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NEW ROOF OVER DECK

NEW ADDITION TO
GARAGE

25'-0"
NEW PERVIOUS STONE
STEPS

NEW PERVIOUS WOOD
DECK

NEW PERVIOUS WOOD
DECK

MIN. SETBACK FROM
WATERCOURSE

25' WATERCOURSE
SETBACK

RELOCATE (E)
CATCHBASIN

(E) CATCHBASIN
W/ OIL/WATER
SEPARATOR

(E) CATCHBASIN

NEW ROOF EAVE NOT TO
EXTEND INTO 5' MINIMUM
SETBACK

NEW ROOF EAVE NOT TO
EXTEND INTO 5' MINIMUM

SETBACK
N 09° 53' 56" W

(E) ELECTRIC
METER

(E) GAS METER

NEW AC UNIT

NEW HIGH EFFICIENCY
MITSUBISHI SPLIT SYSTEM

NEW GENERATOR

NEW AC UNIT

(E) WOOD
STEPS

NEW CONC.
RETAINING WALL

EXISTING FENCE

HEDGE

HEDGE

HEDGE

HEDGE

HEDGE
HEDGE

EXISTING ADJACENT
RESIDENCE

EXISTING ADJACENT
RESIDENCE

EAVE OF EXISTING
ADJACENT

RESIDENCE

HEDGE

DETACHED
GARAGE

8316 AVALON
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A1.0

SI
TE

 P
LA

N

HIGHEST EL: 67' -
LOWEST EL: 45.91' = 21.09'

21.09' DIVIDED BY 274.5' (HORIZ. DIST.
BTWN. HIGHEST & LOWEST ELEV.) = .077

LOT SLOPE IS 7.7%,
WHICH IS UNDER 15%,
SO 40% LOT COVERAGE IS ALLOWED.

LOT  COVERAGE (IMPERVIOUS AREA)

DRIVES/
WALKS S.F.

IMPERVIOUS
PATIO S.F.

18,528 SF

EXISTING
IMPERVIOUS AREA
PROPOSED
IMPERVIOUS AREA
NET GAIN/LOSS
IMPERVIOUS AREA
% ALLOWED
IMPERVIOUS AREA

GROSS
LOT S.F.

MAIN STRUCT. &
ROOF S.F.

TOTAL
IMPERV.

% LOT
COVERAGE

3,523.8 SF

3,838.8 SF

2,713.8 SF

2,694.3 SF 0 SF

128 SF 6,951 SF

6,973.8 SF

7,411.2 SF
ALLOWABLE

40 %

37.6 %

37.5 %

+315 SF -19.5 SF -128 SF +22.8 SF +.01 %

SCALE: 3/32" =1'-0"
SITE PLAN

N

2015 WSEC CREDITS
PROJECT IS AN ADDITION OF MORE THAN 500 SQ FT CONDITIONED AREA AND LESS
THAN 1,500 SQ FT CONDITIONED AREA, AND SO IS A SMALL DWELLING UNIT
REQUIRING 1.5 CREDITS

CREDITS OPTION DESCRIPTION

1.0 3A INSTALL A HIGH EFFICIENCY FURNACE W/ MIN AFUE OF
94%

1.0 3D INSTALL A DUCTLESS SPLIT SYSTEM HEAT PUMP

1.0 5B INSTALL GAS, OIL, OR PROPANE HEATER W/ MIN. 
EFFICIENCY OF .74

TOTAL CREDITS
3.0

BUILDING AREA

810.8 SF

UNHEATED
DECKS

COVER SHEET - GENERAL   & ENERGY NOTES, LEGAL,
PROJECT DATA, CUT-FILL CALC, INDEX, SITE PLAN

SURVEY

TESC PLAN

LOWER FLOOR PLAN
MAIN FLOOR PLAN
UPPER FLOOR PLAN
ROOF PLAN
EXTERIOR ELEVATIONS
EXTERIOR ELEVATIONS
BUILDING SECTIONS
BUILDING SECTIONS
BUILDING SECTIONS
WALL SECTIONS
EXTERIOR DETAILS

STRUCTURAL NOTES
STRUCTURAL NOTES
FOUNDATION PLANS
MAIN FLOOR FRAMING PLANS
UPPER FLOOR FRAMING PLANS
ROOF FRAMING PLANS
STRUCTURAL DETAILS
STRUCTURAL DETAILS

STREAM BUFFER MITIGATION EXISTING PLAN
STREAM BUFFER MITIGATION PLANTING PLAN
STREAM BUFFER MITIGATION DETAILS

A1.0

C1.0

A2.0
A2.1
A2.2
A2.3
A3.0
A3.1
A4.0
A4.1
A4.2
A5.0
A6.0

S1.0
S1.1
S2.0
S2.1
S2.2
S2.3
S3.0
S3.1

W-1
W-2
W-3

SHEET INDEX

GENERAL NOTES PROJECT DATA PROJECT TEAM

ENERGY NOTES

LEGAL DESCRIPTION
AVALON PARK ADD, PLAT BLOCK 4, PLAT LOT 10,
QUARTER-SECTION-TOWNSHIP-RANGE NW-31-24-5.

BUILDING HEIGHT

NUMBER OF STORIES:

SCOPE OF WORK:

PROPERTY TAX ID NUMBER:

CONSTRUCTION TYPE:

ZONING:

SEISMIC ZONE:

PROJECT ADDRESS:

ADDITION TO AND RECONSTRUCTION OF EXISTING
GARAGE, ADDITIONS TO AND RENOVATIONS OF
EXISTING HOUSE, REMOVAL AND REPLACEMENT OF
EXISTING PERVIOUS DECK, WITH NEW ROOF OVER
PORTION OF DECK.

