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Ogden Point Residence - Lot C
BUILDING PERMIT DOCUMENTS



GENERAL REQUIREMENTS

Applicable Codes and Regulations.
Building Code - International Residential Code (IRC) 2012 as 

adopted and modified by City of Mercer Island
Mechanical Code - International Mechanical Code (IMC) 2012
Gas Code - Liquefied Petroleum Gas Code (NFPA 58) and

National Fuel Gas Code (NFPA 54) for LP gas 
2012 and International Fuel Gas Code as 
adopted and modified by City of Mercer Island

Energy Code - WA State Energy Code 
Fire Code - International Fire Code (IFC) 2012 as adopted 

and modified by City of Mercer Island
Electrical Code - Washington Cities Electrical Code
Zoning Code - City of Mercer Island Municipal Code

Contractor Responsibilities. It is the responsibility of the contractor to 
ensure compliance and conformance with the various provisions within 
these ordinances and codes in all of the work.  The General Contractor 
is responsible for coordinating all work including additional permits and 
subcontractor work.

Dimensions. Dimensions that are not stated as "maximum" or 
"minimum" are absolute. All dimensions are subject to conventional 
industry tolerances.  Verify and coordinate dimensions among all 
drawings prior to construction.  Written dimensions take precedence 
over scaled lengths and heights in all cases.  Do not scale drawings.

Discrepancies. In the event of discrepancies or contradictory 
information in the drawings, notes, or specifications, it is the obligation 
of the contractor to notify the architect of the same and to obtain 
clarification from the architect before proceeding with the work.  Any 
work done by the contractor after discovery of such discrepancy shall 
be done at the contractor's risk.

Inspections. Contractor shall be responsible for coordinating all building 
inspections.  Required building inspections per IRC section R109 and 
WSEC 105:

• Foundation inspection – after forms are erected and reinforcing 
steel is placed

• Plumbing, mechanical, gas, and electrical systems inspection – prior 
to covering/concealment

• Frame and masonry inspection – after the roof, masonry, 
firestopping, draftstopping, and bracing are in place and after 
plumbing, mechanical, and electrical rough inspections are 
approved.

• Special inspections as required by Engineer of Record
• Wall Insulation Inspection – after all wall insulation and vapor 

retarders in place and prior to wall covering.
• Other inspections required by the Building Official
• Final inspection – after the permitted work is complete and prior to 

occupancy.

Contract Documents. The Architect shall have final authority with regard 
to interpretation of the intent and spirit of the contract documents.  The 
Project Manual is included by reference.  All contract documents 
pertaining to this project are to be considered and interpreted for 
bidding and construction purposes as a complete whole.  No part of the 
drawings or project manual shall be distributed, considered, or used in 
any way independent of the complete set of documents.

Typical Details. Project 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 to 
those provided shall be used - subject to review and approval by the 
architect and the structural engineer.

Work and Data by Others. The architect assumes no responsibility for, 
nor verifies the accuracy of, any engineering data supplied by others.

Submittals.
Shop drawings are required for the following components:

• Items required by consultants. See individual consultant 
documentation for any shop drawings required by their respective 
disciplines.

• Windows and doors
• Skylights and canopies
• Trellises not of wood
• Railing systems
• Gates and specialty doors
• Wine rack and shelving layouts
• Casework and built-ins
• Sauna and steam rooms
• Elevators
• Glass Floor Assemblies
• Other components called out in the Project Manual

Changes: Contractor initiated changes shall be submitted in writing to 
the architect and/or structural engineer for approval prior to fabrication 
or construction.  Changes shown on shop drawings only do NOT satisfy 
this requirement.

All changes – whether drawing or field required – shall have revisions 
approved & filed for record w/ the city once the original submission has 
been approved and the permit issued.  Charge will be made by city for 
all revision review and approvals including field inspections beyond that 
required under permit fees and paid for under estimated inspection fee

As-Built Drawings. Contractor and subcontractors shall mark drawings 
for as-built condition.   Mechanical, electrical, plumbing, and fire-
protection drawings shall be revised for as-built conditions by their 
respective authors.  Final as-built reproducible drawings shall be 
submitted to Owner's representative.

Safety.  Contractor shall be responsible for all required safety 
precautions and the methods, techniques, sequences, or procedures 
required to perform the work.

Site Maintenance. Contractor shall maintain a trash bin in an area 
designated by the owner's representative for the collection of all 
construction debris.   Contractor shall dispose of all debris and remove 
trash bin prior to occupancy.  All surfaces shall be cleaned prior to 
occupancy.

Demolition Permit. A separate demolition permit is required for the 
removal of any existing structure.

FIRE-RESISTANT CONSTRUCTION

Occupancy Separation. The garage shall be separated from the 
residence and its attic area by not less than 1/2" gypsum board applied 
to the garage side.  Garages shall be separated from all habitable rooms 
above and all structures supporting the floor/ceiling assembly by not 
less than 5/8" Type X gypsum board or equivalent. (Table R302.6)

Doors between the garage and the residence shall be minimum 1 3/8" 
thick solid wood, or 20-minute fire rated, and shall be equipped with a 
self-closing device. (R302.5.1)

Ducts in the garage and ducts penetrating the separation assemblies 
shall be min. 26 gage sheet steel and shall have no openings into the 
garage (R302.5.2)

Under-Stair Protection. Enclosed accessible space under stairs shall be 
protected with minimum 1/2" gypsum board on the enclosed side. 
(R302.7)

Fire Blocking. Provide fire blocking in concealed wall spaces of stud 
walls and partitions vertically at ceiling and floor levels, at 10 feet max. 
horizontally, and at all interconnections of concealed vertical and 
horizontal spaces.  Fire block concealed spaces between stair stringers 
at the top and bottom of run and between studs and in line with the run 
of the stairs if the walls under the stairs are unfinished.  Fire stop with 
non-combustible materials in openings around all vents, pipes, ducts, 
chimneys, fireplaces, and similar openings which afford passage for fire 
at ceiling and floor levels.  (R302.11 & R1003.19)

Draftstopping. Draft stop floor/ceiling assemblies greater than 1,000 SF 
into approximately equal areas with 1/2" gypsum board parallel to the 
floor framing members. (R302.12)

general project notes:

heating notes:

EGRESS

Egress Openings. Emergency escape and rescue openings shall have a 
minimum net clear opening of 5.7 sq. ft. except the minimum net clear 
opening for emergency escape and rescue grade-floor openings shall be 
5 sq. ft.  Where provided, they shall have a sill no greater than 44” above 
the adjacent floor.  The minimum net clear opening height shall be 24".  
The minimum net clear opening width shall be 20". (R310.1)

Handrails. One handrail shall be provided at every stairway having four 
or more risers and shall be continuous for the full length of the flight.  
Provide 2 handrails where indicated on plans.  Handrail height, 
measured above stair tread nosings, or finish surface of ramp slope, 
shall be uniform, not less than 34" and not more than 38".  Handrails 
with a circular cross section shall have an outside diameter of at least 
1.25" and not greater than 2" or shall provide equivalent graspability. If 
the handrail is not circular, it shall have a perimeter dimension of at least 
4" and not greater than 6.25" with a maximum cross-section dimension 
of 2.25". (R311.7.7) 

