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PROJECT INFO/NOTES
SURVEY
SURVEY
EXTERIOR DEMOLITION PLAN
SITE PLAN
TREE PLAN
FIRST FLOOR DEMO
FIRST FLOOR PLAN
ELEVATIONS E/W
ELEVATIONS N/S
DADU FOUNDATION PLAN
DADU FLOOR PLAN
DADU ELEVATIONS & SECTIONS
DADU ENLARGED WALL SECTION
WINDOW & DOOR SCHEDULE & DETAILS
ENERGY FORMS
STRUCTURAL NOTES
FOUNDATION PLAN
ROOF FRAMING PLAN
DADU FOUNDATION/DECK PLAN
DADU ROOF FRAMING PLAN
TYP. CONCRETE DETAILS
FOUNDATION DETAILS
TYP. WOOD FRAMING DETAILS
WOOD FRAMING DETAILS

PROPERTY OWNER
Ankita Aras & Sahil Patel
6743 80th Ave SE MERCER ISLAND WA 98040

ARCHITECT
MARLO BROWN ARCHITECTS LLC
509 26TH AVE S SEATTLE WA 98144
CONTACT: MARLO BROWN
INFO@MARLOBROWN.COM
C. 425.577.1824

TAX LOT NUMBER
056550-0080

LEGAL DESCRIPTION
BAXTER ESTATE ADD W 36 FT OF E 74.50 FT OF S 10 FT OF 15 & ALL 16 AKA POR OF MERCER
ISLAND LOT LN REV 85-03-05 REC NO 8505309001
Plat Block: 1
Plat Lot: 15-16

SCOPE OF WORK
DEMOLITION OF FOUR EXISTING EXTERIOR SHEDS & SOME HARDSCAPE. INTERIOR
REMODEL TO EXISTING SINGLE FAMILY RESIDENCE AND INSTALL OF SOME NEW
HARDSCAPE. NEW DADU.

BUILDING CODES
2021 INTERNATIONAL RESIDENTIAL CODE, 2021 INTERNATIONAL BUILDING CODE,  2021
INTERNATIONAL EXISTING BUILDING CODE, WA STATE ENERGY CODE, 2021 UNIFORM
PLUMBING CODE, 2021 INTERNATIONAL MECHANICAL CODE, 2021 INTERNATIONAL FUEL
GAS CODE, 2021 INTERNATIONAL FIRE CODE, 2021 MERCER ISLAND CITY CODES &
AMENDMENTS.

ZONING RESTRICTIONS
ZONE      R-15
LOT AREA      19394
NUMBER OF EXISTING DWELLINGS   1

MAX LOT COVERAGE ALLOWED    
40%  LOT SLOPE 13.2%     7757.6 SF
EXTG LOT COVERAGE HOUSE, CARPORT, EAVES, & GUTTERS 3849 SF
EXTG SHED 1 TO REMAIN    134SF
EXTG SHED 2 TO BE REMOVED    -242 SF
EXTGSHED 3 TO BE REMOVED    -282 SF
EXTG SHED 4 TO BE REMOVED    -53 SF
EXTG SHED 5 TO BE REMOVED     -139 SF
EXTG LOT COVERAGE DRIVEWAY    585 SF
EXTG LOT COVERAGE ENTRY WALKWAY   47 SF
EXTG LOT COVERAGE POOL    722 SF
EXTG TOTAL LOT COVERAGE TO REMAIN   5,337  SF
NEW DADU LOT COVERAGE    626 SF
REMAINING AVAILABLE    1,794.6 SF

MAX HARDSCAPE ALLOWED    
9%        1745.46 SF
AREA BORROWED FROM LOT COVERAGE   1,794.6 SF
1745.46 SF + 1,794.6 SF =     3,540.06 SF
EXTG OPEN SLAT DECK EXEMPT    (1124) SF
EXTG UNCOVERED PATIO TO BE REMOVED  -268 SF
EXTG UNCOVERD PATIO SOUTH PAD TO BE REMOVED -183 SF
EXTG WALK WAY AROUND POOL     1529
EXTG STAIR TO BE REMOVED    -116 SF
EXTG ROCKERIES & RETAINING WALLS EXEMPT  (436 SF)
EXTG PAVERS 75% OF TOTAL    239.25 SF
NEW UNCOVERED PATIO    390 SF
NEW UNCOVERED PATIO OUTDOOR SHOWER  57 SF
NEW UNCOVERED PATIO PADS AT DADU   22 SF
NEW STAIRS      105 SF
EXTG & NEW TOTAL HARDSCAPE    2342.25 SF
REMAINING AVAILABLE    1,197.81 SF

SETBACKS      
FRONT YARD = 20 FT
REAR YARD = 25 FT

VARIABLE SIDE YARD CALCULATION REQ.
LARGEST CIRCLE = 109.85' DIAMETER x 17%  =  18.67 TOTAL SF REQ. FOR SIDE YARD

NORTH SIDE YARD 1 = 7.5 FT
SOUTH SIDE YARD 2 = 11.17 FT

HOUSE ROOF & SHED ON NORTH SIDE NOT TALLER THAN 15 & 18 FT.

HOUSE ROOF ON SOUTH SIDE NOT TALLER THAN 15 & 18 FT.

NON CONFORMING EAVES & HOUSE ON NORTH SIDE YARD SETBACK & SOUTH SIDE YARD
SETBACK:
THE PROPOSED STRUCTURAL WORK WILL NOT EXCEED ALTERATION TO 40% OR MORE OF
EXISTING EXTERIOR WALLS. THE NON-CONFORMING AREA WILL NOT BE ENLARGED IN ANY
WAY INCLUDING HEIGHT.

EXISTING LINEAR FEET OF ALL EXTERIOR WALLS OF PRIMARY SINGLE FAMILY DWELLING =
312 FEET
TOTAL LINEAR FEET TO BE ALTERED = 67 FEET
40% OF 312  FT = 124.8 FT
TOTAL ALTERATION WILL THEREFORE NOT EXCEED ALLOWED.
 
GROSS FLOOR AREA
40 %      7757.6 SF
EXTG MAIN FLOOR HOUSE    2,699  SF
EXTG SHED 1      126 SF
EXTG SHED 2 TO BE REMOVED    -190 SF
EXTG SHED 3 TO BE REMOVED    -221 SF
EXTG SHED 4  TO BE REMOVED    -53 SF
EXTG SHED 5 TO BE REMOVED     -62 SF
NEW DADU      506 SF
 TOTAL GROSS FLOOR AREA    3,331 SF
REMAINING      4,426.6 SF  
 
HEIGHT LIMIT     30 FT
FORMULA: AVERAGE BUILDING ELEVATION = (Weighted Sum of the Mid-point Elevations)
÷ (Total Length of Wall Segments)

MAIN RESIDENCE
 (A×a) through  (X×x) added together =75,245.3405
 a through x segments = 320.2066 linear feet

75,245.3405  Weighted Sum of the Mid-point Elevation / 320.2066 ft =
234.98  AVERAGE GRADE

DADU
 (A×a) through  (X×x) added together = 25,308
 a through x segments = 114 linear feet

25,308  Weighted Sum of the Mid-point Elevation /114 ft =
222 AVERAGE GRADE

MAIN RESIDENCE SHED 1
 (A×a) through  (X×x) added together = 10,601.985
 a through x segments = 45.082 linear feet

10,601.985 Weighted Sum of the Mid-point Elevation / 45.082 ft =
235.17 AVERAGE GRADE

ECA
SEE GEOTECHNICAL REPORT FOR EROSION
INFEASIBLE FOR INFILTRATION

EASEMENTS
SEE SURVEY

TREE REQUIREMENTS
NEW DADU IS 506 SF THEREFORE 30% OF TREES TO BE RETAINED ON SITE.

TREE #6 TO BE REMOVED FOR DEVELOPMENT WITH 3 REPLACEMENT TREES PROPOSED.

TREES #1, #2, #3 RETAINED IN A ROLLING 5-YEAR PERIOD, WHICH EXCEEDS MINIMUM 30%
RETAINED REQUIREMENT. THE 5-YEAR ROLLING PERIOD BEGINS 5-YEARS PRIOR TO THE
DATE OF APPLICATION FOR A DEVELOPMENT APPROVAL THAT IS SUBJECT TO TREE
RETENTION.

FOLLOWING ANY REMOVAL, NEWLY PLANTED REPLACEMENT TREES TO BE PLANTED
BETWEEN OCT 1 & APRIL 1.

REPLACEMENT TREES TO BE PLANTED WITH THE BELOW:
1) LOCATION IN ORDER OF PRIORITY: ON SITE OR ADJACENT TO CRITICAL AREAS
2) PACIFIC NORTHWEST NATIVE TREE
3) CONIFEROUS TREES TO BE AT LEAST 6 FT TALL, DECIDUOUS AT LEAST 1.5" CALIPER.
4) MUST MAINTAIN HEALTH OF REPLACEMENT TREES FOR 5 YEARS AND IF IT DIES IN THAT
TIME, REPLACE IT IN KIND.

ANY TREES 10" OR LESS IN DIAMETER CAN BE REMOVED WITHOUT A PERMIT EXCEPT IN
CRITICAL AREAS AND THEIR ASSOCIATED BUFFERS, INCLUDING PRUNING & REMOVAL OF
NOXIOUS WEEDS.