LOT AREA: 18,528 SF

20 FT
25 FT
SUM 15 FT, MIN 5' EACH

FIRE PROTECTION: 13D FIRE SPRINKLERS & FIRE CODE ALT, TBD.

8316 AVALON DRIVE
MERCER ISLAND, WA  98040

032110-0290

R-8.4

TYPE V B

3

2 STORY + DAYLIGHT BASEMENT

30 FT ABOVE AVERAGE BUILDING ELEVATION

SETBACKS: FRONT LOT LINE =
REAR LOT LINE  =
SIDE LOT LINES  =

CONTRACTOR:

STRUCTURAL:

ARCHITECT:

BRAD STURMAN
425.451.7003

CARL PLATOU

PHONE: -

STURMAN ARCHITECTS, INC.
9 - 103RD AVE NE  SUITE 203 BELLEVUE,
WA  98004
PHONE:
CONTACT:

OWNER:
8316 AVALON DRIVE
MERCER ISLAND, WA  98040

BIOLOGIST:

AVERAGE BUILDING ELEVATION

ABE KEY PLAN

CUT/FILL
CUT = 22 C.Y.

FILL = 0 C.Y.

1. CODE COMPLIANCE
ALL WORK SHALL COMPLY WITH THE 2015 IBC, 2015 IMC, 2015 IFGC, 2015 IFC, 2015 UPC, 2015 IPMC, 2008 NEC,
2015 INTERNATIONAL ENERGY CONSERVATION CODE WITH WASHINGTON STATE AMENDMENTS, 2009 ICC
A117.1, AND WITH ALL LOCAL CODES AND ORDINANCES.

2. DIMENSIONS
A. DO NOT SCALE DRAWINGS. VERIFY ALL DIMENSIONS PRIOR TO STARTING CONSTRUCTION.  NOTIFY THE

ARCHITECT OF DISCREPANCIES.  IF WORK IS STARTED PRIOR TO NOTIFICATION, THE GENERAL AND
SUBCONTRACTOR PROCEED AT THEIR OWN RISK.

B. UNLESS OTHERWISE NOTED, PLAN DIMENSIONS ARE TO FACE OF STUDS OR FACE OF CONCRETE
WALLS.  FACE OF STONE VENEER LIES 6" +/- OUTSIDE THE FACE OF FRAMING.  INTERIOR PLAN
DIMENSIONS ARE TO FACE OF STUDS UNLESS  OTHERWISE NOTED.

C. VERIFY ALL ROUGH-IN DIMENSIONS FOR WINDOWS, DOORS, PLUMBING, ELECTRICAL FIXTURES AND
APPLIANCES PRIOR TO COMMITMENT OF WORK. NOTIFY ARCHITECT OF ANY DISCREPANCIES OF
DIMENSIONAL TOLERANCES REQUIRED.

3. DOCUMENT REVIEW/VERIFICATION:
CONSULT WITH ARCHITECT REGARDING ANY SUSPECTED ERRORS, OMISSIONS, OR CHANGES ON PLANS

BEFORE PROCEEDING WITH THE WORK
4. ROUGH OPENINGS/BACKING:

VERIFY SIZE AND LOCATION, AS WELL AS PROVIDE  ALL OPENINGS THROUGH FLOORS AND WALLS, 
FURRING, CURBS, ANCHORS, INSERTS,  EQUIPMENT BASES AND ROUGH BUCKS/BACKING FOR 
SURFACE-MOUNTED ITEMS.

5. FURRING:  PROVIDE FURRING AS REQUIRED TO CONCEAL MECHANICAL AND/OR ELECTRICAL EQUIPMENT
IN FINISHED AREAS.  FURRING NOT SHOWN ON PLANS SHALL BE APPROVED BY ARCHITECT PRIOR TO
CONSTRUCTION.
6. GRADES:   VERIFY ALL GRADES AND THEIR RELATIONSHIP TO THE BUILDING(S).
7. FLOOR LINES: "FLOOR LINE" REFERS TO TOP OF CONCRETE SLAB OR TOP  OF WOOD SUBFLOOR.
8. REPETITIVE FEATURES: OFTEN DRAWN ONLY ONCE AND SHALL BE PROVIDED AS IF FULLY DRAWN.
9. DOORS:

DOORS NOT DIMENSIONALLY LOCATED SHALL BE 6" FROM STUD FACE TO EDGE OF DOOR, ROUGH
OPENING OR CENTERED BETWEEN WALLS AS SHOWN.
10. WOOD MEMBERS IN CONTACT WITH CONCRETE, AND/OR EXPOSED TO WEATHER:

TO BE PRESSURE TREATED, TYPICAL.  PROVIDE PRESSURE TREATED SILL PLATE IF FINISH GRADE IS
WITHIN 8", TYPICAL.
11. FRAMING:

ALL NEW INTERIOR FRAME PARTITIONS TO BE 2X4 @ 16" O.C., & ALL NEW EXTERIOR FRAME PARTITIONS TO
BE 2X6 @ 16" O.C., UNLESS OTHERWISE NOTED. VERIFY W/ STRUCTURAL DRAWINGS. EXISTING EXTERIOR WALLS
ARE 2X4 STUDS @ 16" O.C., AND ARE TO REMAIN.
12. VENTILATION:

VENT ALL BATHROOM FANS, LAUNDRY FANS, RANGE HOODS AND  DRYERS TO OUTSIDE ATMOSPHERE.
BATHROOM/UTILITY ROOM FANS SHALL BE  CAPABLE OF 5 AIR CHANGES PER HOUR AND SHALL BE VENTED
DIRECTLY  TO THE OUTSIDE THROUGH SMOOTH, RIGID, NON-CORROSIVE METAL, 24 GA. DUCTWORK.
FLEX DUCTING IS NOT ALLOWED.