Guards. Guards shall be located along open-sided walking surfaces, 
mezzanines, stairways, ramps and landings which are located more than 
30" above the floor or grade below and within 36” of the edge of the 
open side.  Guards shall be 36” high minimum except guards whose top 
rail also serves as a stair handrail shall have a height not less than 34" 
and not more than 38" measured vertically from the leading edge of the 
stair tread nosing.  (R312)

Open guards shall have balusters or ornamental patterns such that a 4"-
diameter sphere cannot pass through any opening except the triangular 
openings formed by the riser, tread and bottom rail at the open side of a 
stairway shall not allow passage of a sphere of 6" in diameter.  Guards 
on the open side of stairs shall not have openings which allow passage 
of a sphere 4 3/8" in diameter. (R312.3)

FIRE PROTECTION SYSTEMS

Bidder Designed. Fire Protection systems shall be bidder designed.  
Designated subcontractors are responsible for the preparation of 
drawings and applications for appropriate required permits.

Sprinkler System: An NFPA 13 fire sprinkler system with monitored 
water flow and controls will be installed throughout this project. Provide 
a dry system at unheated garages and attic spaces.  The system shall be 
designed and the plans stamped by a person holding a Washington 
State Certificate of Competency.  Contractor shall submit design to the 
Fire Department for approval.  The system shall be installed by a state 
licensed sprinkler contractor.

Smoke Alarm System. An approved automatic smoke alarm system shall 
be provided and installed in accordance with the warning equipment 
provisions of NFPA 72.  Smoke alarms shall be provided inside of each 
sleeping room, outside of each sleeping area, and on each story of the 
dwelling. Required smoke alarms shall be hardwired, interconnected, 
and have a battery backup. (R314)

Carbon Monoxide Alarms. Provide approved carbon monoxide alarms 
outside of each separate sleeping area. (R315)

INTERIOR ENVIRONMENT

Attic Ventilation:  The net free ventilating area of enclosed attics and 
rafter spaces shall not be less than 1/150 of the area of the space 
ventilated, except that 1/300 min. is permitted if 40% - 50% of the 
required ventilating area is provided by ventilators located in the upper 
portion of the space no more than 3’ below the ridge or highest point of 
the space, with the balance provided by eave or cornice vents. Where 
eave or cornice vents are installed, provide minimum 1-inch clear space 
between insulation and roof sheathing and at the location of the vent. 
(R806)

Under-Floor Ventilation. Under-floor areas shall be provided with 
ventilation openings through foundation or exterior walls.  The minimum 
net area of ventilation openings shall not be less than 1 square foot for 
each 300 square feet of crawl-space areas, or 1/1,500 where the ground 
surface is covered with an approved Class I vapor retarder and 
openings are placed to provide cross ventilation of the space. (R408.2)

Exhaust fans.  Exhaust fans vented to the exterior are required in 
bathrooms, water closets, laundry rooms, kitchens, and other rooms 
where water vapor or cooking odor is produced.  (M1507.4 and WAC 
51-51-1507)

Provide 50 CFM minimum fan flow rating at bathrooms, laundries, and 
similar rooms.  Provide 300 CFM minimum for kitchens.

Dryer exhaust ducts shall be not less than 4 inches in diameter, have a 
smooth interior surface, a back draft damper, and shall terminate 
outside of the building. 

Crawlspace Access. Provide access to crawlspaces with a floor access 
opening of 18”x24” inches minimum or a perimeter wall access opening 
of 16”x24” minimum.  (R408.4)

Attic Access. Provide access to any attic area having a clear height of 
over 30 inches and greater than 30 SF in size with an opening of 22”x30” 
minimum.  A 30-inch minimum clear headroom in the attic space shall be 
provided at or above the access opening.  Locate in a hallway or other 
readily-accessible location.  (R807)

Wet Areas. Shower compartments and walls above bathtubs with 
installed shower heads shall be finished with a non-absorbent surface to 
a height not less than 72" above the floor.  (R307.2)

Solid Blocking. Provide solid blocking in walls at connections points 
behind cabinets, wall shelving, towel and grab bars, and other wall-hung 
items.

Acoustical Insulation. Provide sound attenuation blankets at all 
bedroom, bathroom, toilet room, and powder room walls and other 
spaces as noted on plans.   Provide sound attenuation blankets at all 
bedroom, bathroom, toilet room, and powder room floors and ceilings 
when these rooms occur above or below a habitable space.

Natural Light. Provide average illumination of 6 footcandles (65 lux) @ +
30" AFF at habitable spaces with glazing area less than 8% floor area 
(R303.1)

ENERGY EFFICIENCY

Insulation and Vapor Barriers. Application and installation of insulation 
and vapor barriers shall comply with Washington State thermal 
insulation standards.  All insulating materials shall have a flame spread 
index of not more than 25 and a smoke-developed index of not more than 
450.  (R302.10.1)

Air Leakage. The building thermal envelope shall be constructed to limit 
air leakage in accordance with the requirements of WSEC R402.4.1 
through R402.4.4.

Testing. The building 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.. Testing 
shall be performed at nay time after creation of all penetrations of the 
building thermal envelope. (WSEC R402.4.1.2)

Ducts, air handlers, and filter boxes shall be sealed. Ducts shall be leak 
tested in accordance with WSU RS-33, using the maximum duct leakage 
rates specified. (R403.2.2) 

Air Barrier and Insulation. The air barriers and insulation in walls, floors, 
roofs, and any other enclosures of conditioned space shall be installed 
in accordance with the manufacturer’s instructions and the criteria 
listed in Table R402.4.1.1, or the building shall be tested and verified as 
having an air leakage rate of not exceeding 5 air changes per hour. 
(WSEC R402.4.1)

Weatherstripping. Access doors from conditioned spaces to 
unconditioned spaces shall be weatherstripped and insulated to a level 
equivalent to the insulation on surrounding surfaces. (WSEC R402.2.4)

Thermostat. Where the primary heating system is a forced-air furnace, 
at least one programmable thermostat shall be provided for each 
separate heating and cooling system. (WSEC R403.1)

Energy Certificate. A permanent certificate shall be posted on or within 
three feet of the electrical panel. The certificate shall be completed by 
the builder or registered design professional.  The certificate shall list 
the R-values of insulation installed in or on ceiling/roof, walls, foundation 
(slab, below-grade wall, and/or floor), and ducts outside the conditioned 
spaces; U-factors for fenestration; and the solar heat gain coefficient 
(SHGC) of fenestration; and the results from any required duct system 
and building envelope air leakage testing. Where more than one value 
for each component, the certificate shall list the value covering the 
largest area. The certificate shall list the type and efficiency of heating, 
cooling, and service water heating equipment.  Where a gas-fired 
unvented room heater, electric furnace, or baseboard electric heater is 
installed, the certificate shall list this as appropriate.  (WSEC R401.3)

STRUCTURAL SYSTEMS

Structural Systems: All structural systems (such as trusses) which are 
to be composed of components to be field erected shall be supervised 
by the supplier during manufacturing, delivery, handling, storage, and 
erection in accordance with instructions prepared by the supplier.