BALD EAGLES
IF EAGLES ARE OBSERVED ON SITE DURING CONSTRUCTION, CONTRACTOR TO SUBMIT A
REPORT IN COORDINATION WITH OWNERS PREPARED BY A WILDLIFE BIOLOGIST THAT
DEMONSTRATES THAT THE PROJECT WILL NOT HAVE A NEGATIVE IMPACT ON THE EAGLES.
DEVELOPMENT WILL ALSO NEED TO BE CONSISTENT WITH THE REQUIREMENTS OF THE U.S.
FISH AND WILDLIFE'S NATIONAL BALD EAGLE MANAGEMENT GUIDELINES (2007).

SOLAR READINESS
300 SF RESERVED ON NEW ROOF AT DADU FOR SOLAR READINESS & SEE STRUCTURAL FOR
ADDITIONAL LBS PER SF FOR PHOTOVOLTAIC SYSTEM GRAVITY LOAD TO BE APPLIED TO
JOISTS, ROOF, ETC. PRIOR TO INSTALL.

HEATING SYSTEM

RESIDENTIAL ENERGY CREDIT CALCULATIONS
FUEL NORMALIZATION= SYSTEM TYPE 2 HEAT PUMP NORMALIZATION CREDITS = 1.5

ADDITIONAL REQUIREMENTS AND MODIFICATIONS CHOSEN PER SEC R406 TABLE
R406.3:   ADDITIONS 150-500 HEATED SQUARE FEET= 2.0 CREDITS REQUIRED

CREDIT 1.2=1.0: PRESCRIPTIVE COMPLIANCE WITH THE FOLLOWING MODIFICATIONS:
VERTICAL FENESTRATION U= 0.25
FLOOR R-38
SLAB ON GRADE R-10 CONTINUOUS

CREDIT 3.2=1.0: AIR-SOURCED CENTRALLY DUCTED HEAT PUMP WITH MINIMUM HSPF
OF 9.5.

MEET REQUIRED= 2.0 CREDITS

CERTIFICATIONS & TESTS
A PERMANENT CERTIFICATE SHALL BE COMPLETED BY THE BUILDER AND POSTED ON A
WALL IN THE SPACE WHERE THE FURNACE IS LOCATED, UTILITY ROOM, OR AN
APPROVED LOCATION INSIDE THE BUILDING. WHEN LOCATED ON AN ELECTRICAL
PANEL, THE CERTIFICATE SHALL NOT COVER OR OBSTRUCT THE VISIBILITY OF HTE CIRUIT
DIRECTORY LABEL, SERVICE DISCONNECT LABEL, OR OTHER REQUIRED LABELS. THE
CERTIFICATE SHALL LIST PREDOMINANT R-VALUES, OF INSULATION INSTALLED IN OR
ON CEILING/ROOF, WALLS, FOUNDATION, BELOW GRADE WALLS, AND DUCTS OUTSIDE
CONDITIONED SPACES, U-FACTORS FOR FENESTRATION AND THE SHGC OF
FENESTRATION, THE RESULTS FROM ANY REQUIRED DUCT SYSTEM AND BUILDING
ENVELOPE AIR LEAKAGE TESTING DONE ON THE BUILDING, AND THE RESULTS FROM
THE WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM FLOW RATE TEST. WHERE
THERE IS MORE THAN ONE VALUE FOR EACH COMPONENT, THE CERTIFICATE SHALL LIST
THE VALUE COVERING THE LARGEST AREA. THE CERTIFICATE SHALL LIST THE TYPES AND
EFFICIENCIES OF HEATING, COOLING, WHOLE-HOUSE MECHANICAL VENTILATION, AND
SERVICE WATER HEATING APPLIANCES. WHERE GAS-FIRED UNVENTED ROOM HEATER,
ELECTRIC FURNACE, OR BASEBOARD ELECTRIC HEATER IS INSTALLED IN THE
RESIDENCE, THE CERTIFICATE SHALL LIST "GAS-FIRED UNVENTED ROOM HEATER,"
"ELECTRIC FURNACE" OR "BASEBOARD ELECTRIC HEATER," AS APPROPRIATE. AN
EFFICIENCY SHALL OT BE LISTED FOR GAS-FIRED UNVENTED ROOM HEATERS, ELECTRIC
FURNACES, OR ELECTRIC BASEBOARD HEATERS. THE CODE OFFICIAL MAY REQUIRE
THAT DOCUMENTATION FROM ANY REQUIRED TEST RESULTS INCLUDE AN ELECTRONIC
RECORD OF THE TIME, DATE, AND LOCATION OF THE TEST. A DATE-STAMPED SMART
PHONE PHOTO OR AIR LEAKAGE SOFTWARE MAY BE USED TO SATISFY THIS
REQUIREMENT.

PRESCRIPTIVE APPROACH (SEE ABOVE CREDITS FOR MODIFICATIONS TO
PRESCRIPTIVE APPROACH REQUIREMENTS)
FENESTRATION   U=0.30
SKYLIGHT    U=0.50
CEILING   R-49
VAULTED CEILING  R-38
WOOD FRAME WALL  R-.21 int
FLOOR   R-30
BELOW GRADE WALL  R-10/15/21int+5TB
SLAB R-VALUE & DEPTH 10, 2FT

AIR LEAKAGE TESTING
THE BUILDING OR DWELLING UNIT SHALL BE TESTED AND VERIFIED AS HAVING AN AIR
LEAKAGE RATE OF NOT EXCEEDING 5 AIR CHANGES PER HOUR. TESTING SHALL BE
CONDUCTED WITH A BLOWER DOOR AT A PRESSURE OF 0.2 INCHES w.g. (50 PASCALS).
FOR THIS TEST ONLY, THE VOLUME OF THE HOME SHALL BE THE CONDITIONED FLOOR
AREA IN FT SQUARED MULTIPLIED BY 8.5 FEET. WHERE REQUIRED BY THE CODE
OFFICIAL, TESTING SHALL BE CONDUCTED BY AN APPROVED THIRD PARTY. A WRITTEN
REPORT OF THE RESULTS OF THE TEST SHALL BE SIGNED BY THE PARTY CONDUCTING
THE TEST AND PROVIDED TO THE CODE OFFICIAL. TESTING SHALL BE PERFORMED AT
ANY TIME AFTER CREATION OF ALL PENETRATIONS OF THE BUILDING THERMAL
ENVELOPE. ONCE VISUAL INSPECTION HAS CONFIRMED SEALING (SEE TABLE
R402.1.1), OPERABLE WINDOWS AND DOORS MANUFACTURED BY SMALL BUSINESS
SHALL BE PERMITTED TO BE SEALED OFF AT THE FRAME PRIOR TO THE TEST. SEE
DETAILED CODE FOR EXCEPTIONS AND CONSIDERATIONS DURING TESTING. PER
R402.4.1.2.

AIR LEAKAGE TESTING FENESTRATION
PER R402.4.3 WINDOWS, SKYLIGHTS, AND SLIDING GLASS DOORS SHALL HAVE AN AIR
INFILTRATION RATE OF NO MORE THAN 0.3 CFM PER SQ FT AND SWINGING DOORS NO
MORE THAN 0.5 CFM PER SQ FT WHEN TESTED IN ACCORDANCE WITH NFRC 400 OR
AAMA/WDMA/CSA 101/I.S.2/A440 BY AN ACCREDITED LABORATORY AND LISTED AND
LABLED BY THE MANUFACTURER.
EXCEPTIONS: FIELD-FABRICATED FENESTRATION PRODUCTS AND CUSTOM EXTERIOR
FENESTRATION PRODUCTS MANUFACTURED BY A SMALL BUSINESS PROVIDED THEY
MEET THE APPLICABLE PROVISIONS OF CHAPTER 23 OF THE INTERNATIONAL BUILDING
CODE. ONCE VISUAL INSPECTION HAS CONFIRMED THE PRESENCE OF A GASKET,
OPERABLE WINDOWS AND DOORS MANUFACTURED BY SMALL BUSINESS SHALL BE
PERMITTED TO BE SEALED OFF AT HTE FRAME PRIOR TO THE TEST.

AIR BARRIERS AND INSULATION INSTALLATION
REFER TO TABLE R402.4.1.1 FOR COMPONENT REQUIREMENTS OF THE SEATTLE
RESIDENTIAL ENERGY CODE.

DUCT INSULATION AND HOT WATER PIPE INSULATION AND SEALS
DUCTS SHALL BE INSULATED WITH R-8 OR R-10 IF IN-GROUND AND SHALL NOT
DISPLACE REQUIRED EXTERIOR INSULATION AND HOT WATER PIPES WITH R-3. HOT
WATER HEATER TO BE PLACED UPON A SURFACE WITH INCOMPRESSIBLE R-10.
REFER TO SEATTLE RESIDENTIAL ENERGY CODE OR INTERNATIONAL MECHANICAL CODE
AS APPROPRIATE FOR DETAILS RELATED TO SEALING OF DUCTS, AIR HANDLERS, AND
FILTER BOXES.