13. FLUES: FLUES TO BE LOCATED MINIMUM 2" FROM ALL COMBUSTIBLE MATERIALS.
14. DOWNSPOUTS: LOCATE NEW DOWNSPOUTS AS SHOWN ON ROOF PLAN, FLOOR PLANS & ELEVATIONS.
15. OTHER DOCUMENTATION:

REFER TO STRUCTURAL, MECHANICAL, ELECTRICAL, AND/OR LANDSCAPE DRAWINGS FOR ADDITIONAL
DRAWINGS, NOTES, SCHEDULES, AND SYMBOLS.
16. PROTECTION:

PROTECT ALL EXISTING FINISHES AND SURFACES. ANY DAMAGE WILL BE REPAIRED WITHOUT ADDITIONAL
COST TO OWNER.
17. PERMITS:

SEPARATE ELECTRICAL, MECHANICAL, AND PLUMBING PERMITS ARE REQUIRED IN ADDITION TO THE BASIC
BUILDING PERMIT

18. ROOFING: PROVIDE NEW ROOFING TO MATCH EXISTING.
19. EXHAUST DUCTS: PROVIDE BACKDRAFT DAMPERS AT ALL EXHAUST DUCTS.
20. PROVIDE COMBUSITON AIR OPENINGS INTO FURNACE ROOM PER UMC 703.
21. APPLIANCES:

CLEARANCES OF UL LISTED APPLIANCES FROM COMBUSTIBLE MATERIALS  SHALL BE AS SPECIFIED IN UL
LISTING.
22. WATER FLOW:

SHOWER SHALL BE EQUIPPED WITH FLOW CONTROL DEVICE TO LIMIT WATER FLOW TO 2.5 GALLONS PER
MINUTE.
23. SMOKE DETECTORS:

SMOKE & CARBON MONOXIDE THROUGHT NEW CONSTRUCTION. TO BE MONITORED PER FIRE
DEPARTMENT REQUIREMENTS.

NON RECIRCULATING HOT AND COLD WATER PIPES LOCATED IN UNCONDITIONED
SPACE SHALL BE INSULATED TO R-3 MIN. PLUMBING OR MECHANICAL CANNOT
DISPLACE THE REQUIRED INSULATION.

RECESSED LIGHTING FIXTURES INSTALLED IN BUILDING ENVELOPE  SHALL
COMPLY WITH WSEC PROVISIONS AND SHALL BE IC LISTED.
ALL ROOMS WITHOUT GLAZING SHALL HAVE ARTIFICIAL LIGHTING ACROSS THE
AREA OF THE ROOM PRODUCING AN AVERAGE 6 FOOTCANDLES AT 30" ABOVE
THE FLOOR

a.    ALL HEATING DUCTS IN UNCONDITIONED SPACES SHALL BE  INSULATED WITH
A MIN. OF R-8.  ALL SEAM JOINTS SHALL BE TAPED, SEALED AND FASTENED WITH
THE MINIMUM OF FASTENERS PER WSEC.

THERMALLY INSULATE ALL PLENUMS, DUCTS AND ENCLOSURES IN ACCORDANCE
WITH TABLE 5-11 OF THE WASHINGTON STATE ENERGY CODE.

FOR HEATING AND COOLING, THERMOSTAT SHALL BE CAPABLE OF BEING SET
FROM 55-85 DEGREES FARENHEIT AND OF OPERATING THE HEATING/COOLING
SYSTEM IN SEQUENCE. THERMOSTAT TO BE AUTOMATIC DAY/NIGHT SETBACK
TYPE.

IN-FLOOR RADIANT HEATING

WALLS: VAPOR RETARDER BONDED TO BATT INSULATION;  INSTALL WITH
STAPLES NOT MORE THAN 8 INCHES ON CENTER AND AND WITH A GAP BETWEEN
AND OVER FRAMING NOT GREATER THAN 1/16 OF AN INCH;  OR, VAPOR
RETARDER OF ONE PERM CUP RATING (4 MIL POLYETHYLENE)

ATTICS/CEILINGS: VAPOR RETARDER OF ONE PERM CUP RATING (4 MIL
POLYETHYLENE).  INSTALL CONTINUOUSLY

CRAWL SPACE:  6 MIL POLYETHELENE

MANUFACTURED DOORS/WINDOWS: CONFORM TO SECTION 502.1.5 OF THE
WASHINGTON STATE ENERGY CODE

EXTERIOR JOINTS/OPENINGS: SEAL, CAULK, GASKET OR WEATHERSTRIP TO LIMIT
AIR LEAKAGE AT EXTERIOR JOINTS AROUND WINDOW AND DOOR FRAMES,
OPENINGS BETWEEN WALLS AND FOUNDATION, BETWEEN WALLS AND ROOF;
OPENINGS AT PENETRATIONS OF UTILITY SERVICES AND ALL OTHER SUCH
OPENINGS IN THE BUILDING ENVELOPE

UNLIMITED OPTION

a. FAN SIZE TO BE DESIGNED BY MECHANICAL CONTRACTOR, TO MEET 2012
IRC TABLES M1507.3.3 (1&2)  REQUIRING 105CFM CONTINUOUS VENTILATION
WITH OUTDOOR AIR  RUNNING, CONNECTED TO A 24 HOUR CLOCK TIMER, ADN
WITH A SONE RATING OF LESS THAN 1.0.
b. SHALL HAVE A 5" SMOOTH FRESH AIR DUCT W/ LOUVER & SCREEN TO BE
CONNECTED TO THE RETURN AIR STREAM 4' UPSTREAM OF THE AIR HANDLER
AND BE INSULATED WITH MIN R-4 IN HEATED AREAS.
c. SHALL HAVE A FILTER WITH A MERV OF AT LEAST 6 INSTALLED IN EASILY
ACCESSIBLE LOCATION.
d.  FRESH AIR VENT SHALL BE LOCATED AWAY FROM SOURCES OF ODORS
OR FUMES, MIN 10' FROM PLUMBING OR APPLIANCE VENTS, AWAY FROM ROOMS
W/ FUEL BURNING APPLIANCES, AND OUT OF ATTICS, CRAWL SPACES, AND
GARAGES.