SOILS AND FOUNDATIONS

Soils: The architect assumes no responsibility as to the physical 
characteristics of the soils. The geotechnical engineer shall inspect all 
excavations prior to pouring concrete.

Damp-proofing: Except where required by Section R406.2 to be 
waterproofed, foundation walls that retain earth and enclose interior 
spaces below grade shall be dampproofed from the top of the footing to 
the finished grade in accordance with one of the following: bituminous 
coating; three pounds per square yard of acrylic modified cement; 1/8” 
coat of surface-bonding cement complying with ASTM C 887; any 
material permitted for waterproofing in Section R406.2. (R406.1)

Perimeter Drains: Provide continuous 6" round perforated drain in 
gravel fill with filter fabric wrap at all foundation walls.  Provide clean-
outs such that all portions of drainage system can be adequately 
cleaned.   Locate bottoms of drain pipes at the lowest point of wall 
footings and tight-line perimeter drains to storm sewer or other 
approved discharge. Do not connect the perimeter / foundation drain 
tight-line to any other tight-lines or site drainage systems. (R405)

Provide a minimum 12" thick layer of continuous gravel fill from bottom 
of footing to within 12" of finish grade - typical at all walls.  Approved 
gravel fill consists of washed, clean, free drainage gravel ranging from 
1/4" to 3/4" in size.

Site drainage to conform to all local regulations and ordinances. Tight-
line all roof drains to storm sewer system or approved discharge when 
storm sewers are not available.  See Civil  drawing for more information.

Finish Grade. at the building face to have a positive slope away from the 
building.  All site hard surfaces to have a minimum slope of 1/8" in 12" to 
drains unless noted otherwise.

EXTERIOR WALLS

Exterior Wall. Exterior walls to be 2x6 wood studs at 16" o.c. unless 
indicated otherwise on plans.  All exterior walls to be provided with R-21 
min. batt insulation.  Interior walls to be 2x4 studs at 16" o.c. unless 
noted otherwise on plans.

Exterior Structures. Exterior wood framed decks and other wood framed 
structures exposed to weather: all wood shall be pressure treated to 
current American Wood Preservers Institute standards.  This includes 
all plywood, trusses, sawn members, glue-laminated members, etc., 
unless noted otherwise.  All nails and connectors shall be heavy-coat 
galvanized.

Wood Protection. Wood framing members in contact with exterior 
concrete foundations shall be pressure treated.  Wood siding, 
sheathing, and wall framing on the exterior of the building less than 6 
inches from the ground or less than 2 inches from slabs, steps, and 
similar horiz surfaces shall be pressure treated.  Ends of wood beams 
entering a concrete wall (pocket) shall have 1/2" clearance on top, sides, 
and ends. (R317)

Wall Flashing. Approved corrosion-resistant flashing shall be applied 
shingle-fashion in a manner to prevent entry of water into the wall.  Self-
adhered membrane flashings shall comply with AAMA 711.  The flashing 
shall extend to the surface of the exterior wall finish. Flashing shall be 
installed at exterior window and door openings; intersections of 
chimneys or other masonry with frame or stucco walls; under and at the 
ends of masonry, wood or metal copings and sills; above projecting 
wood trim; where exterior porches, decks or stairs attach to a wall or 
floor assembly of wood-frame construction; at wall and roof 
intersections; at gutters.  (R703.8 and WAC 51-51-703)

ROOF ASSEMBLIES AND STRUCTURES

Roof Flashings. Flashing shall be installed at wall and roof intersections, 
wherever there is a change in roof slope or direction, at gutters, and 
around roof openings in a manner that prevents moisture from entering 
the wall and roof assemblies.  A flashing shall be installed to divert the 
water away from where the eave of a sloped roof intersects a vertical 
side wall.  Where flashing is of metal, the metal shall be corrosion 
resistant with a thickness of not less than 0.019". Self-adhered 
membranes shall comply with AAMA 711 (R903.2)

FIREPLACES AND CHIMNEYS

Factory-built Fireplaces. Factory-built fireplaces shall be UL 127-96 
listed, labeled and installed in accordance with the conditions of their 
listing. They shall be installed with tight-fitting glass doors and outside 
source of combustion air (no less than 6 sq. in.) ducted to each firebox. 
(WSVIAQC 402.3 and R1004)

Factory-Built Chimneys. Factory-built chimneys shall be UL 127-96 
listed, labeled, installed, and terminated in accordance with the 
manufacturer's installation instructions. (R1005)

Hearth extensions.  Hearth extensions of approved factory-built 
fireplaces shall be installed in accordance with the listing of the 
fireplace and shall be readily distinguishable from the surrounding floor 
area. (R1004.2) 

Flue clearances. Metal flues venting gas appliances shall have a 
minimum net clearance to combustible materials as required by the 
appliance manufacturer in accordance with the listing of the flue.

GLASS AND GLAZING

Glazing shall be in accordance with IRC section 308 and Washington 
State Safety Glass Law. 

Exterior Glazing. All exterior wall glazing shall be double-glazed and 
comply with the Washington State Energy Code (WAC 51-11).

Safety Glazing. Install in areas subject to human impact (R308.4). Such 
hazardous locations include:

• Glazing in fixed and operable panels of swinging, sliding and bifold 
doors.

• Glazing in a fixed or operable panel adjacent to a door where the 
nearest vertical edge is within a 24 inch arc of the door in a closed 
position and whose bottom edge is less than 60 inches above the 
floor or walking surface except for:
- decorative glazing;
- where there is an intervening wall;
- glazing in the wall perpendicular to the latch side of the door;
- adjacent to a closet door less than 3 feet deep (must comply with 

R308.4.3)
- adjacent to the fixed panel of patio doors.

• Glazing in an individual or fixed panel that meets all of the following 
conditions:
- Exposed area of an individual pane greater than 9 square feet.
- Bottom edge less than 18 inches above the floor.
- Top edge greater than 36 inches above the floor.
- One or more walking surfaces within 36 inches horizontally of 

the glazing.
• All glazing in railings, regardless of an area or height above walking 

surface.  Included are structural baluster panels and nonstructural 
in-fill panels.

• Glazing in walls, enclosures, or fences for hot tubs, spas, whirlpools, 
saunas, steam rooms, bathtubs, showers,  and indoor or outdoor 
pools where the bottom exposed edge of the glazing is less than 60 
inches above any standing or walking surface and within 60 inches 
horizontally of the water’s edge.