PROGRAMMABLE THERMOSTAT
EACH DWELLING UNIT IS REQ'D TO BE PROVIDED WITH AT LEAST 1 PROGRAMMABLE
THERMOSTAT FOR EACH HEATING AND COOLING SYSTEM. WHERE PRIMARY HEATING
SYSTEM IS A FORCED AIR FURNACE, AT LEAST ONE T-STAT PER DWELLING UNIT SHALL BE
ENERGY STAR CERTIFIED AND CAPABLE OF CONTROLLING THE HEATING AND COOLING
SYSTEM ON A DAILY SCHEDULE TO MAINTAIN DIFFERENT TEMPERATURE SET POINTS AT
DIFFERENT TIMES OF THE DAY. THE T-STAT SHALL ALLOW FOR AT A MINIMUM 5-2
PROGRAMMABLE SCHEDULE (WEEKDAYS/WEEKENDS) AND BE CAPABLE OF
PROVIDING AT LEAST TWO PROGRAMMABLE SET-BACK/SETUP PERIODS PER DAY. THIS T-
STAT SHALL INCLUDE THE CAPABILITY TO SET BACK, SET UP, OR TEMPORARILY OPERATE
THE SYSTEM TO MAINTAIN ZONE TEMPERATURES DOWN TO 55 DEGREES F OR UP TO 85
DEGREES . THE T-STAT SHALL INITIALLY BE PROGRAMMED BY THE MANUFACTURER WITH
A HEATING TEMPERATURE SET POINT NO HIGHER THAN 70 DEGREES F AND A COOLING
TEMPERATURE SET POINT LOWER THAN 78 DEGREES F. THE T-STAT AND/OR CONTROL
SYSTEM SHALL HAVE AN ADJUSTABLE DEAD BAND OF NOT LESS THAN 10 DEGREES F.
EXCEPTIONS INCLUDE SYSTEMS CONTROLLED BY THE OCCUPANT SENSOR THAT IS
CAPABLE OF SHUTTING THE SYSTEM OFF WHENNO OCCUPANT IS SENSED FOR A
PERIOD OF UP TO 30 MINUTES, SYSTEMS CONTROLLED SOLELY BY A MANUALLY
OPERATED TIMER CAPABLE OF OPERATING THE SYSTEM FOR NO MORE THAN 2 HOURS,
AND DUCTLESS MINI-SPLIT HEAT PUMPS SYSTEMS THAT HAVE AN INTEGRAL
PROPRIETARY THERMOSTAT.

HEAT PUMP SUPPLEMENTARY HEAT
SEE R403.1.2 FOR REQUIREMENTS IF APPLICABLE.

PILOT LIGHTS
SEE R403.1.3 FOR REQUIREMENTS IF APPLICABLE.

HIGH EFFICACY LUMINAIRES
MINIMUM 100% OF ALL INTERIOR LUMINAIRES SHALL BE HIGH EFFICACY LUMINAIRES
& ALL TO BE IC-RATED.

VAPOR RETARDERS
WALL ASSEMBLIES IN THE BUILDING THERMAL ENVELOPE SHALL COMPLY WITH THE
VAPOR RETARDER REQUIREMENTS OF SECTION R702.7 OF THE INTERNATIONAL
RESIDENTIAL CODE OR SECTION 1405.3 OF THE INTERNATIONAL RESIDENTIAL
BUILDING CODE, AS APPLICABLE.

INDOOR AIR QUALITY
MAIN RESIDENCE
-VENTILATION PER SRC 1505.4.3 MECHANICAL  WHOLE-HOUSE VENTILATION SYSTEM
AT THE RATE OF 30 CFM. RUNTIME PERCENTAGE IN EACH 4-HOUR SEGMENT TO BE
33%, SO 90 CFM. SEE SRC 1505 FOR SYSTEM DESIGN, TESTING, CONTROLS, &
CERTIFICATE REQUIREMENTS.

NEW SOURCE SPECIFIC VENTILATION LOCATIONS PER IMC TABLE 403.3:
BATHROOM & LAUNDRY & SPA FANS:   MINIMUM 50CFM (INTERMITTENT)
KITCHEN FANS:    MINIMUM 100CFM (INTERMITTENT)
*SEE PLANS FOR ACTUAL SIZING. SOURCE SPECIFIC VENTILATION CONTROLLED BY
MANUAL SWITCHES AND/OR TIMERS.

MAKE UP AIR
PER SRC M1503.4 MAKEUP AIR REQUIRED WHEN KITCHEN EXHAUST HOOD SYSTEMS
ARE CAPABLE OF EXHAUSTING IN EXCESS OF 400 CFM & SHALL BE MECHANICALLY OR
NATURALLY PROVIDED WITH MAKEUP AIR AT A RATE APPROXIMATELY EQUAL TO THE
EXHAUST AIR RATE. SUCH MAKEUP AIR SYSTEMS SHALL BE QUIPPED WITH NOT LESS
THAN ONE DAMPER. EACH DAMPER SHALL BE A GRAVITY DAMPER OR AN ELECTRICALLY
OPERATED DAMPER THAT AUTOMATICALLY OPENS WHEN THE EXHAUST SYSTEM
OPERATES. DAMPERS SHALL BE ACCESSIBLE FOR INSPECTION, SERVICE, REPAIR, AND
REPLACEMENT WIHOUT REMOVING PERMANENT CONSTRUCTION OR ANY OTHER
DUCTS TO CONNECTED TO THE DAMPER BEING INSPECTED, SERVICED, REPAIRED, OR
REPLACED.

KITCHEN MAKE UP AIR
KITCHEN EXAUST MAKEUP AIR SHALL BE DISCHARGED INTO SAME ROOM IN WHICH
THE EXHAUST SYSTEM IS LOCATED OR INTO ROOMS OR DUCT SYSTEMS THAT
COMMUNICATE THROGH ONE OR MORE PERMANENT OPENINGS IWTH THE ROOM IN
WHICH SUCH EXHAUST SYSTEM IS LOCATED. SUCH PERMANENT OPENINGS SHALL
HAVE A NET CROSS-SECTIONAL AREA NOT LESS THAN THE REQUIRED AREA OF THE
MAKEUP AIR SUPPLY OPENINGS.

GENERAL NOTES
CONTACT ARCHITECT IMMEDIATELY CONCERNING ANY DISCREPANCIES IN THE
DRAWINGS PRIOR TO PROCEEDING WITH WORK IN THE AFFECTED AREA.

DO NOT SCALE DRAWINGS.

DIMENSIONS
DIMENSIONS ARE TO FACE OF CONCRETE AND FACE OF FRAMING UNLESS OTHERWISE
NOTED. VERIFY ALL DIMENSIONS BEFORE BEGINNING WORK.

CODES
ALL APPLICABLE CODES, ORDINANCES, AND MINIMUM STRUCTURAL REQUIREMENTS
TAKE PRECEDENCE OVER ALL DRAWING NOTES, SPECIFICATIONS, AND SIZES.

DRAFTSTOPPING & FIREBLOCKING
PROVIDE APPROVED DRAFTSTOPPING & FIRE BLOCKING IN CONCEALED SPACE
BETWEEN CEILING AND FLOOR PER IBC.

SMOKE DETECTORS & CARBON MONOXIDE DETECTORS
ALL SMOKE DETECTORS TO BE HARDWIRED WITH BATTERY BACK-UP PER CODE ADN
INTERCONNECTED. PROVIDE CARBON MONOXIDE DETECTORS AT ALL LEVELS PER IRC
R315.

PROVIDE SOLID WOOD BLOCKING FOR SUPPORT AT ALL WALL MOUNTED FIXTURES.

FLASHING
FLASH ALL OPENINGS WITH MINIMUM 26 GAUGE GALVANIZED OR ALUMINUM.

CAULK
CAULK ALL OPENINGS COMPLETELY.

PRESSURE TREATED WOOD
ALL WOOD IN CONTACT WITH CONCRETE OR MASONRY TO BE PRESSURE TREATED.

POOL DESIGN
ARCHITECT IS NOT A POOL DESIGNER & IS NOT LIABLE FOR OWNER INSTALLING
ANYTHING NOT APPROVED AND INSTALLED BY CODE TO PROTECT LIFE AND SAFETY.
THESE DRAWINGS DO NOT DESIGN A POOL OR ITS ENCLOSURES. ARCHITECT NOT
LIABLE FOR OWNER FAILING TO INSTALL A PER CODE ENCLOSURE IF EXISTING DOES
NOT MEET CURRENT STANDARDS.

PROPERTY OWNER
Ankita Aras & Sahil Patel
6743 80th Ave SE MERCER ISLAND WA 98040

ARCHITECT
MARLO BROWN ARCHITECTS LLC
509 26TH AVE S SEATTLE WA 98144
CONTACT: MARLO BROWN
INFO@MARLOBROWN.COM
C. 425.577.1824

TAX LOT NUMBER
056550-0080

LEGAL DESCRIPTION
BAXTER ESTATE ADD W 36 FT OF E 74.50 FT OF S 10 FT OF 15 & ALL 16 AKA POR OF MERCER
ISLAND LOT LN REV 85-03-05 REC NO 8505309001
Plat Block: 1
Plat Lot: 15-16

SCOPE OF WORK
DEMOLITION OF FOUR EXISTING EXTERIOR SHEDS & SOME HARDSCAPE. INTERIOR
REMODEL TO EXISTING SINGLE FAMILY RESIDENCE AND INSTALL OF SOME NEW
HARDSCAPE. NEW DADU.

BUILDING CODES
2021 INTERNATIONAL RESIDENTIAL CODE, 2021 INTERNATIONAL BUILDING CODE,  2021
INTERNATIONAL EXISTING BUILDING CODE, WA STATE ENERGY CODE, 2021 UNIFORM
PLUMBING CODE, 2021 INTERNATIONAL MECHANICAL CODE, 2021 INTERNATIONAL FUEL
GAS CODE, 2021 INTERNATIONAL FIRE CODE, 2021 MERCER ISLAND CITY CODES &
AMENDMENTS.