WHOLE HOUSE VENTILATION SYSTEM:

ATTICS WITH LOOSE FILL:  N.A. BAFFLE VENT OPENINGS TO DEFLECT AIR ABOVE
INSULATION SURFACE
ENCLOSED JOIST OR RAFTER SPACES: PROVIDE MINIMUM OF ONE INCH CLEAR
VENTED AIR SPACE ABOVE INSULATION.  TAPER OR COMPRESS INSULATION AT
PERIMETER TO INSURE PROPER VENTILATION

2015 W.S.E.C. & 2015 IRC, WAC 51-11R
ZONE #4C
NATURAL GAS, IN-FLOOR RADIANT HEAT
WALLS:
FLAT ATTICS/CEILINGS:
VAULTED CEILINGS:
FLOORS (OVER UNHEATED
SPACES):
SLAB-ON-GRADE:

R-21
R-49
R-38

R-30
R-10

THERMAL STANDARDS
FOR OPENINGS:

AIR INFILTRATION:

MOISTURE CONTROL:

VENTILATION:

HEATING & COOLING:

TEMP. CONTROL:

DUCT INSULATION:

LIGHTING:

PIPE INSULATION:

WHOLE HOUSE
VENTILATION:

PRESCRIPTIVE METHOD
INSULATION VALUES:
SPACE HEAT TYPE:
CLIMATIC ZONE:
CODE:

1863.1 SF

LOWER
FLOOR

927.6 SF

MAIN
FLOOR

GARAGE
UNHEATED

625.5 SF

SUB-TOTAL
HEATED

4,284.9 SF 4,910.4 SF

GRAND
TOTAL

TOTALS :

ADDED S.F. :
EXISTING S.F. :

BUILDING S.F.:

+279.3 SF0 SF +154.3 SF+1,071.7 SF +1,226 SF
1494.2 SF

UPPER
FLOOR

+129.3 SF
0 SF

BONUS
ROOM

+663.1 SF

2142.4 SF927.6 SF 779.8 SF5,356.6 SF 6,136.4 SF1623.5 SF 663.1 SF

GROSS FLOOR AREA

PROPOSED % GFA COVERAGE

ALLOWED GROSS FLOOR AREA

PROPOSED GROSS FLOOR AREA

GROSS FLOOR
AREA

GARAGE

MAIN FLOOR

779.8 SF

1235.6 SF

8,337.6 SF

5,748.5 SF

31 %

ALLOWED MAX. % GFA COVERAGE

UPPER FLOOR

927.6 SF

45 %

LOWER FLOOR

2,142.4 SF

AREA
FLOOR

NEW

5,748.5 SF

NET LOT AREA 18,528 SF

0 SF EXCLUDED

EXCLUSION
BASEMENT

BONUS ROOM 663.1 SF

ANNÉE STRUCTURAL ENGINEERING
1801 18TH AVENUE S
SEATTLE, WA98144
PHONE:
CONTACT: MIKE ANNÉE

206.658.5169 

AVERAGE BUILDING ELEVATION
Wall Length Elevation Pt. Wall Length X Elev. Pt.

A 22.29 57.5 1281.675

B 35.4375 57.0 2019.9375

C 4.96 57.0 282.72

D 19 57.0 1083

E 1.79 57.0 102.03

F 7.75 57.0 441.75

G 8.96 57.0 510.72

H 1.375 57.0 78.375

I 4.54 57.0 258.78

J 1.375 57.0 78.375

K 21.52 56.3 1210.5

L 28.58 55.0 1571.9

M 12 53.0 636

N 2.1 53.0 111.3

O 13.67 50.0 683.5

P 3.6 48.0 172.8

Q 17 51.0 867

R 4.9 52.0 254.8

S 16.33 53.0 865.49

T 25.4375 54.0 1373.625

U 0.35 55.0 19.25

V 10.46 55.0 575.3

W 12.9 56.0 722.4

X 2.42 56.0 135.52

Y 1.83 56.0 102.48

Z 6.92 56.0 387.52

A1 6.625 56.0 371

B1 47 57.0 2679

C1 0

D1 0

E1 0

F1 0

341.12 1542.8 18876.7475

18876.74
75 55.34

 Average
Building
Elevation

341.12

GRAVEL PAD
S.F.

585.4 SF

440.7 SF

-144.7 SF

+37 SF
847.8 SF

GALLAGHER CO.
3010 77TH AVE SE, STE. 202
MERCER ISLAND, WA 98040
PHONE:
CONTACT:

ALTMANN OLIVER ASSOCIATES, LLC
PO BOX 578
CARNATION, WA 98014
PHONE:
CONTACT: SIMONE OLIVER

425.333.4535 

-
206.849.4992 
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BASIS OF BEARINGS

LEGAL DESCRIPTION

VERTICAL DATUM

SURVEYOR'S NOTES
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WATER
HEATER

(E) CRAWL SPACE,
WITH 2" CONC.
OVER VAPOR

BARRIER @ 54"

SLOPE

(E) CRAWL SPACE,
WITH 2" CONC.
OVER VAPOR

BARRIER @ 54"

(E) OPEN
STUD WALL

DOORS TO
ACCESS CRAWL

SPACE

(E) ACCESS
PANEL

(E) ELECTRIC PANEL
(E) SUMP WITH 4" PIPE

UP

UP

2R
 @

 8"
1T

 @
10

.5"
12R @ 8"
11T @10.5"
W/ NOSING

(E) STORAGE

NEW DOOR IN
NEW LOCATION

NEW DOOR IN (E)
LOCATION W/ SOUND
GASKET & THRESHOLD

NEW GAS FIREPLACE IN
NEW LOCATION

BU
ILT

-IN
SH

EL
VE

S
BU

ILT
-IN

SH
EL

VE
S

NEW DOOR IN NEW
LOCATION

NEW FLUSH BEAM

NEW POST NEW POSTS

NEW POST

NEW POST

NEW FLUSH BEAMS NEW FLUSH BEAM

NEW FURRING AS
NECESSARY

NEW SLIDING DOOR IN
(E) LOCATION

REMOVE (E) FIREPLACE
AND ALL BRICK SURROUND

REMOVE WALL

NEW
FURRING AS
NECESSARY

REMOVE POST

REMOVE POSTS

NEW WALL IN
NEW LOC.