• Glazing adjacent to stairways, landings, and ramps within 36 inches 
horizontally of a walking surface when the bottom exposed edge of 
the glass is less than 36 inches above the adjacent walking surface. 
Except when a rail is installed on the accessible side of the glazing 
34” to 38” above the walking surface.

• Glazing adjacent to the landing at the bottom of a stairway within 60 
inches horizontally of the bottom tread when the exposed surface of 
the glazing is less than 36 inches above the nose of the tread.  
Except  when the glazing is protected by a guard complying with 
section  R312 and the glass is more than 18” from the guard.

CONVEYING SYSTEMS

Elevators. Private residence elevators shall comply with ASME A17.1 
(R323.1)

Installation and Permits. Elevator installation shall be performed by a 
Licensed Elevator Contractor employing an elevator mechanic per RCW 
70.87.  The Licensed Elevator Contractor is responsible for obtaining all 
permits required for the work, and for operation and maintenance of the 
elevator until the department has issued an operating permit.

Elevator Permit. Post the issued work permit in a conspicuous location 
at the site of the elevator. (RCW 70.87.080(3))

energy code compliance:
Building Thermal Envelope.  The building thermal envelope shall meet 
the requirements of Sections R402.1.1 through R402.1.4. (WSEC 
R402.1)

Total UA Alternative. If the total building thermal envelope UA is less 
than or equal to the total UA resulting from using the prescribed U-
factors, the building shall be considered to be in compliance.  (WSEC 
R402.1.4)

PRESCRIPTIVE APPROACH

fenestration maximum U-factor: 0.25
skylight maximum U-factor: 0.50

required R-value at ceilings: R-49
required R-value at single rafter- or 

joist-vaulted ceilings: R-38
required R-value at wood framed walls: R-21 int
required R-value at headers: R-10
required R-value at mass walls: R-21
required R-value at walls below grade: R-10 exterior

R-15 interior
R-21 cavity + TB

required R-value at floors: R-30
required R-value at slabs on grade: R-10 perimeter 
required R-value at heated slabs on grade: R-10 continuous

Luminaires. Recessed luminaires installed in the building thermal 
envelope shall be Type IC-rated and certified as having an air leakage 
rates compliant with R402.4.4.  All recessed luminaires shall be sealed 
with a gasket or caulk between the housing and the interior wall or 
ceiling covering.

A minimum of 75% of permanently installed lamps in lighting fixtures 
shall be high-efficacy lamps. (WSEC 404.1)

ADDITIONAL ENERGY EFFICIENCY REQUIREMENTS

Energy Credits Required: Each dwelling shall comply with sufficient 
options from Table R406.2 so as to achieve the following minimum 
number of credits:

Medium Dwelling Unit 3.5 credits

Energy Credits Provided: See WSEC worksheet provided.
1b Efficient Building Envelope 1.0 credit
3b High Efficiency HVAC equipment 1.0 credit
5c Efficient Water Heating 1.5 credit

Total = 3.5 credits

project data:

vicinity map:

LOT DESCRIPTION

Project Address: 3675 W Mercer Island - Lot C
Mercer Island, WA 98040

Parcel Number: 362350-0273 

Legal Description:

LOTS A, B AND C OF MERCER ISLAND SHORT PLAT NUMBER 
MI-76-8-027, RECORDED UNDER RECORDING
NUMBER 7702170577, AND AS AMENDED BY BOUNDARY LINE 
REVISION PER CITY OF MERCER ISLAND FILE
NO. MI-81-08-15 AS RECORDED UNDER RECORDING NUMBER 
8211169001, SAID SHORT PLAT BEING A
PORTION OF BLOCK A, REPLAT OF ISLAND PARK, ACCORDING TO 
THE PLAT THEREOF, RECORDED IN
VOLUME 13 OF PLATS, PAGE 58, IN KING COUNTY, WASHINGTON;

TOGETHER WITH SECOND CLASS SHORELANDS ADJACENT 
THERETO; AND

TOGETHER WITH AN EASEMENT FOR INGRESS AND EGRESS OVER 
AN EXISTING PRIVATE ROADWAY
LOCATED UPON PROPERTY ADJOINING AS CREATED BY EASEMENTS 
RECORDED UNDER RECORDING
NUMBERS 3860939 AND 3927412, AND ALSO AS DELINEATED ON THE 
FACE OF SAID BOUNDARY LINE
REVISION; AND

TOGETHER WITH PARKING INGRESS, EGRESS AND DRAINAGE 
EASEMENT AS ESTABLISHED BY PARKING
AREA EASEMENT RECORDED UNDER RECORDING NUMBER 5094317 
AND AS FURTHER DESCRIBED IN DEED
RECORDED UNDER RECORDING NUMBER 8308170194; AND

TOGETHER WITH THAT CERTAIN EASEMENT FOR UNDERGROUND 
AND OVERHEAD UTILITIES AS
ESTABLISHED BY UTILITY EASEMENT RECORDED UNDER 
RECORDING NUMBER 9304061280.

SITUATE IN THE COUNTY OF KING, STATE OF WASHINGTON.

Lot Area: Lot C = 15,101SF

Zoning: R-15

Shoreline Environment: Urban Residential

LOT CONSTRAINTS
(see sheet A2.2 site calculations)

Required Yards:
Front: 20'-0"
Side:
Shoreline: 25'-0" from ordinary high water

Shoreline Buffer: 25'-0" from shoreline setback

Average Building Elevation: see A2.2 for calculation

Max. Building Height: see A2.2 for calculation

Lot Slope: 47%

Impervious Coverage Area: see A2.2 for calculation

Gross Floor Area: see A2.2 for calculation

not to scale

floor areas:

abbreviations:

MECHANICAL SYSTEM CRITERIA

Bidder Designed. Mechanical systems, electrical systems, and plumbing 
systems shall be bidder designed.  Subcontractors designated to 
accomplish the above will be responsible for the preparation of 
drawings and applications for appropriate required permits.

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.  (WSEC R403.6)

Ventilation. Provide source specific and whole house ventilation as 
required by the IRC M1507 and IMC.

Whole House Ventilation: Intermittent whole house ventilation shall be 
integrated with the forced-air heating system per IMC 403.8.7 and 
M1507.3.5:  Outdoor air shall be provided to the return side of the 
forced-air system no closer than 4 feet upstream of the unit.  At a 
minimum, filtration shall be provided at the forced-air unit with adequate 
access to filters for maintenance and replacement. (IMC 403.8.8.2)

Mechanical ventilation system fans shall meet the efficacy requirements 
of WSEC Table R403.5.1 unless the fans are integral to tested and listed 
HVAC equipment and are powered by an electronically commutated 
motor. (WSEC R403.5.1)

Piping. Insulation for hot water pipe shall have a minimum thermal 
resistance of R-4 (WSEC R403.4.2). Cold water pipes located in 
unconditioned space shall be insulated in accordance with the 
Washington State Plumbing Code (Chapter 51-56 WAC).  