ZONING RESTRICTIONS
ZONE      R-15
LOT AREA      19394
NUMBER OF EXISTING DWELLINGS   1

MAX LOT COVERAGE ALLOWED    
40%  LOT SLOPE 13.2%     7757.6 SF
EXTG LOT COVERAGE HOUSE, CARPORT, EAVES, & GUTTERS 3849 SF
EXTG SHED 1 TO REMAIN    134SF
EXTG SHED 2 TO BE REMOVED    -242 SF
EXTGSHED 3 TO BE REMOVED    -282 SF
EXTG SHED 4 TO BE REMOVED    -53 SF
EXTG SHED 5 TO BE REMOVED     -139 SF
EXTG LOT COVERAGE DRIVEWAY    585 SF
EXTG LOT COVERAGE ENTRY WALKWAY   47 SF
EXTG LOT COVERAGE POOL    722 SF
EXTG TOTAL LOT COVERAGE TO REMAIN   5,337  SF
NEW DADU LOT COVERAGE    626 SF
REMAINING AVAILABLE    1,794.6 SF

MAX HARDSCAPE ALLOWED    
9%        1745.46 SF
AREA BORROWED FROM LOT COVERAGE   1,794.6 SF
1745.46 SF + 1,794.6 SF =     3,540.06 SF
EXTG OPEN SLAT DECK EXEMPT    (1124) SF
EXTG UNCOVERED PATIO TO BE REMOVED  -268 SF
EXTG UNCOVERD PATIO SOUTH PAD TO BE REMOVED -183 SF
EXTG WALK WAY AROUND POOL     1529
EXTG STAIR TO BE REMOVED    -116 SF
EXTG ROCKERIES & RETAINING WALLS EXEMPT  (436 SF)
EXTG PAVERS 75% OF TOTAL    239.25 SF
NEW UNCOVERED PATIO    390 SF
NEW UNCOVERED PATIO OUTDOOR SHOWER  57 SF
NEW UNCOVERED PATIO PADS AT DADU   22 SF
NEW STAIRS      105 SF
EXTG & NEW TOTAL HARDSCAPE    2342.25 SF
REMAINING AVAILABLE    1,197.81 SF

SETBACKS      
FRONT YARD = 20 FT
REAR YARD = 25 FT

VARIABLE SIDE YARD CALCULATION REQ.
LARGEST CIRCLE = 109.85' DIAMETER x 17%  =  18.67 TOTAL SF REQ. FOR SIDE YARD

NORTH SIDE YARD 1 = 7.5 FT
SOUTH SIDE YARD 2 = 11.17 FT

HOUSE ROOF & SHED ON NORTH SIDE NOT TALLER THAN 15 & 18 FT.

HOUSE ROOF ON SOUTH SIDE NOT TALLER THAN 15 & 18 FT.

NON CONFORMING EAVES & HOUSE ON NORTH SIDE YARD SETBACK & SOUTH SIDE YARD
SETBACK:
THE PROPOSED STRUCTURAL WORK WILL NOT EXCEED ALTERATION TO 40% OR MORE OF
EXISTING EXTERIOR WALLS. THE NON-CONFORMING AREA WILL NOT BE ENLARGED IN ANY
WAY INCLUDING HEIGHT.

EXISTING LINEAR FEET OF ALL EXTERIOR WALLS OF PRIMARY SINGLE FAMILY DWELLING =
312 FEET
TOTAL LINEAR FEET TO BE ALTERED = 67 FEET
40% OF 312  FT = 124.8 FT
TOTAL ALTERATION WILL THEREFORE NOT EXCEED ALLOWED.
 
GROSS FLOOR AREA
40 %      7757.6 SF
EXTG MAIN FLOOR HOUSE    2,699  SF
EXTG SHED 1      126 SF
EXTG SHED 2 TO BE REMOVED    -190 SF
EXTG SHED 3 TO BE REMOVED    -221 SF
EXTG SHED 4  TO BE REMOVED    -53 SF
EXTG SHED 5 TO BE REMOVED     -62 SF
NEW DADU      506 SF
 TOTAL GROSS FLOOR AREA    3,331 SF
REMAINING      4,426.6 SF  
 
HEIGHT LIMIT     30 FT
FORMULA: AVERAGE BUILDING ELEVATION = (Weighted Sum of the Mid-point Elevations)
÷ (Total Length of Wall Segments)

MAIN RESIDENCE
 (A×a) through  (X×x) added together =75,245.3405
 a through x segments = 320.2066 linear feet

75,245.3405  Weighted Sum of the Mid-point Elevation / 320.2066 ft =
234.98  AVERAGE GRADE

DADU
 (A×a) through  (X×x) added together = 25,308
 a through x segments = 114 linear feet

25,308  Weighted Sum of the Mid-point Elevation /114 ft =
222 AVERAGE GRADE

MAIN RESIDENCE SHED 1
 (A×a) through  (X×x) added together = 10,601.985
 a through x segments = 45.082 linear feet

10,601.985 Weighted Sum of the Mid-point Elevation / 45.082 ft =
235.17 AVERAGE GRADE

ECA
SEE GEOTECHNICAL REPORT FOR EROSION
INFEASIBLE FOR INFILTRATION

EASEMENTS
SEE SURVEY

TREE REQUIREMENTS
NEW DADU IS 506 SF THEREFORE 30% OF TREES TO BE RETAINED ON SITE.

TREE #6 TO BE REMOVED FOR DEVELOPMENT WITH 3 REPLACEMENT TREES PROPOSED.

TREES #1, #2, #3 RETAINED IN A ROLLING 5-YEAR PERIOD, WHICH EXCEEDS MINIMUM 30%
RETAINED REQUIREMENT. THE 5-YEAR ROLLING PERIOD BEGINS 5-YEARS PRIOR TO THE
DATE OF APPLICATION FOR A DEVELOPMENT APPROVAL THAT IS SUBJECT TO TREE
RETENTION.

FOLLOWING ANY REMOVAL, NEWLY PLANTED REPLACEMENT TREES TO BE PLANTED
BETWEEN OCT 1 & APRIL 1.

REPLACEMENT TREES TO BE PLANTED WITH THE BELOW:
1) LOCATION IN ORDER OF PRIORITY: ON SITE OR ADJACENT TO CRITICAL AREAS
2) PACIFIC NORTHWEST NATIVE TREE
3) CONIFEROUS TREES TO BE AT LEAST 6 FT TALL, DECIDUOUS AT LEAST 1.5" CALIPER.
4) MUST MAINTAIN HEALTH OF REPLACEMENT TREES FOR 5 YEARS AND IF IT DIES IN THAT
TIME, REPLACE IT IN KIND.

ANY TREES 10" OR LESS IN DIAMETER CAN BE REMOVED WITHOUT A PERMIT EXCEPT IN
CRITICAL AREAS AND THEIR ASSOCIATED BUFFERS, INCLUDING PRUNING & REMOVAL OF
NOXIOUS WEEDS.

BALD EAGLES
IF EAGLES ARE OBSERVED ON SITE DURING CONSTRUCTION, CONTRACTOR TO SUBMIT A
REPORT IN COORDINATION WITH OWNERS PREPARED BY A WILDLIFE BIOLOGIST THAT
DEMONSTRATES THAT THE PROJECT WILL NOT HAVE A NEGATIVE IMPACT ON THE EAGLES.
DEVELOPMENT WILL ALSO NEED TO BE CONSISTENT WITH THE REQUIREMENTS OF THE U.S.
FISH AND WILDLIFE'S NATIONAL BALD EAGLE MANAGEMENT GUIDELINES (2007).

SOLAR READINESS
300 SF RESERVED ON NEW ROOF AT DADU FOR SOLAR READINESS & SEE STRUCTURAL FOR
ADDITIONAL LBS PER SF FOR PHOTOVOLTAIC SYSTEM GRAVITY LOAD TO BE APPLIED TO
JOISTS, ROOF, ETC. PRIOR TO INSTALL.

HEATING SYSTEM

RESIDENTIAL ENERGY CREDIT CALCULATIONS
FUEL NORMALIZATION= SYSTEM TYPE 2 HEAT PUMP NORMALIZATION CREDITS = 1.5

ADDITIONAL REQUIREMENTS AND MODIFICATIONS CHOSEN PER SEC R406 TABLE
R406.3:   ADDITIONS 150-500 HEATED SQUARE FEET= 2.0 CREDITS REQUIRED

CREDIT 1.2=1.0: PRESCRIPTIVE COMPLIANCE WITH THE FOLLOWING MODIFICATIONS:
VERTICAL FENESTRATION U= 0.25
FLOOR R-38
SLAB ON GRADE R-10 CONTINUOUS

CREDIT 3.2=1.0: AIR-SOURCED CENTRALLY DUCTED HEAT PUMP WITH MINIMUM HSPF
OF 9.5.