REMOVE POST

NEW STORAGE BUILT
INTO CRAWL SPACE

(E) CONC. WALL

NEW PATIO OF
PERVIOUS PAVERS

NEW DECK
ABOVE

NEW DECK
ABOVE

NEW PERVIOUS
STONE STEPS

SAWCUT (E)
HALF HEIGHT

WALL

DEMO ALL
(E) CONC.

5R
 @

 12
"

6T
 @

 6"

CONC.
MECH.

TILE
BATH-1

CONC.
WINE

HDWD.
REC. ROOMHDWD.

REC. ROOM

(E) CONC. WALL
TO REMAIN NEW LANDSCAPED

AREA

NEW RETAINING
ROCKERY

NEW LANDSCAPED
AREA

NEW DECK ABOVE

1 2 3 4 5 6

1 2 3 4 5 6

B

C

D

E

F

B

C

D

E

F

G G

REMOVE (E)
WINDOWS

TEMP.

90 CFM

9'-103 4" 6'-514" 15'-53 4" 15'-214" 12'-014"
7'-

11
"

25
'-01

2"
5'-

01
2"

7'-
11

"
25

'-01
2"

5'-
01

2"

16'-4" 15'-53 4" 15'-214" 12'-014"

16
'-53

4"

16
'-6

"

2'-912"

5'-
71

2"
4'-

11
4"

6'-
9"

5'-1"3'-412"3'-8"

5'-
71

2"
5'-

73
4"

51
2"

5'-
73

4"
7'-

9"

2'-6"

ALIGN W/ (E)

2'-
111

2"

NEW FURNACE

NEW 30"X24"
CRAWLSPACE ACCESS

(E) SEWER
LINE

(E) WATER
SHUTOFF

NEW SOFFIT

NEW THICKENED
WALL

NEW
FURNACE 004

003

1/2" OR 5/8" GWB TYP
AT INTERIOR OF

UNDER-STAIR STORAGE

SMOKE & CO DETECTOR,
HARDWIRE W/ BATTERY
BACKUP, TYP.

NEW CRAWL
SPACE

NEW 48"X36"
CRAWLSPACE ACCESS
TO ALLOW FOR MECH.

DUCTS

CRAWLSPACE VENTING:
260 SF / 1500 = 0.173 SF
0.173 SF x 144 = 24.96 SQ. IN.
68 SQ. IN. STND. VENT.
24.96 / 68 = 0.37 VENTS REQ.

USE APPROVED CLASS I
VAPOR RETARDER PER IBC
R408.2, EXCEPTION.

FOUNDATION VENT IN
CONCRETE WALL

NEW
UNDERCOUNTER
FRIDGE

BAR COUNTERTOP

SOFFITTED CEILINGS
TO ALLOW FOR MECH.

DOOR
WIDTH

SOLID CORE
SWING DOOR

POCKET DOORDOUBLE SWING DOOR

6'-
0"

DO
OR

 H
EI

GH
T

TEMPERED
GLASS, TYP.

OVERHEAD SECTIONAL GARAGE
DOOR

SWING FRENCH
DOOR

PIVOT DOOR 3-PANEL SLIDING
FRENCH DOOR

TEMPERED
GLASS, TYP.

FIXEDFIXED

A B C D E F G

TEMPERED
GLASS, TYP.

TEMPERED
GLASS, TYP.

4-PANEL SLIDING
FRENCH DOOR

FIXED FIXED

H
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A2.0

LO
W

ER
 F

LO
OR

 P
LA

N

KE

BJS

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

N

ALUM
MC
PRE-FIN
PNT
SCW
WD

1.) CONTRACTOR TO VERIFY ALL GLAZING SIZING, AND DOOR
DIMENSIONS IN FIELD PRIOR TO ROUGH FRAMING & ORDERING
OF GLAZING/WINDOW/DOOR MATERIALS.  REVIEW SIZES AND
ANY DISCREPANCIES W/ ARCHITECT.

2.) ALL GLAZING TO BE "LOW E", INSULATED GLASS UNLESS
NOTED OTHERWISE.

3.) ALL OPERABLE WINDOWS TO HAVE SCREENS.

4.) GLAZING INDOORS AND/OR WITHIN 24" OF A DOOR TO BE
TEMPERED. SEE EXTERIOR ELEVATION FOR TEMP. GLASS
LOCATION & EGRESS WINDOWS.

5.) 2015 WSEC & VIAQ RESIDENTIAL PRESCRIPTIVE OPTION 3
ADOPTED. GLAZING AREA INDICATED UNLIMITED. SEE ENERGY
NOTE AT A1.0 SHEET FOR DETAILS.

SCHEDULE NOTES:
ALUMINUM
METAL CLAD
PRE-FINISHED
PAINTED
SOLID CORE WOOD
WOOD

ABBREVIATIONS:

DOOR SCHEDULE
SIZE

WIDTH
LOCATIONDOOR

NO.
DOORU-VAL.
HDWR.THK. (MIN.)

REMARKSDOORDOOR
FIN.