Mechanical system piping capable of carrying fluids above 105° F or 
below 55° F shall be insulated to a minimum of R-6. (WSEC R403.3)

Areas of Moisture.  When HVAC units or water heaters are placed in an 
area susceptible to moisture, all pilot lights, burners, switches, or 
heating elements shall be located at least 18" above the floor slab.

Water Heaters. Provide seismic anchor straps for all water heaters. 
(UPC 508.2)

All hot water tanks shall be equipped with: 
• Thermal expansion tank if the water system is equipped with a check 

valve, backflow preventer, or any other normally closed device that 
prevents dissipation of building pressure back into the water main. 
(UPC 608.3)

• Combination pressure and temperature relief valve installed in an 
approved location based on the water-heating device’s listing 
requirements and manufacturer’s instructions. (UPC 608.3)

Heating Units. Every dwelling unit shall be provided with heating 
facilities capable of maintaining a minimum room temperature of 68° F at 
a point 3’ above the floor and 2’ from exterior walls in all habitable rooms 
at design temperature. (R303.9)

Fuel fired appliances shall not be located in or obtain combustion air 
from sleeping rooms, bathrooms, toilet rooms, storage closets, or in a 
space that opens only into such rooms unless the appliance is a direct-
vent appliance that obtains combustion air from the outdoors or a solid 
fuel-fired appliance, or the room meets the required volume criteria of 
section 304.5. (IMC 303 and IFGC 303)

Appliances installed within compartments, alcoves, or basements shall 
be provided with access by an opening or door and an unobstructed 
passageway measuring not less than 24” wide and large enough to allow 
removal of the largest appliance in the space, provided that a level 
service space of not less than 30” deep and the height of the appliance, 
but not less than 30”, is present at the front or service side of the 
appliance with the door open (IMC 306.2).  All clearances shall be 
provided for warm air furnaces in accordance with the terms of their 
listings.  Clearances and access, under floor spaces per IMC 306.4.  
Attics and/or  furred spaces per IMC 306.3.  Roofs and/or outside walls 
per IMC 306.5.

Combustion Air. When a gas furnace is installed in a confined space 
where the volume of the space is not greater than 50 cu. ft./1000 BTUH 
of the appliance input rating, openings may be used to connect indoor 
spaces.  Two permanent openings shall be provided, one within 12" of 
the floor and one within 12" of the ceiling.  Each opening shall have a 
minimum free area of 1 sq. in./1,000 BTUH of the total input rating of all 
appliances in the space, but not less than 100 sq. in. The minimum 
dimension of air openings shall be not less than 3”. (IFGC 304.5)

Outside or return air for a forced-air heating system shall not be taken 
from a closet, bathroom, toilet room, kitchen, garage, mechanical room, 
boiler room, furnace room, or attic.  (IFGC 618.5)

Gas venting. Gas venting system to be used shall be in accordance with 
IFGC sec. 503.

Vent connectors (of single-wall corrosion-resistant pipe) shall be 
installed per IFGC 503.7.  Clearances per IFGC table 503.10.5.

Ductwork.  Insulate ducts to a minimum of R-8. Ducts located completely 
inside the building thermal envelope may be excluded.

Main Floor
Living Area: 1,083 SF
Mech. / Storage:     449 SF

Garage Area: 1,398 SF

Total Living Area: 1,083 SF

Total Floor Area: 2,930 SF 

(See sheet A2.2 for floor area calcs)
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Ogden Point Residence - Lot C - Mercer Island, WA

sheet index:

A14.1 interior elevatoins

Architectural

A1.1 general information

A2.0 survey (by others)

A2.1 site plan

A2.2 site calculations

A3.1 floor plans

A4.1 roof plan

A5.1 elevations

A6.1 building sections

A7.1 wall and stair sections

A8.1 schedules

A9.0 assemblies

A9.1 details

Structural

S1.1 general structural notes

S2.1 Lot C pool deck framing and foundation plan

S2.2 Lot C main floor framing plan

S2.3 Lot C roof framing plan

S3.1 concrete details

S3.2 concrete details

S4.1 typical wood framing

S4.2 framing details

S4.3 framing details

Civil

C1 cover sheet

C2 TESC plan and details

C3 grading, paving, and utility plan

C4 notes and details

Landscape

L-1.1 tree removal plan

L-2.1 tree replacement plan

L-3.1 shoreline planting plan

M/L match line

MAT material

MAX maximum

MECH mechanical

MFR manufacturer

MH manhole(s)

MIN minimum

MIR mirror

MISC miscellaneous

MO masonry opening

MTL metal

N north

N/A not applicable, not
available

NAT natural

NIC not in contract

NO number

NOM nominal

NTS not to scale

NUM number

OA overall

OC on center

OD outer diameter

OFCI owner furnished
contractor installed

OFOI owner furnished
owner installed

OH overhead, overhang

OPP opposite

OVFL overflow

PAV pave, pavers,
pavement

PERF perforate, perforated

PL plate, property line

PLAM plastic laminate

PLY ply

PNL panel

PNT paint

PROP property line

PT point

PVC poly vinyl chloride

R riser, risers

RA return air

RAD radius

RD roof drain

REBAR reinforcing bar

REF reference, refrigerator

REINF reinforce,
reinforcement

REM remove

REPL replace

REQ'D required

RH robe hook

RM room

RO rough opening

ROW right of way

RT right

S south

SBK setback

SC solid core

SCHEM schematic

SD storm drain, smoke
detector

SEC section

SF square feet

SG safety glazing

SHT sheet

SIM similar

SL slope

SOG slab on grade

SPC space(s)