MEET REQUIRED= 2.0 CREDITS

CERTIFICATIONS & TESTS
A PERMANENT CERTIFICATE SHALL BE COMPLETED BY THE BUILDER AND POSTED ON A
WALL IN THE SPACE WHERE THE FURNACE IS LOCATED, UTILITY ROOM, OR AN
APPROVED LOCATION INSIDE THE BUILDING. WHEN LOCATED ON AN ELECTRICAL
PANEL, THE CERTIFICATE SHALL NOT COVER OR OBSTRUCT THE VISIBILITY OF HTE CIRUIT
DIRECTORY LABEL, SERVICE DISCONNECT LABEL, OR OTHER REQUIRED LABELS. THE
CERTIFICATE SHALL LIST PREDOMINANT R-VALUES, OF INSULATION INSTALLED IN OR
ON CEILING/ROOF, WALLS, FOUNDATION, BELOW GRADE WALLS, AND DUCTS OUTSIDE
CONDITIONED SPACES, U-FACTORS FOR FENESTRATION AND THE SHGC OF
FENESTRATION, THE RESULTS FROM ANY REQUIRED DUCT SYSTEM AND BUILDING
ENVELOPE AIR LEAKAGE TESTING DONE ON THE BUILDING, AND THE RESULTS FROM
THE WHOLE-HOUSE MECHANICAL VENTILATION SYSTEM FLOW RATE TEST. WHERE
THERE IS MORE THAN ONE VALUE FOR EACH COMPONENT, THE CERTIFICATE SHALL LIST
THE VALUE COVERING THE LARGEST AREA. THE CERTIFICATE SHALL LIST THE TYPES AND
EFFICIENCIES OF HEATING, COOLING, WHOLE-HOUSE MECHANICAL VENTILATION, AND
SERVICE WATER HEATING APPLIANCES. WHERE GAS-FIRED UNVENTED ROOM HEATER,
ELECTRIC FURNACE, OR BASEBOARD ELECTRIC HEATER IS INSTALLED IN THE
RESIDENCE, THE CERTIFICATE SHALL LIST "GAS-FIRED UNVENTED ROOM HEATER,"
"ELECTRIC FURNACE" OR "BASEBOARD ELECTRIC HEATER," AS APPROPRIATE. AN
EFFICIENCY SHALL OT BE LISTED FOR GAS-FIRED UNVENTED ROOM HEATERS, ELECTRIC
FURNACES, OR ELECTRIC BASEBOARD HEATERS. THE CODE OFFICIAL MAY REQUIRE
THAT DOCUMENTATION FROM ANY REQUIRED TEST RESULTS INCLUDE AN ELECTRONIC
RECORD OF THE TIME, DATE, AND LOCATION OF THE TEST. A DATE-STAMPED SMART
PHONE PHOTO OR AIR LEAKAGE SOFTWARE MAY BE USED TO SATISFY THIS
REQUIREMENT.

PRESCRIPTIVE APPROACH (SEE ABOVE CREDITS FOR MODIFICATIONS TO
PRESCRIPTIVE APPROACH REQUIREMENTS)
FENESTRATION   U=0.30
SKYLIGHT    U=0.50
CEILING   R-49
VAULTED CEILING  R-38
WOOD FRAME WALL  R-.21 int
FLOOR   R-30
BELOW GRADE WALL  R-10/15/21int+5TB
SLAB R-VALUE & DEPTH 10, 2FT

AIR LEAKAGE TESTING
THE BUILDING OR DWELLING UNIT SHALL BE TESTED AND VERIFIED AS HAVING AN AIR
LEAKAGE RATE OF NOT EXCEEDING 5 AIR CHANGES PER HOUR. TESTING SHALL BE
CONDUCTED WITH A BLOWER DOOR AT A PRESSURE OF 0.2 INCHES w.g. (50 PASCALS).
FOR THIS TEST ONLY, THE VOLUME OF THE HOME SHALL BE THE CONDITIONED FLOOR
AREA IN FT SQUARED MULTIPLIED BY 8.5 FEET. WHERE REQUIRED BY THE CODE
OFFICIAL, TESTING SHALL BE CONDUCTED BY AN APPROVED THIRD PARTY. A WRITTEN
REPORT OF THE RESULTS OF THE TEST SHALL BE SIGNED BY THE PARTY CONDUCTING
THE TEST AND PROVIDED TO THE CODE OFFICIAL. TESTING SHALL BE PERFORMED AT
ANY TIME AFTER CREATION OF ALL PENETRATIONS OF THE BUILDING THERMAL
ENVELOPE. ONCE VISUAL INSPECTION HAS CONFIRMED SEALING (SEE TABLE
R402.1.1), OPERABLE WINDOWS AND DOORS MANUFACTURED BY SMALL BUSINESS
SHALL BE PERMITTED TO BE SEALED OFF AT THE FRAME PRIOR TO THE TEST. SEE
DETAILED CODE FOR EXCEPTIONS AND CONSIDERATIONS DURING TESTING. PER
R402.4.1.2.

AIR LEAKAGE TESTING FENESTRATION
PER R402.4.3 WINDOWS, SKYLIGHTS, AND SLIDING GLASS DOORS SHALL HAVE AN AIR
INFILTRATION RATE OF NO MORE THAN 0.3 CFM PER SQ FT AND SWINGING DOORS NO
MORE THAN 0.5 CFM PER SQ FT WHEN TESTED IN ACCORDANCE WITH NFRC 400 OR
AAMA/WDMA/CSA 101/I.S.2/A440 BY AN ACCREDITED LABORATORY AND LISTED AND
LABLED BY THE MANUFACTURER.
EXCEPTIONS: FIELD-FABRICATED FENESTRATION PRODUCTS AND CUSTOM EXTERIOR
FENESTRATION PRODUCTS MANUFACTURED BY A SMALL BUSINESS PROVIDED THEY
MEET THE APPLICABLE PROVISIONS OF CHAPTER 23 OF THE INTERNATIONAL BUILDING
CODE. ONCE VISUAL INSPECTION HAS CONFIRMED THE PRESENCE OF A GASKET,
OPERABLE WINDOWS AND DOORS MANUFACTURED BY SMALL BUSINESS SHALL BE
PERMITTED TO BE SEALED OFF AT HTE FRAME PRIOR TO THE TEST.

AIR BARRIERS AND INSULATION INSTALLATION
REFER TO TABLE R402.4.1.1 FOR COMPONENT REQUIREMENTS OF THE SEATTLE
RESIDENTIAL ENERGY CODE.

DUCT INSULATION AND HOT WATER PIPE INSULATION AND SEALS
DUCTS SHALL BE INSULATED WITH R-8 OR R-10 IF IN-GROUND AND SHALL NOT
DISPLACE REQUIRED EXTERIOR INSULATION AND HOT WATER PIPES WITH R-3. HOT
WATER HEATER TO BE PLACED UPON A SURFACE WITH INCOMPRESSIBLE R-10.
REFER TO SEATTLE RESIDENTIAL ENERGY CODE OR INTERNATIONAL MECHANICAL CODE
AS APPROPRIATE FOR DETAILS RELATED TO SEALING OF DUCTS, AIR HANDLERS, AND
FILTER BOXES.

PROGRAMMABLE THERMOSTAT
EACH DWELLING UNIT IS REQ'D TO BE PROVIDED WITH AT LEAST 1 PROGRAMMABLE
THERMOSTAT FOR EACH HEATING AND COOLING SYSTEM. WHERE PRIMARY HEATING
SYSTEM IS A FORCED AIR FURNACE, AT LEAST ONE T-STAT PER DWELLING UNIT SHALL BE
ENERGY STAR CERTIFIED AND CAPABLE OF CONTROLLING THE HEATING AND COOLING
SYSTEM ON A DAILY SCHEDULE TO MAINTAIN DIFFERENT TEMPERATURE SET POINTS AT
DIFFERENT TIMES OF THE DAY. THE T-STAT SHALL ALLOW FOR AT A MINIMUM 5-2
PROGRAMMABLE SCHEDULE (WEEKDAYS/WEEKENDS) AND BE CAPABLE OF
PROVIDING AT LEAST TWO PROGRAMMABLE SET-BACK/SETUP PERIODS PER DAY. THIS T-
STAT SHALL INCLUDE THE CAPABILITY TO SET BACK, SET UP, OR TEMPORARILY OPERATE
THE SYSTEM TO MAINTAIN ZONE TEMPERATURES DOWN TO 55 DEGREES F OR UP TO 85
DEGREES . THE T-STAT SHALL INITIALLY BE PROGRAMMED BY THE MANUFACTURER WITH
A HEATING TEMPERATURE SET POINT NO HIGHER THAN 70 DEGREES F AND A COOLING
TEMPERATURE SET POINT LOWER THAN 78 DEGREES F. THE T-STAT AND/OR CONTROL
SYSTEM SHALL HAVE AN ADJUSTABLE DEAD BAND OF NOT LESS THAN 10 DEGREES F.
EXCEPTIONS INCLUDE SYSTEMS CONTROLLED BY THE OCCUPANT SENSOR THAT IS
CAPABLE OF SHUTTING THE SYSTEM OFF WHENNO OCCUPANT IS SENSED FOR A
PERIOD OF UP TO 30 MINUTES, SYSTEMS CONTROLLED SOLELY BY A MANUALLY
OPERATED TIMER CAPABLE OF OPERATING THE SYSTEM FOR NO MORE THAN 2 HOURS,
AND DUCTLESS MINI-SPLIT HEAT PUMPS SYSTEMS THAT HAVE AN INTEGRAL
PROPRIETARY THERMOSTAT.

HEAT PUMP SUPPLEMENTARY HEAT
SEE R403.1.2 FOR REQUIREMENTS IF APPLICABLE.

PILOT LIGHTS
SEE R403.1.3 FOR REQUIREMENTS IF APPLICABLE.

HIGH EFFICACY LUMINAIRES
MINIMUM 100% OF ALL INTERIOR LUMINAIRES SHALL BE HIGH EFFICACY LUMINAIRES
& ALL TO BE IC-RATED.