DOOR
TYPEHEIGHT

SIZE

101
102
103

LOWER FLOOR

-

104
-
-

-

-
105

-
-

SIZE
WIDTH

LOCATIONDOOR
NO.

DOORU-VAL.
HDWR.THK. (MIN.)

REMARKSDOORDOOR
FIN.

DOOR
TYPEHEIGHT

SIZE

106
107

-

108

-
-

109
-

-

110
-

001
002
003

-

004
-
-

-

005 -

-
-

1-3/4"

.30

1-3/4"
1-3/4"
1-3/4"
1-3/4"

1-3/4"
1-3/4"
1-3/4"
1-3/4"
1-3/4"
1-3/4"
1-3/4"
1-3/4"
1-3/4"

-

TEMP.
GLASS

-
-

-

TEMP.
GLASS

111 - -1-3/4"
112 - -1-3/4"
113 - -1-3/4"
114 - -1-3/4"
115 - -1-3/4"
116 - -1-3/4"
117 - .301-3/4"
118

6'-8"

Y .30

2" AIRSPACE, 2x4 P.T. WOOD STUDS @ 16" O.C. w/ 1/2" GYPSUM
WALLBOARD AT INTERIOR. PROVIDE R-21 BATT INSULATION.

TYPICAL FURRED WALL

WALL PARTITION TYPES:        
(SEE STRUCTURAL SHEETS FOR SHEARWALLS.N.T.S.

5/8" THK GWB, TYPE 'X' O/ 2X6 WD STUDS @ 16" O.C. PANELS
NAILED 7" O.C.-1 7/8" CEM CTD NAILS- JOINTS EXP OR FIN -
PERIM CAULKED- UL DES U305 & U314- JOINTS FIN

1HR. FIRE RATED WALL
TYPICAL INTERIOR PARTITION
U.N.O. ALL INTERIOR WALL SHALL BE 2x4 WOOD STUDS @ 16"
O.C. w/ 1/2" GYPSUM WALLBOARD EACH SIDE.

TYPICAL EXTERIOR WALL
EXTERIOR WALL FINISH o/ (2) LAYERS 60# BLDG. PAPER o/ 1/2"
CDX PLYWOOD o/ 2x6 WOOD STUDS AT 16" O.C. w/ 1/2"
GYPSUM WALLBOARD AT INTERIOR. PROVIDE R-21 BATT
INSULATION EXCEPT AROUND GARAGE.

1

- 1-3/4"

6'-8"
6'-8"
6'-8"
6'-8"

MAIN FLOOR

SIZE
WIDTH

LOCATIONDOOR
NO.

DOORU-VAL.
HDWR.THK. (MIN.)

REMARKSDOORDOOR
FIN.

DOOR
TYPEHEIGHT

SIZE

UPPER FLOOR
201
202
203

-

204
-
-

-

205 -

-
-

206 -
207 - -

1-3/4"
1-3/4"
1-3/4"
1-3/4"
1-3/4"
1-3/4"
1-3/4"

-

TEMP.
GLASS

-
-

-

-

6'-8"

-
-

-
-

208 - -1-3/4"-

6'-8"
6'-8"
6'-8"
6'-8"
6'-8"
6'-8"
6'-8"

209 - -1-3/4"-
210 - -1-3/4"-

6'-8"
6'-8"

211 - -1-3/4"-
212 - -1-3/4"-

6'-8"
6'-8"

213

- -

MECHANICAL
STORAGE
BATH-1
WINE ROOM
REC ROOM

2'-6"
2'-0"
2'-6"
2'-8"

TEMPERED

SOUND GASKET

ENTRY
BATH-3
BATH-2
PANTRY
(E) LAUNDRY

DINING
LIVING
BED/ OFFICE
BED/ OFFICE CLOSET
BED/ OFFICE
BATH 2
BATH 2
BEDROOM 1
CLOSET 1
MUDROOM
MUDROOM

6'-8"

8'-0"

NEW IN (E) LOCATION
NEW POCKET IN (E) LOCATION
NEW IN (E) LOCATION

NEW IN (E) LOCATION
NEW IN (E) LOCATION
-
-

-
POCKET

Y
-
-
-
-
Y

-
-
-
-
-
-
-
-

.30 TEMPERED, PIVOT

TEMPERED, IN (E) LOCATION

5'-0"
2'-6"

11'-10-5/8"
15'-10-5/8"

9'-0"

2'-8"
2'-8"
2'-8"
2'-8"

 PR 2'-0"

2'-10"

.30

NEW IN (E) LOCATION
POCKET
20 MIN GASKETED FIRE RATED DOOR

HALL CLOSET
HALL LAUNDRY
BATH-4
BEDROOM-2
NEW OFFICE
MASTER BEDROOM
MASTER CLOSET
MASTER BATH

NEW BONUS ROOM
NEW BATH 5

2'-6"
2'-8"

2'-8"

2'-8"
2'-8"
2'-8"
2'-8"
2'-8"
2'-8"

NEW IN (E) LOCATION

9'-0"

WINDOW SCHEDULE
MARK

WINDOW

A
B
A

C
D
E
F
G
H
I
J

TOTAL AREA
(SF)

U-VALUE
(MIN.)

GLAZING REMARKS & NOTESDESCRIPTION
WIDTH HEIGHT

R.O. SIZE TEMP. QTY.