SPEC specifications

SQ square

ST street

STD standard

STL steel

STR structural

SYS system

T tee, tempered

T/ top of

T&G tongue & groove

TEL telephone

TEMP temporary, tempered

THK thickness

TOL tolerance

TV television

TYP typical

UG underground

UL underwriter's
laboratory

UNO unless noted
otherwise

V valve, volt, vent

V/VAR variable, varies

VB vapor barrier

VERT vertical

VG vertical grain

VTO vent to outside

W west, wide, width,
water

W/D variable, varies

WC water closet

WD wood

WIC walk-in closet

WIN window

WP waterproof

WR water resistant

& and

< angle

@ at

# number, pounds

[ channel

A/C air conditioning

AB anchor bolt

ABV above

AC air conditioning

ADD additional

ADJ adjust, adjustable

AFF above finish floor

AL aluminum

ALT alternate

ALUM aluminum

ANOD anodized

ARCH architct, architecture

AUX auxiliary

AVG average

B/ bottom of

BK back

BLDG building

BLW below

BM beam, benchmark

BSBL building setback line

BTM bottom

CAB cabinet

CB catch basin, circuit
breaker

CDF control density fill

CF cubic feet

CI cast iron

CIP cast in place

CJ control joint,
construction joint

CL centerline

CLG ceiling

CLR clear, clearance

CMU concrete masonry unit

CO cleanout

COL column

CONC concrete

CONN connection, connector

CONST construction

CONT continuous

CONTR contractor, contract

CSMT casement

CY cubic yard

DBL double

DD deck drain

DET detail

DIA diameter

DIAG diagonal, diagram

DIM dimension,
dimensional

DIV divide, division

DN down

DR door

DS downspout

DTL detail

DW dishwasher

DWG drawing

E east

EA each

EF exhaust fan

EL elevator

ELEC electrical

ELEV elevation

ENCL enclosure, enclose

ENGR engineer

EQ equal

EQP equipment

ESMT easement

EST estimate, estimated

EW each way

EXH exhaust

EXIST existing

EXP expose, exposed,
expansion

EXST existing

EXT exterior

F/ face of

FD floor drain

FE fire extinguisher

FIN finish, finished

FLEX flexible

FLR floor

FND foundation

FO face of

FP fireplace

FR fire resistant

FT foot, feet

FTG footing

G gas, gage

GA gas, gauge

GALV galvanized

GC general contractor

GL glass, glaze, glazing

GLB glass block, glue-lam
beam

GRD grade

GWB gypsum wallboard

GYP gypsum, gypcrete

H high

HB hose bibb

HDR header

HDWD hardwood

HM hollow metal

HOR horizontal

HR handrail

HSS hollow steel section

HT height

HVAC heating, ventilation &
air conditioning

HWT hot water tank/heater

HYD hydrant

ID inner diameter

IN inch

INCL include(s) (ed) (ing)

INSL insulate, insulation

INST install, installed

INT intersection, interior

INV INVERT, INVERSE

JST joist

JT joint

L left, long, length

LAM laminate, laminated

LBL label

LF lineal feet

LT light

LTG lighting

LVL level

project contacts:

Owner: The Lady Bug Trust

Architect/Agent: Demetriou Architects PLLC
5555 Lakeview Drive #200
Kirkland, WA 98034
Project Manager: Andrea Smith
(425) 827-1700

Structural Engineer: Swenson Say Faget
2124 Third Avenue #100
Seattle, WA 98121
Project Manager: Robert Henry
(206) 443-6212

Civil Engineer: Triad Associates
20300 Woodinville Snohomish Rd NE Suite A
Woodinville, WA 98072
Contact: Adam Stricker
(425) 415-2076

Surveyor: Terrane
10801 Main Street #102
Bellevue, WA 98004
Contact: Mark A. Borys
(425) 458-4488

Geotechnical Engineer: Geotech Consultants, Inc.
14711 NE 29th Place #101
Bellevue, WA 98007
Contact: Marc McGinnis
(425) 885-7877

Landscape Architect: Ken Large Landscape Architects
21803 NE 17th Court
Sammamish, WA 98074
Contact: Ken Large
(425) 836-4578

Arborist American Forest Management, Inc.
11415 NE 128th Street #100
Kirkland, WA 98034
Contact: Kelly Wilkinson
(425) 820-3420
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 1/8" = 1'-0"1
site plan

site plan notes

1. Final grading shall direct drainage away from all building structures.

2. Residence will have NFPA 13R sprinkler system. Include a monitored water 
flow alarm, fire coating in the crawlspaces, noncombustible roof and siding 
materials, and additional fire code alternate measures per fire marshal.

3. No structures shall be built over sewer easement.

4. See landscape drawings for planting, irrigation, site lighting, and other 
landscape design information.

5. Upgrade water service line to 8" supply, verify easements and provide to 
city prior to construction.
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 1" = 20'-0"1
lot coverage

lot coverage: impervious surface

pool 600 SF

structure roof area 1618 SF

vehicular use 1913 SF

4130 SF

lot C = 15,101 SF

max. lot coverage = 30 %

max. square footage = 4,530 SF 

 1" = 20'-0"2
site plan

ABE calcuation

Mark
midpoint
elevation Length_Calc ME*WL

01 57 350.7 19992.7

02 36.64 616.3 22579.4

03 32 488.4 15629.1

08 42 325.5 13671.0

09 42 37.5 1575.0

010 42 290.8 12211.5

2109.2 85658.8

Total Midpoint Elevation * Wall Length = 85,658.8
Total Length of Wall = 2,109.2

Average Building Elevation (ABE) = 40.6 ft

 1/16" = 1'-0"

pool deck

 1/16" = 1'-0"

motorcourt / garage

Floor Areas
name area

pool deck

living area 1083 SF

stor/mech 449 SF

motorcourt / garage

garage 1398 SF

2930 SF

GROSS FLOOR AREA:

Gross Floor Area: 40% of lot area
or 12,000 SF

40% of 15,101 = 6,040 SF

Proposed total foor area: 2,930 SF

 1" = 20'-0"5
site - hardscape
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 1/4" = 1'-0"2
garage level floor plan

 1/4" = 1'-0"1
pool level floor plan

plan notes

1. See sheet A1.1 for additional general notes applicable to this
plan sheet.

2. All dimensions are to face of framing, center of column, or
face of concrete unless noted otherwise.

3. All structural steel to be within wall and ceiling envelopes
except as specifically noted. Columns shown this sheet
describe critical dimensions only. Not all structural columns
are necessarily shown. See structural drawings for extent fo
structural steel.

4. Fire block all plumbing penetrations. Fire block at 10'-0" o.c.
horizontally and vertically in all framed walls. Fire block all
wall to floor, wall to ceiling, and floor to fireplace assemblies.

5. Provide acoustical batt insulation at all interior bathroom
and powder room walls, bedroom walls, and in the floor and
ceilings when these rooms occur above or below a habitable
space.

6. All exhaust fans to be 80 CFM minimum, UNO.
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DN

pool below

7" / 12"7" / 12"

trellis below

trellis below

deck below

walls below

line of building 
wall below

standing seam 
metal roof, typ

ri
d

g
e

ridge

ridge

valley
valle

y

valley
valle

y

DS

DS

DS

DS

DS

1562 SF

roof 1

43 SF

roof 02

roof 01
area = 1,562 SF
venting required = 1,499.52 sq in
proposed venting - soffit = 60'-6"
proposed venting - ridge = 76'-6"

venting provided - soffit = 544.5 sq in
venting provided - ridge = 1,032.75 sq in

total = 1,577.25 sq in

roof 02
no venting required

soffit vent = AirVent Inc, continuous soffit vent, 9 sq in per ft
ridge vent = Cor-A-Vent, V-300 ridge vent, 13.5 sq in per ft
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 1/4" = 1'-0"1
roof plan

 1/16" = 1'-0"2
roof venting calculations

roof plan notes

1. Roof slope at pitched roof areas to be 7":12", typ UNO.

2. Roof slope shall in no case be less than 1/4":12" at any 
location.

3. Plumbing risers and vents not shown on plans for 
clarity. Plumbing penetrations to be kept to a minimum 
and located on roof slopes not visible from the entry 
access.

