEEN POINTS = 78.5'

LOT SLOPE = (316.5 - 306) / 78.5 = 13%

TOTAL SIDE YARD WIDTH PER MIIC 19.02.020.C.1c = 15'-0"

TOTAL PROPOSED MINIMUM SIDE YARD TOTAL = 18'-6"

EXISTING LOT COVERAGE = 3,364  REMOVED
EXISTING HARDSCAPE = 423 SF - REMOVED

Δ Date Description

06.02.2022 Critical Area Submittal

06.02.2022 BP Submittal
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CRITICAL AREAS

Δ Date Description

06.02.2022 Critical Area Submittal

06.02.2022 BP Submittal

CRITICAL AREA REVIEW UNDER PERMIT #CAO22-013
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