VAPOR RETARDERS
WALL ASSEMBLIES IN THE BUILDING THERMAL ENVELOPE SHALL COMPLY WITH THE
VAPOR RETARDER REQUIREMENTS OF SECTION R702.7 OF THE INTERNATIONAL
RESIDENTIAL CODE OR SECTION 1405.3 OF THE INTERNATIONAL RESIDENTIAL
BUILDING CODE, AS APPLICABLE.

INDOOR AIR QUALITY
MAIN RESIDENCE
-VENTILATION PER SRC 1505.4.3 MECHANICAL  WHOLE-HOUSE VENTILATION SYSTEM
AT THE RATE OF 30 CFM. RUNTIME PERCENTAGE IN EACH 4-HOUR SEGMENT TO BE
33%, SO 90 CFM. SEE SRC 1505 FOR SYSTEM DESIGN, TESTING, CONTROLS, &
CERTIFICATE REQUIREMENTS.

NEW SOURCE SPECIFIC VENTILATION LOCATIONS PER IMC TABLE 403.3:
BATHROOM & LAUNDRY & SPA FANS:   MINIMUM 50CFM (INTERMITTENT)
KITCHEN FANS:    MINIMUM 100CFM (INTERMITTENT)
*SEE PLANS FOR ACTUAL SIZING. SOURCE SPECIFIC VENTILATION CONTROLLED BY
MANUAL SWITCHES AND/OR TIMERS.

MAKE UP AIR
PER SRC M1503.4 MAKEUP AIR REQUIRED WHEN KITCHEN EXHAUST HOOD SYSTEMS
ARE CAPABLE OF EXHAUSTING IN EXCESS OF 400 CFM & SHALL BE MECHANICALLY OR
NATURALLY PROVIDED WITH MAKEUP AIR AT A RATE APPROXIMATELY EQUAL TO THE
EXHAUST AIR RATE. SUCH MAKEUP AIR SYSTEMS SHALL BE QUIPPED WITH NOT LESS
THAN ONE DAMPER. EACH DAMPER SHALL BE A GRAVITY DAMPER OR AN ELECTRICALLY
OPERATED DAMPER THAT AUTOMATICALLY OPENS WHEN THE EXHAUST SYSTEM
OPERATES. DAMPERS SHALL BE ACCESSIBLE FOR INSPECTION, SERVICE, REPAIR, AND
REPLACEMENT WIHOUT REMOVING PERMANENT CONSTRUCTION OR ANY OTHER
DUCTS TO CONNECTED TO THE DAMPER BEING INSPECTED, SERVICED, REPAIRED, OR
REPLACED.

KITCHEN MAKE UP AIR
KITCHEN EXAUST MAKEUP AIR SHALL BE DISCHARGED INTO SAME ROOM IN WHICH
THE EXHAUST SYSTEM IS LOCATED OR INTO ROOMS OR DUCT SYSTEMS THAT
COMMUNICATE THROGH ONE OR MORE PERMANENT OPENINGS IWTH THE ROOM IN
WHICH SUCH EXHAUST SYSTEM IS LOCATED. SUCH PERMANENT OPENINGS SHALL
HAVE A NET CROSS-SECTIONAL AREA NOT LESS THAN THE REQUIRED AREA OF THE
MAKEUP AIR SUPPLY OPENINGS.
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TREE PROTECTION AREA (TPZ) 
KEEP OUT! 

DO NOT REMOVE OR ADJUST THE APPROVED LOCATION OF THIS TREE PROTECTION AREA 

Trees enclosed by this fence are protected and are subject to the conditions of the tree permit. Violation of tree conditions may lead to: 
1. Correction Notices or Stop Work Orders until compliance is achieved
2. RE Inspection Fees/financial penalties
3. Arborist reports recommending mitigation

Any Work in the protected area must be with the permission of the City Arborist john.kenney@mercergov.org
 

Notes 
1. No pruning shall be performed unless under the direction of the Project Arborist. Including limbing

trees up.
2. No grading, excavation, storage (materials, equipment, vehicles, etc.), or other unpermitted activity

shall occur inside the protective fencing.
3. Penalties for damaging by root damage/compaction or removing a saved tree may be a fine up to

three times the value of the tree plus restoration (MICC 19.10.160).
4. Any work in approved TPZ must be with the permission of the City Arborist (206) 275-7713,

john.kenney@mercergov.org.
5. 5” course woodchips within the tree protection zone, but not against the tree trunk.

Tree protection fence: 6' chain link fence, solidly 
anchored into the ground, or if authorized High-density 
polyethylene fencing with 3.5” x 1.5” openings; color 
orange. Steel posts installed at 8’ o.c. 

2” x 6” steel posts or approved equal 

Maintain existing grade with the tree protection fence 
unless otherwise indication on the plans 

 

PROPERTY OWNER
Ankita Aras & Sahil Patel
6743 80th Ave SE MERCER ISLAND WA 98040

ARCHITECT
MARLO BROWN ARCHITECTS LLC
509 26TH AVE S SEATTLE WA 98144
CONTACT: MARLO BROWN
INFO@MARLOBROWN.COM
C. 425.577.1824

TAX LOT NUMBER
056550-0080

LEGAL DESCRIPTION
BAXTER ESTATE ADD W 36 FT OF E 74.50 FT OF S 10 FT OF 15 & ALL 16 AKA POR OF MERCER
ISLAND LOT LN REV 85-03-05 REC NO 8505309001
Plat Block: 1
Plat Lot: 15-16

SCOPE OF WORK
DEMOLITION OF FOUR EXISTING EXTERIOR SHEDS & SOME HARDSCAPE. INTERIOR
REMODEL TO EXISTING SINGLE FAMILY RESIDENCE AND INSTALL OF SOME NEW
HARDSCAPE. NEW DADU.

BUILDING CODES
2021 INTERNATIONAL RESIDENTIAL CODE, 2021 INTERNATIONAL BUILDING CODE,  2021
INTERNATIONAL EXISTING BUILDING CODE, WA STATE ENERGY CODE, 2021 UNIFORM
PLUMBING CODE, 2021 INTERNATIONAL MECHANICAL CODE, 2021 INTERNATIONAL FUEL
GAS CODE, 2021 INTERNATIONAL FIRE CODE, 2021 MERCER ISLAND CITY CODES &
AMENDMENTS.

ZONING RESTRICTIONS
ZONE      R-15
LOT AREA      19394
NUMBER OF EXISTING DWELLINGS   1

MAX LOT COVERAGE ALLOWED    
40%  LOT SLOPE 13.2%     7757.6 SF
EXTG LOT COVERAGE HOUSE, CARPORT, EAVES, & GUTTERS 3849 SF
EXTG SHED 1 TO REMAIN    134SF
EXTG SHED 2 TO BE REMOVED    -242 SF
EXTGSHED 3 TO BE REMOVED    -282 SF
EXTG SHED 4 TO BE REMOVED    -53 SF
EXTG SHED 5 TO BE REMOVED     -139 SF
EXTG LOT COVERAGE DRIVEWAY    585 SF
EXTG LOT COVERAGE ENTRY WALKWAY   47 SF
EXTG LOT COVERAGE POOL    722 SF
EXTG TOTAL LOT COVERAGE TO REMAIN   5,337  SF
NEW DADU LOT COVERAGE    626 SF
REMAINING AVAILABLE    1,794.6 SF

MAX HARDSCAPE ALLOWED    
9%        1745.46 SF
AREA BORROWED FROM LOT COVERAGE   1,794.6 SF
1745.46 SF + 1,794.6 SF =     3,540.06 SF
EXTG OPEN SLAT DECK EXEMPT    (1124) SF
EXTG UNCOVERED PATIO TO BE REMOVED  -268 SF
EXTG UNCOVERD PATIO SOUTH PAD TO BE REMOVED -183 SF
EXTG WALK WAY AROUND POOL     1529
EXTG STAIR TO BE REMOVED    -116 SF
EXTG ROCKERIES & RETAINING WALLS EXEMPT  (436 SF)
EXTG PAVERS 75% OF TOTAL    239.25 SF
NEW UNCOVERED PATIO    390 SF
NEW UNCOVERED PATIO OUTDOOR SHOWER  57 SF
NEW UNCOVERED PATIO PADS AT DADU   22 SF
NEW STAIRS      105 SF
EXTG & NEW TOTAL HARDSCAPE    2342.25 SF
REMAINING AVAILABLE    1,197.81 SF

SETBACKS      
FRONT YARD = 20 FT
REAR YARD = 25 FT

VARIABLE SIDE YARD CALCULATION REQ.
LARGEST CIRCLE = 109.85' DIAMETER x 17%  =  18.67 TOTAL SF REQ. FOR SIDE YARD

NORTH SIDE YARD 1 = 7.5 FT
SOUTH SIDE YARD 2 = 11.17 FT

HOUSE ROOF & SHED ON NORTH SIDE NOT TALLER THAN 15 & 18 FT.

HOUSE ROOF ON SOUTH SIDE NOT TALLER THAN 15 & 18 FT.

NON CONFORMING EAVES & HOUSE ON NORTH SIDE YARD SETBACK & SOUTH SIDE YARD
SETBACK:
THE PROPOSED STRUCTURAL WORK WILL NOT EXCEED ALTERATION TO 40% OR MORE OF
EXISTING EXTERIOR WALLS. THE NON-CONFORMING AREA WILL NOT BE ENLARGED IN ANY
WAY INCLUDING HEIGHT.