4. Flash and counterflash all roof penetrations.

5. Provide balanced roof ventilation. It is recommended 
that the contractor coordinate with venting product 
suppliers to prevent imbalanced ventilation under 
severe weather conditions where infiltration could 
occur. Weather shield flashing may be required at these 
conditions.
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 1/4" = 1'-0"N
north elevation

 1/4" = 1'-0"W
west elevation

 1/4" = 1'-0"E
east elevation

 1/4" = 1'-0"S
south elevation
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 1/4" = 1'-0"1
building section

 1/4" = 1'-0"2
building section



pool deck
32' - 0"

motorcourt / garage
42' - 0"

A

gaps between railing 
shall not allow a 4" dia. 
sphere to pass through

continuous handrail @ 
36" abv. stair nosing, 
typ

beam support 
per structural

A9.1

18

1
0

' -
 0

"

insulated wall below grade
see /11 A9.0

drainage per civil

concrete footing per 
structural

pin pile per structural

5/8" GWB, finish 
per schedule

slab on grade 
assembly
see /1 A9.0

t/plate
56' - 0"

D

insulated wall below 
grade assembly
see 

shingle wall assembly
see

A9.1

12

metal roof assembly
see

7" / 12"

/6 A9.0

/- ---

cedar shingles, install 
per manufacturer 
recommendations

R-5 continuous 
insulation

1
4

' -
 0

"
1

0
' -

 0
"

2
4

' -
 0

"

3/8" drainage composite

2 layers grade D building 
paper

sheathing per structural

2x6 framing with R-21 
insulation

4 mil polyethelene vapor 
barrier

5/8" GWB, finish per 
schedule

concrete slab per 
structural

5/8" GWB, finish 
per schedule

/11 A9.0

12" min gravel backfill

R-5 continous insulation

drainage composite

below grade 
waterproofing

concrete foundation 
wall per structural

footing drain per civil

2" air gap

R-21 closed cell 
insulation

2x4 wood studs, 16" 
OC with PT 2x6 plates

slab on grade assembly
see /1 A9.0

pin piles per 
structural

concrete footing 
per structural
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 1/2" = 1'-0"1
exterior stair

 1/2" = 1'-0"2
typical wall section



h
e

ig
h

t

3 equal

width

2 equal

width

h
e

ig
h

t

4 equal

width

h
e

ig
h

t

width

h
e

ig
h

t

E1

exterior door types

D1

1
' 

- 
8

"

1
' 

- 
8

"

width

h
e

ig
h

t

fiberglass
E2

2 lite transom
E3

2 lite transom

garage door types

interior door types

h
e

ig
h

t

G1
rolling garage door

D3
swing bi-fold

D2
double swing

h
e

ig
h

t

2 equal

width

10 eq

width

2
 e

q

h
e

ig
h

t

2 eq

width

3
 e

q

h
e

ig
h

t

4
 e

q

h
e

ig
h

t

8 eq

width

4 eq

width

3
 e

q

h
e

ig
h

t

B

C D

A

window types
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window schedule
 Room Number Room Name no. type width height sill height head height manufacturer model Comments

pool deck

001 kitchen 001 E 6' - 0" 3' - 8" 3' - 0" 6' - 8"

motorcourt / garage

101 B 18' - 0" 2' - 10" 9' - 2" 12' - 0"

102 B 18' - 0" 2' - 10" 9' - 2" 12' - 0"

103 C 3' - 6" 6' - 6" 3' - 6" 10' - 0" safety glazing

104 D 10' - 0" 4' - 0" 7' - 11 1/2" 11' - 11 1/2"

105 C 3' - 6" 6' - 6" 3' - 6" 10' - 0"

door schedule
room no. room name type material finish width height u-value area thickness manufacturer model Comments

pool deck

001a 001 kitchen D6 aluminum paint 9' - 2 3/4" 6' - 10" 63 SF 1 3/4"

001b 001 kitchen D3 MDF paint 5' - 0" 7' - 6" 38 SF 1 3/4"

004a 004 bedroom D1 MDF paint 3' - 0" 7' - 6" 23 SF 1 3/4"

004b 004 bedroom D7 aluminum clad paint 6' - 0" 6' - 10" 41 SF 1 3/4"

004c 004 bedroom D3 MDF paint 8' - 0" 8' - 0" 64 SF 1 3/4"

005a 005 bath 17 MDF paint 3' - 0" 7' - 0" 21 SF 1 3/4"

006a 006 pool equip/stor D4 MDF paint 6' - 0" 7' - 0" 42 SF 2"

motorcourt / garage

101a G1 aluminum clad paint 18' - 0" 8' - 0" 144 SF 2"

101b G1 aluminum clad paint 18' - 0" 8' - 0" 144 SF 2"

101c E1 fiberglass paint 3' - 0" 8' - 0" 24 SF 1 3/4"

101d E3 aluminum clad paint 10' - 2 3/4" 7' - 11 1/2" 81 SF 1 3/4"

684 SF

glazing notes

1. See sheet A1.1 for general notes

2. All glazing to have a U-factor of 0.25 max per WSEC prescriptive approach.

3. Window dimensions taken to frame UNO.

4. Safety glazing (SG) to be provided where required by the IRC. See plans for safety glazing locations as
noted. Each pane of safety glazing to be identified in accordance with IRC.

5. Emergency escape and rescue openings shall be installed per IRC R310. See plans for locations. All
emergency escape openings shall have a minimum net clear opening of 5.7 SF. The minimum net clear
opening shall be no less than 24", clear opening width no less than 20", with a finished sill height not more
than 44" above the floor.

6. Window supplier/manufacturer to field verify all rough openings, window divisions, and operation prior to
production of windows.

7. All window finishes per architect. Window supplier to submit color smaple for approval by architect/owner.

8. All operable windows to be provided with screens.

9. Windows within 10'-0" of grade (or accessible deck) shall be capable of being locked.

10. All sill and head heights are taken from finish floor UNO.

door notes

1. Safety glazing (SG) to be provided where required by IBC 2403. Refer to plans for safety glazing
locations. Each pane of safety glazing shall be identified by a label in accordance with the IRC.

2. Door frames and frame anchorage shall be installed according to the conditions of their listings.

3. All exterior doors, except garage doors, to be provided with mortise lock and deadbolt. Minimum 1/2"
throw deadbolt or dead latch for doors per IRC R329.

4. Opaque exterior doors to have a maximum U-factors per table WSEC R402.1.1. Glazed exterior doors to
have a maximum U-factor of 0.25.

5. Fire doors, windows, and dampers shall have an approved label or listing mark, indicating fire-protection
rating, which is visible for inspection and permanently affixed at teh time of manufacture.

6. All exterior, mechanical room, and crawl space doors shall be insulated with interlocking low-rise
thresholds and weatherstripping.