K
K1

M

LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30

.30

N
O
P
Q
R LOW E / CLEAR.30

LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30
LOW E / CLEAR.30 LOW E / CLEAR.30

LOW E / CLEAR

S
T
U
V

LOW E / CLEAR.30

W

LOW E / CLEAR.30

LOW E / CLEAR.30

CASEMENT 2'-6" 2'-8" - 1 -

L

FIXED 3'-9-1/2" 7'-7-1/2" Y 2 TEMPERED, NEW IN (E) LOC
FIXED 2'-3" 2'-4" - 6 NEW IN (E) LOC
CASEMENT 3'-0" 2'-6" - 2 WINDOWS GANGED TOGETHER
SLIDER 8'-0" 2'-2" - 1 -
FIXED 4'-6" 3'-2" Y 1 TEMPERED, PATTERNED GLASS
CASEMENT 3'-0" 3'-8" - 2 WINDOWS GANGED TOGETHER
CASEMENT 2'-7" 4'-6" - 1 NEW IN (E) LOC
CASEMENT ASSEMBLY 2'-6" 6'-2" - 4 TEMPERED, WINDOWS GANGED TOGETHER
CASEMENT 2'-6" 3'-2" Y 1 TEMPERED. OBSCURED GLASS
CASEMENT 3'-0" 3'-8" - 4 WINDOWS GANGED TOGETHER
FIXED 3'-0" 3'-8" - 1 WINDOWS GANGED TOGETHER
CASEMENT ASSEMBLY 2'-9" 5'-2" - 2 WINDOWS GANGED TOGETHER
FIXED ASSEMBLY 5'-0" 5'-2" - 1
FIXED 3'-11-5/8" 4'-2" - 8
CASEMENT ASSEMBLY 2'-0" 3'-8" - 4 WINDOWS GANGED TOGETHER
FIXED 4'-0" 3'-8" - 2 WINDOWS GANGED TOGETHER
CASEMENT ASSEMBLY 2'-0" 3'-8-1/2" Y 2 TEMPERED, NEW IN (E) LOC
FIXED ASSEMBLY 4'-5" Y 1 TEMPERED, NEW IN (E) LOC
NOT USED
FIXED 2'-6" 5'-0" - 1
NOT USED
FIXED 6'-0" 2'-0" - 1
NOT USED

G
A
C
A
A

119
GARAGE
GARAGE 8'-0"

8'-0"
E
E18'-0"

9'-0"

7'-2-1/2"
6'-8"

(E) LAUNDRY

A
D

B
A
A
F
H

8'-0"
8'-0"
8'-0"
8'-0"

6'-8"
6'-8"
6'-8"
6'-8"
6'-8"
6'-8"
6'-8"
6'-8"

OVERHEAD DOOR
OVERHEAD DOOR

.30

.30

-

-
-

1-3/4"
1-3/4"

H
G
B
A
C
A
A
B
C
A

-
-

-
-

2'-10"

 PR 2'-0"

2'-8"
2'-8"
2'-8"

 PR 1'-4"

Y
Y
Y

 PR 3'-0"

2'-8"

2'-8"

B

A

C
C
C

A

A
A
A

A
A
A

POCKET
POCKET

POCKET

MASTER BATH CLOSET
MASTER BATH WC

X LOW E / CLEAR.30FIXED 5'-0" 2'-0" - 1

3'-8-1/2"

7'-2-1/2" TEMPERED, DOUBLE SLIDER
TEMPERED, DOUBLE SLIDER
TEMPERED



WALL
OVEN

REF.

REMOVE (E) WINDOW,
PATCH WHERE
NECESSARY

CARPET
LIVING

HDWD
(E) LAUNDRY

CLO.-2

CLO.-1
(E) BATH-3

(E) 30X30
SKYLIGHT TO
BE REMOVED

DN

2R
 @

 7"
1T

 @
11

"

12R @ 8"
11T @10.5"
W/ NOSING

UP 13R @ 6.5"
12T @12.5"
W/ CARPET

DN

3R
 @

 6.
8"

2T
 @

11
"
DN 3R @ 6.8"

2T @11.5"
W/ 1" NOSING

DN3R @ 6"
2T @12"

NEW
PANTRY

NEW WINDOW IN NEW
LOCATION

PATCH WALL AS
NECESSARY

NEW SLIDING DOOR

NEW DOUBLE SLIDER

REMOVE (E) WINDOWS
AT GROUND LEVEL

NEW GAS FIREPLACE IN
NEW LOCATION

NE
W

BU
ILT

-IN
S

NE
W

BU
ILT

-IN
S

REMOVE (E) CHIMNEY
AND WALL

REMOVE (E) WALL
REMOVE (E) COLUMNS

NEW 20 MIN GASKETED
FIRE DOOR IN NEW
LOCATION

HDWD
NEW ENTRY

HDWD
NEW MUDROOM

NEW COUNTERTOP

NEW BUILT-INS NEW BUILT-INS

REMOVE ALL CEILING
SOFFITING OVER DINING

REMOVE COLUMNS. TYP.
@ 4 LOC.

REMOVE PANTRY WALL

NEW SLIDING DOOR

REMOVE (E) WINDOWS
AND DOOR

UP16R @ 7.21"
15T @11"

NEW STAIRS TO NEW
BONUS ROOM

CL

NEW FLOATING WOOD
TREADS

NEW HALF WALL @ 36"
AFF TO RESIST 200#
FORCE FROM ANY
DIRECTION

BENCH

COAT HOOKS

LINE OF NEW
ROOF EAVE
OVER DECK
(DASHED)

NEW PERVIOUS
STAIRS FROM
LOWER LEVEL

CLOSET
FOR SHOE
STORAGE

NEW BENCH W/ SHOE
STORAGE BUILT BENEATH

CLOSETCLOSET

REPLACE (E) CONC.
RETAINING WALL W/ NEW
WALL, TBD.

NEW WINDOW

DEMO (E) CONC.
THIS AREA

DEMO (E) CONC.
WALL

NEW COLUMN IN
NEW LOC.

NEW COLUMN IN
NEW LOC.

NEW CONC. ENTRY
PAD

DEMO (E) CONC.
THIS AREA
NEW SIDEWALK,
TBD.