EXISTING LINEAR FEET OF ALL EXTERIOR WALLS OF PRIMARY SINGLE FAMILY DWELLING =
312 FEET
TOTAL LINEAR FEET TO BE ALTERED = 67 FEET
40% OF 312  FT = 124.8 FT
TOTAL ALTERATION WILL THEREFORE NOT EXCEED ALLOWED.
 
GROSS FLOOR AREA
40 %      7757.6 SF
EXTG MAIN FLOOR HOUSE    2,699  SF
EXTG SHED 1      126 SF
EXTG SHED 2 TO BE REMOVED    -190 SF
EXTG SHED 3 TO BE REMOVED    -221 SF
EXTG SHED 4  TO BE REMOVED    -53 SF
EXTG SHED 5 TO BE REMOVED     -62 SF
NEW DADU      506 SF
 TOTAL GROSS FLOOR AREA    3,331 SF
REMAINING      4,426.6 SF  
 
HEIGHT LIMIT     30 FT
FORMULA: AVERAGE BUILDING ELEVATION = (Weighted Sum of the Mid-point Elevations)
÷ (Total Length of Wall Segments)

MAIN RESIDENCE
 (A×a) through  (X×x) added together =75,245.3405
 a through x segments = 320.2066 linear feet

75,245.3405  Weighted Sum of the Mid-point Elevation / 320.2066 ft =
234.98  AVERAGE GRADE

DADU
 (A×a) through  (X×x) added together = 25,308
 a through x segments = 114 linear feet

25,308  Weighted Sum of the Mid-point Elevation /114 ft =
222 AVERAGE GRADE

MAIN RESIDENCE SHED 1
 (A×a) through  (X×x) added together = 10,601.985
 a through x segments = 45.082 linear feet

10,601.985 Weighted Sum of the Mid-point Elevation / 45.082 ft =
235.17 AVERAGE GRADE

ECA
SEE GEOTECHNICAL REPORT FOR EROSION
INFEASIBLE FOR INFILTRATION

EASEMENTS
SEE SURVEY

TREE REQUIREMENTS
NEW DADU IS 506 SF THEREFORE 30% OF TREES TO BE RETAINED ON SITE.

TREE #6 TO BE REMOVED FOR DEVELOPMENT WITH 3 REPLACEMENT TREES PROPOSED.

TREES #1, #2, #3 RETAINED IN A ROLLING 5-YEAR PERIOD, WHICH EXCEEDS MINIMUM 30%
RETAINED REQUIREMENT. THE 5-YEAR ROLLING PERIOD BEGINS 5-YEARS PRIOR TO THE
DATE OF APPLICATION FOR A DEVELOPMENT APPROVAL THAT IS SUBJECT TO TREE
RETENTION.

FOLLOWING ANY REMOVAL, NEWLY PLANTED REPLACEMENT TREES TO BE PLANTED
BETWEEN OCT 1 & APRIL 1.

REPLACEMENT TREES TO BE PLANTED WITH THE BELOW:
1) LOCATION IN ORDER OF PRIORITY: ON SITE OR ADJACENT TO CRITICAL AREAS
2) PACIFIC NORTHWEST NATIVE TREE
3) CONIFEROUS TREES TO BE AT LEAST 6 FT TALL, DECIDUOUS AT LEAST 1.5" CALIPER.
4) MUST MAINTAIN HEALTH OF REPLACEMENT TREES FOR 5 YEARS AND IF IT DIES IN THAT
TIME, REPLACE IT IN KIND.

ANY TREES 10" OR LESS IN DIAMETER CAN BE REMOVED WITHOUT A PERMIT EXCEPT IN
CRITICAL AREAS AND THEIR ASSOCIATED BUFFERS, INCLUDING PRUNING & REMOVAL OF
NOXIOUS WEEDS.

BALD EAGLES
IF EAGLES ARE OBSERVED ON SITE DURING CONSTRUCTION, CONTRACTOR TO SUBMIT A
REPORT IN COORDINATION WITH OWNERS PREPARED BY A WILDLIFE BIOLOGIST THAT
DEMONSTRATES THAT THE PROJECT WILL NOT HAVE A NEGATIVE IMPACT ON THE EAGLES.
DEVELOPMENT WILL ALSO NEED TO BE CONSISTENT WITH THE REQUIREMENTS OF THE U.S.
FISH AND WILDLIFE'S NATIONAL BALD EAGLE MANAGEMENT GUIDELINES (2007).

SOLAR READINESS
300 SF RESERVED ON NEW ROOF AT DADU FOR SOLAR READINESS & SEE STRUCTURAL FOR
ADDITIONAL LBS PER SF FOR PHOTOVOLTAIC SYSTEM GRAVITY LOAD TO BE APPLIED TO
JOISTS, ROOF, ETC. PRIOR TO INSTALL.

SCALE: 1/8"   =    1'-0"1 SITE PLAN
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SCALE: 1/4"   =    1'-0"1 1ST FLOOR DEMO PLAN
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2'-6" x 6'-8"

2'-4" x 6'-8"

2'-6" x 6'-7"

2'-6" x 6'-8"

2'-6" x 6'-8"

2'-6" x 6'-8"

2'-8" x 6'-8"

2'-4" x 6'-8"

RFAB

R2

RI
RH

R1

RAR3

RD RCRE RB

RG

02
01

S
D

W
D

S
D

S
D

B
E

V

S
D

R
F

D
W

G
/R

D
W

D
W

D
W

1A102A10

1A92
NON SET

2
NON SET

7'-7" CL

7'-8" CL

9'-7" CL

10'-3" CL

7'-8" CL

7'-7" CL

6'-9.75" CL
8'-10" CL7'-8 5/8" CL

6'-7" DUCT

9'-11" CL

8'-9" b.o.b.

7'-8" CL

5'-1"

3' FINISH

3' 
FINISH

3'-2" 
FINISH

3'-1"

5'-1"
FINISHED

NEW
 T.O.W. 7'-0"

4'

ALIGN

8'

3'-8" 6'-6"

NEW
 W

OOD SLATS

(E) REGISTER

REGISTER

REGISTER

E

(E) REGISTER (E) REGISTER

(E) REGISTER

(E) PRIM
ARY

BEDROOM
 1

(E) HARDW
OOD

BEDROOM
 2

(E) HARDW
OOD

BEDROOM
 3

(E) HARDW
OOD

SKYLIGHT

SKYLIGHT

REM
ODEL LAUNDRY

(E) TILE

(E) 6.5" STEP DN

(E) 7.75" STEP DN

(E) FP

(E) FP

(E) NOOK
NEW

 HARDW
OOD

(E) FURNACE

NEW
 ON

DEM
AND

WATER HEATER

(E) STORAGE

(E) SUNKEN LIVING ROOM
(E) HARDW

OOD

(E) HEATED BEDROOM
 4

LEVEL (E) S.O.G. AS NEEDED FOR  NEW
ENGINEERED HARDW

OOD

EXISTING 2-CAR CARPORT
(E) CONCRETE

EXISTING
UNHEATED

SHED
(E) S.O.G.

(E) (2) 2x7 BEAM
S

(E) BEAM

(E) BEAM

(E) BEAM

(E) BEAM

(E) BEAM

(E) BEAM

(E) BEAM

(E) BEAM

ATTIC
ACCESS

HEAT PUM
P

(E) REGISTER

LIKELY RE-
LOCATE THIS

FLOOR REGISTER

ATTIC
ACCESS

RELOCATED HOSE
BIB

NEW
 DOOR

SLAB

NEW
 TOE-KICK REGISTER

ENTRY
NEW

HARDW
OOD

KING

KING

110 CFM

BATH 2
HEATED TILE

W.I.C.
NEW

 HARDW
OOD

BATH 3
HEATED TILE

NEW
 POOL

M
ECH.

S.O.G.

WET BAR
NEW ENGINEERED

HARDWOOD

NEW
 CABIENTS

NEW
 CABINETS

REM
ODELED 7" RISER STEP

NEW
 7" RISER STEP

DRESSER BY OWNER

NEW
 BUILT-IN CLOSET

110 CFM

BATH 1
HEATED TILE

NEW
 CURBLESS

SHOW
ER

110 CFM

NEW BUILT-IN CLOSET

NEW BUILT-IN CLOSET

WALL SHELF

NEW
 CURBLESS

SHOW
ER NEW

 CURBLESS
SHOW

ER

NEW
 M

INI SPLIT

110 CFM

VERIFY
LOCATION OF

(E) FAN

NEW
 TOE-KICK REGISTER

W
C

HEATED TILE

NEW
 CABIENTS

BENCH BY OWNER

(E) BEAM

(E) STEP DN

NEW
 PATIO

CONCRETE

6.5" STEP DN

6.5" STEP DN

6.5" STEP DN

6.5" STEP DN6.5" STEP DN6.5" STEP DN6.5" STEP DN6.5" STEP DN6.5" STEP DN

NEW
 OUTDOOR

SHOW
ER

PERM
EABLE

PAVERS

3' W
IDE W

OOD
PAINTED/

STAINED GATE

REBUILD (E)
STAIR SO IT IS

CODE
COM

PLIANT FOR
SAFETY

32"x60" FREESTANDING TUB

DINING
NEW

 TILE

KITCHEN
NEW

 TILE

NEW 36" DEEP
CONCRETE LANDING

NEW CONCRETE
LANDING

NEWGATE BYOTHERS

NEW
 GATE

BY OTHERS

30" W
IDE

W
OOD

PAINTED/
STAINED GATE

NEW
 OUTDOOR

UNCOVERED
STORAGE

REPAIR AND
REPLACE EXISTING

EXTERIOR SIDING AS
NEEDED

NEW SKYLIGHT

REPLACE (E)
POOL AGG.