7. Door thresholds shall not exceed 1/2" in height above finish floor.

8. All bedroom, bathroom, and powder rooms to be provided with privacy locks.

9. Operation, hinging, pocketing, or sliding per plans.



R-38 closed cell spray 
foam insulation

framing per struct

sheathing per structural

tapered rigid insulation, 
slope to drain

waterproofing membrane

precast concrete pavers on 
pedestals

5/8" GWB, finish per schedule

framing per struct

sheathing per struct

tapered rigid insulation, 
slope to drain

waterproofing membrane

pavers on pedestals

soffit board, finish per 
schedule

slab on grade assembly

finish flooring per schedule

slab on grade per struct

gravel base per geotech 
recommendations

continuous R-10 rigid 
insulation under slab

10 mil poly vapor 
barrier

underslab drainage 
per geotech 
recommendations

floor joists, per structural

floor sheathing per 
structural

1 1/2" gypcrete

finish flooring, per 
schedule

5/8" GWB, finish per schedule

premanufactured wood 
roof trusses per structural

sheathing per structural

2 layers of 15# roof felt

standing seam metal 
roofing

underframing as 
necessary

R-49 batt insulation

5/8" GWB, finish 
per schedule

10 mil polyethelene 
vapor barrier

2x4 wood studs with 2x6 PT 
plate, 16" OC

2" air gap

R-21 closed cell spray 
foam insulation

5/8" GWB, finish per 
schedule

per struct

c
o

n
c

re
te

 
fo

u
n

d
a

ti
o

n
 w

a
ll

12" min gravel backfill

drainage composite

below grade waterproofing

R-5 continuous insulation

10 mil polyethelene 
vapor barrier

2x6 wood studs @ 16" OC

R-21 batt insulation

10 mil polyethelene 
vapor barrier

5/8" GWB, finish per 
schedule

exterior sheathing per 
structural

2 layers grade D building 
paper

4" brick veneer with 
veneer anchors with 
cont. wire tie

R-5 continuous insulation

1" air space

2x6 wood studs, 16" OC

R-21 batt insulation

10 mil polyethelene 
vapor barrier

5/8" GWB, finish per 
schedule

drainage composite

exterior sheathing 
per structural

2 layers grade D building 
paper

wood siding per 
elevations

R-5 continuous insulation

furring strips as needed 
for wood attachment
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 3/4" = 1'-0"4
deck over living

 3/4" = 1'-0"3
typical deck

 3/4" = 1'-0"1
slab on grade

 3/4" = 1'-0"2
typical floor

 3/4" = 1'-0"6
metal roof

 3/4" = 1'-0"11
insulated below grade wall

 3/4" = 1'-0"13
exterior brick veneer wall

 3/4" = 1'-0"14
exterior wood wall



wall below grade 
interior insulation

slab perimeter insulation 
required within 2'-0" of grade 

grade line

typical sill -
framing not 
shown

grade

slab edge 
insulation

grade

note: fully insulate 
underside of slab at 
radiant floor conditions

2
' 
- 

0
"

2x2 PT nailer at insul

back-up clips @ 
inside corners of 
GWB

continuous insulation

end stud of 
intersecting wall

common studs 
in exterior wall

exterior

interiorinterior

back-up clips @ 
inside corners of 
GWB

continuous insulation

exterior

interior

sheathing

header per structural

R-21 batt insulation 

R-10 insulation at header

exteriorinterior

sheathing

header per structural

R-21 batt insulation 

R-10 insulation at header

exteriorinterior

1

2

3

4

5

1

2

3

4

5

6

6

10

9

8

7

7

8

9

10

general rough opening
flashing sequence notes:

install flashing along
entire sill, leave bottom
loose to overlap WRB 
later

install pre-formed
corner flashing @ lower
corner each side

install flashing along
entire length of jamb

install pre-formed
corner flashing @ upper
corner each side

install flashing along
entire length of head

provide continuous bead of
sealant on backside of
nailing flange and install
window per manuf.

9" TYP

typical head flashing per
details, extend past
window frame 1/2" ea side

tuck WRB under window
flashing at sill

apply WRB in a shingled 
fashion, overlapping 
layers below

WRB shall overlap head
flashing

note:
manufacturers technical installation
specifications take precedence

window wrap per 
flashing sequence 

window per 
schedule

sill below

wall framing 
per plans

trim per interior 
elevations and 
finish schedules

5/8" GWB

RO per manuf

exterior trim

typ shingle wall 
assembly

/6 A9.1

thru wall 
flashing with 
drip

typ shingle wall assembly

backer rod and sealant

window wrap per 
flashing sequence

window per schedule

5/8" GWB

wall framing per plans

/6 A9.1

exterior sill and trim

interior sill and 
trim

header per structural

wood trim and 
other finishes per 
interior elevations 
and finish schedule

typ shingle wall assembly

exterior wood trim

DIM REF

o
r 

p
e

r 
m

a
n

u
f.

1
/4

" 
R

O

metal window head flashing

window per schedule

WRB

R-10 min 
insulation at 
headers 

typ brick veneer

flashing set in mastic with 
weep tubs @ 24" OC max

mortar netting

grout set base course over 
membrane epoxy fleece to 
foundation, all joints and 
corners to be hot air welded

drainage mat

typ below grade 
wall

PT wood in 
contact with 
concrete, typ

typ exterior wall

1 1/2" gycrete 

finishes per 
schedule

sheathing per 
struct

slope

6"4"

conc wall

10"

m
in

 l
a

p

4
"

fa
c

e
 o

f 
fr

a
m

in
g

thru wall flashing 
with drip

typ brick wall assembly

backer rod and sealant

window wrap per 
flashing sequence

window per schedule

5/8" GWB

wall framing per plans

brick soldier course, 
1/2:12 slope min

interior sill and 
trim

RO per manuf

window wrap per 
flashing 
sequence

window per 
schedule

sill below

wall framing 
per plans

trim per interior 
elevations and 
finish schedules

5/8" GWB

typ brick wall 
assembly

1" air space

header per structural

wood trim and 
other finishes per 
interior elevations 
and finish schedule

typ brick wall assembly

brick soldier 
course

DIM REF

o
r 

p
e

r 
m

a
n

u
f.

1
/4

" 
R

O

window head 
flashing, welded 
joint @ 90 degree 
corner

window per schedule

1" air space

R-10 min 
insulation at 
headers 

2 layers bldg paper 
lap over flashing

angle per struct

backer rod and 
sealant

main finish

EL: 38' - 3 1/4"

1
1

 1
/4

"

drainage mat over 2 
layers WRB

4x solid parapet 
framing, typ

metal drip edge flashing

deco wall capprecast concrete pavers 
on adjustable pedestals

rigid insulation, 
slope to drain

deck framing 
per struct

stucco soffit

painted wood trim

2" wide continuous metal 
soffit vent

6" half round 
metal gutter

2x10 painted 
fascia board

continuous perforated metal 
soffit vent , 9 sq. in./ft.

metal drip edge 
flashing

ice & water shield membrane 
flashing first 3'-0" up from 
gutter 

insulation baffle, provide 1" 
min. air space

R-49 attic insulation vented 2x blocking

metal roof assembly

per roof plan

overhang

ridge cap 

2x continuous blocking

vent strip

metal roof assembly
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