DN

5R
 @

 12
"

6T
 @

 6"

NEW DECK

NEW OPEN WOOD DECK
W/ MIN 1/8" SPACE

BETWEEN DECKING

NEW GAS
FIREPLACE

PROVIDE NEW
GAS LINE FOR
BBQ ON DECK

NEW ROOF OVER DECK
(DASHED)

DEMO (E) DECK

DEMO (E) DECK & STAIRS

DEMO (E) DECK
& STAIRS

NEW WINDOW IN NEW
LOC.

NEW PERVIOUS
WOOD STAIRS
FROM NEW DECK,
TBD.

HDWD.
DINING

HDWD.
KITCHEN

1

5 6

1 2 3 4 5 6

B

C

D

E

F

B

C

D

E

F

G G

FILL IN (E) WINDOW
OPENING

5'-0"

10'-0"

SIDEYARD SETBACK

SIDEYARD SETBACK

DN

3R
 @

 6"
2T

 @
11

"

(E) EXTERIOR
WALLS

(E) EXTERIOR
WALLS

NEW COLUMN IN
NEW LOC.

12
'-31

4"

12'-712"

3'-612"

3'-412"

14
'-11

4"

11'-612"

NEW HIGH
WINDOWS IN

NEW LOC.

REMOVE
WINDOW, PATCH

WALL AS NEC.

PATCH
WALLS
WHERE
NEC.

(E) SOFFIT OF UPPER FLR

LINEN

TILE
NEW BATH-2

CARPET
NEW BEDROOM-1

CARPET
NEW BEDROOM/OFFICE

NEW ROOF OVERHANG

NEW ROOF
OVERHANG

NEW WINDOWS
IN NEW LOC.

EGRESS

FILL IN (E)
WINDOW
OPENING

TE
MP

.

TEMP.

TEMP.

TEMP.

TEMP.

TEMP.

TE
MP

.

90 CFM

90 CFM

90 CFM

1200 CFM

7'-
11

"
25

'-01
2"

5'-
01

2"
16

'-53
4"

9'-103 4" 6'-514" 15'-53 4" 15'-214" 12'-014"

7'-
11

"
25

'-01
2"

5'-
01

2"
16

'-53
4"

MATCH LINE

5'-
1"

3'-
93

4"
5'-

101
2"

2'-
41

2"

5'-912"

NEW CHASE
LOCATION

NEW
AC/HEAT

PUMP

(E) GAS METER

(E) ELECTRIC METER
TO REMAIN

NEW
AC/HEAT

PUMP

NEW
GENERATOR

PR
OP

ER
TY

 LI
NE

LIN
E 

OF
 S

ID
E

YA
RD

 S
ET

BA
CK

PR
OP

ER
TY

 LI
NE

LIN
E 

OF
 S

ID
E

YA
RD

 S
ET

BA
CK

1'-8" 1'-0"

WOOD GUARDRAIL
@ 36" AFD TO
RESIST 200#
FORCE FROM ANY
DIRECTION W/
PRE-FAB. ALUM.
RAILING SYSTEM
W/ TEMP. GLASS
PANELS, TYP.

GUARDRAIL

GUARDRAIL

HANDRAIL

GUARDRAIL

GUARDRAIL GUARDRAIL

GU
AR

DR
AI

L

3'-8"4'-6" 2'-0"

4'-
0"

7'-
2"

2'-
01

2"
3'-

8"
2'-

11
4"

4'-7"

2'-4" 17'-712" VIF 12'-712"

3'-1012" 9'-214"

2'-
31

2"

3'-012" 3'-9"

101

102

103
104

105

106

107

108

109

110

111
112

113

114

115

116

117
4'-634"

7'-
6"

3'-
101

4"

1'-1112"

3'-6"

3'-7"

6'-214" 11'-2"
6'-914"

10'-0" 7'-5"

4'-
51

2"

8'-
101

4"

116

1

1

WOOD GUARDRAIL @
36" AFD TO RESIST 200#
FORCE FROM ANY
DIRECTION W/ PRE-FAB.
ALUM. RAILING SYSTEM
W/ TEMP. GLASS
PANELS, TYP.

9'-1"

D W

NEW OPEN WOOD DECK
W/ MIN 1/8" SPACE
BETWEEN DECKING

REMOVE (E)
SKYLIGHTS

AREA OF
WATERPROOF

DECK

CONC. CABINETS

NEW SOFFIT IN
KITCHEN

3'-0"

WALL OF CHASE
ENCLOSURE ABOVE

6'-1114"

6'-0"

8'-014"

6'-0"

9'-0"

REMOVE (E) WALL
REMOVE (E) COLUMNS

25' SETBACK FROM OPEN
WATERCOURSE, EAVE NOT
TO PROTRUDE INTO
SETBACK

NEW 20 MIN GASKETED
FIRE DOOR IN NEW
LOCATION

HDWD
NEW ENTRY

HDWD
NEW MUDROOM

UP16R @ 7.21"
15T @11"

NEW STAIRS TO NEW
BONUS ROOM

NEW HALF WALL @ 36"
AFF TO RESIST 200#
FORCE FROM ANY
DIRECTION

BENCH

COAT HOOKS

CLOSET
FOR SHOE
STORAGE

NEW BENCH W/ SHOE
STORAGE BUILT BENEATH

CLOSETCLOSET

NEW WINDOW

DEMO (E) CONC.
THIS AREA

DEMO (E) CONC.
WALL

NEW COLUMN IN
NEW LOC.

NEW COLUMN IN
NEW LOC.

NEW CONC. ENTRY
PAD

DEMO (E) CONC.
THIS AREA
NEW SIDEWALK,
TBD.

CONC.
NEW GARAGE

1

2 3 4

A

B

A

B

1

(E) 5-1/2X15 SOLID
LUMBER BEAM,
SALVAGE IF
POSSIBLE

(E) 5-1/2X15 SOLID
LUMBER BEAM,
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