W
ITH POOL

APPROVED TILE OR
TOPPER

SLOPE

2'-4" x 6'-8"

C
D

C
D

8'-4" CL

9'-1" CL

7'-11" CL

IF NOT PROPERLY INSULATED, INSULATE EXISTING
BEDROOM

 4 W
ITH R-15 BATT @ 2x4 & R-21 BATT @

(E) 2x6, OR BLOW
N-IN EQUIVALENT. IF CEILING DOES

NOT HAVE EXISTING INSULATION, R-60 SPRAY FULL
ENCAPSULATION SUGGESTED FOR LOW

-SLOPE THIN
ROOFS

CLEAN AND PERHAPS SKIM
COAT EXISTING CONCRETE

RETAINING WALLS.

ADJUSTM
ENT TO

ROCKERY M
AY BE

NECESSARY FOR
NEW

 GRADE BY
OTHERS

SAM
E ELEVATION

NEW
 HANDRAIL

NEW
 HANDRAIL

NEW
COLUM

N

NEW
GUARDRAIL

NEW
 PAINTED/STAINED

W
OOD FENCE

NEW
 PAINTED/STAINED

W
OOD FENCE

REPAIR AND REPLACE EXISTING
EXTERIOR SIDING AS NEEDED,
TYP.

NEW
 TRENCH

DRAIN

(E) REGISTER

DS

DS

DS

DS
DS

DS

DS

DS

NEW
 LINEN CAB

NEW
 BUILT-IN SHELVES & CABINETS & DESK

NEW
 BUILT-IN SHELVES & CABINETS

NEW BUILT-IN SHELVES & CABINETS

T

T

T

SD

CD

T

1

A

A

NEW 6" CONCRETE WALL

EXISTING 2X4 INTERIOR WALL

NEW 2x6 EXTERIOR WALL

WALL KEY SYMBOL KEY

WINDOW SYMBOL

SMOKE DETECTOR

EXHAUST FAN

TEMPERED GLASS (ELEVATIONS)

OBSCURE GLASS (ELEVATIONS)

DOOR SYMBOL

OVERHEAD WINDOW SYMBOL

SMOKE DETECTOR/CARBON MONOXIDE
DETECTOR

NEW 2X6 INTERIOR WALL

EXISTING CONCRETE WALL

OBSC.

NEW 2X4 INTERIOR WALL

EXISTING 2X6 INTERIOR WALL

SCALE: 1/4"   =    1'-0"1 1ST FLOOR
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239'-6" T.O.W.
BA

R3

RA RB RC RD RE RF

T T TT
TTTT

T NEW HOOD VENT

02

NEW BOARD FORM
CONCRETE WALLOBSC.

ABE 234.98'

ABE 264.98'

ABE 235.17'

ABE 265.17'

BENCHMARK 229.92'

T T

RG01

OBSC.

ABE 234.98'

ABE 264.98'

ABE 235.17'

ABE 265.17'

BENCHMARK 229.92'

SCALE: 1/4"   =    1'-0"2 WEST ELEVATION

SCALE: 1/4"   =    1'-0"1 EAST ELEVATION
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ABE 234.98'

ABE 264.98'

ABE 235.17'

ABE 265.17'

BENCHMARK 229.92'

T

R2

SEE 2/A13

SEE 2/A13

SEE1/A13

SEE ENGINEERING

ABE 234.98'

ABE 264.98'

ABE 235.17'

ABE 265.17'

BENCHMARK 229.92'

SCALE: 1/4"   =    1'-0"2 SOUTH ELEVATION

SCALE: 1/4"   =    1'-0"1 NORTH ELEVATION
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NEW
 S.O.G.

HOLD DOW
N S.O.G.

FOR CURB-LESS
SHOW

ER

2A9

3
NON SET

3
NON SET

2
NON SET

4A13

1A13

3A13

2A13

5A13

6A13

APPROX. LOCATIONS OF
EXISTING COLUM

NS,
PAINT THEM

, TYP. W
HERE

SHOW
N

DAHSED LINE IS
EXISTING DECK ABOVE

SCALE: 1/4"   =    1'-0"1 FOUNDATIONS PLAN
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9 sq ft

2'-2" x 7'

2'-4" x 7'
2'-4" x 7'

2'-4" x 7'
2'-4" x 7'

DA

DB

DC

2A9

3
NON SET

3
NON SET

2
NON SET

4A13

1A13

3A13

2A13

5A13

6A13

11'

46' 16'-9"

17'
2'-6"

3'-7" M
IN

.

NEW
 W

OOD SLATS

(E) POOL

REPLACE (E)
DECK W

ITH
NEW

 DECK
NEW

 OPEN SLAT
COMPOSITE

110 CFM
INTERMITTANT

REPLACE (E) DECK W
ITH

NEW
 DECK

NEW
 OPEN SLAT COMPOSITE

*RAISE THIS DECK SO IT IS SAME
HEIGHT AS HIGHEST EXISTING DECK

BUILT-IN CLOSETKITCHEN
NEW

 ENGINEERED
HARDW

OOD

BATH 4
NEW

 HEATED
TILE

GYM
/

BEDROOM
NEW

 ENGINEERED
HARDW

OOD

NEW MINI SPLIT
HEAT PUMP

ELEC. COOKTOP

STORAGE S.O.G.

6.5" STEP DN

6.5" STEP DN

6.5" STEP DN

6.5" STEP DN6.5" STEP DN6.5" STEP DN6.5" STEP DN

NEW S.O.G.

POTENTIAL BOARD JOINT

POTENTIAL BOARD JOINT

POTENTIAL BOARD JOINT

NEW
 CURBLESS

SHOW
ER

NEW CONCRETE
LANDING

NEW GATE BY OTHERS

NEWGATE BYOTHERS

NEW
 GATE

BY OTHERS

NEW
 S.O.G.

TV

POOL ENCLOSURES TO M
EET

IRC CODE

REPLACE (E)
POOL AGG.

W
ITH POOL

APPROVED TILE OR
TOPPER

PONY WALL SHELF

LOCKABLE DOORS

LOCKABLE DOORS

FR
ID

G
E

G
/R

C
D

03

 WALL
HOOD VENT

290 CFM

NEW
GUARDRAIL
BY OTHERS
TO REPLACE
EXISTING

NEW
GUARDRAIL
BY OTHERS
TO REPLACE
EXISTING

NEW
GUARDRAIL
BY OTHERS
TO REPLACE
EXISTING

NEW
 GUARDRAIL BY OTHERS M

AY BE
NEEDED FOR SAFETY IF AFTER DEM

O OF
SHED, CONTRACTOR TO ASSESS IF A STAIR
DOW

N TO REAR YARD IS FEASIBLE AFTER
DEM

OLITION. IF SO, W
ILL NEED A GATE TO

SECURE POOL

CLEAN AND PERHAPS SKIM
COAT EXISTING CONCRETE

RETAINING WALLS.

ADJUSTM
ENT TO

ROCKERY M
AY BE

NECESSARY FOR
NEW

 GRADE BY
OTHERS

SAM
E ELEVATION

2x6
WALL

COUNTER
TO EXTEND

OVER PONY
WALL @

KITCHEN
CABINETS

NEW
GUARDRAIL

ATOP
CONCRETE

NEW
 PAINTED/STAINED

W
OOD FENCE

NEW
 PAINTED/STAINED

W
OOD FENCE

SD

CD

T

1

A

A

NEW 6" CONCRETE WALL

EXISTING 2X4 INTERIOR WALL

NEW 2x6 EXTERIOR WALL

WALL KEY SYMBOL KEY

WINDOW SYMBOL

SMOKE DETECTOR

EXHAUST FAN

TEMPERED GLASS (ELEVATIONS)

OBSCURE GLASS (ELEVATIONS)

DOOR SYMBOL

OVERHEAD WINDOW SYMBOL

SMOKE DETECTOR/CARBON MONOXIDE
DETECTOR

NEW 2X6 INTERIOR WALL

EXISTING CONCRETE WALL

OBSC.

NEW 2X4 INTERIOR WALL

EXISTING 2X6 INTERIOR WALL

SCALE: 1/4"   =    1'-0"1 1ST FLOOR
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224'-4"T.O.W.

222'-2 3/4" F.F.
221'-11 3/4" F.F.

232'-4 3/4" ROOF

NEW HOOD VENT

NEW BATH VENT

NEW BATH WASTE VENT NEW DOUBLE
DOWNSPOUTS

ABE 222'

ABE 252'

BENCHMARK
229.92'

222'-2 3/4" FF

232'-4" ROOF

ABE 222'

ABE 252'

BENCHMARK 229.92'

224'-4" T.O.W.

222'-2 3/4" FF

232'-4" ROOF

T

OBSC.

ABE 222'

ABE 252'

BENCHMARK 229.92'

222'-2 3/4" F.F.

232'-4" ROOF

T T T

DA DB DC
TRIMLESS
WINDOWS &
DOORS, TYP.

LOW-PROFILE
CORNER
TRANSITIONS,
TYP.

ABE 222'

ABE 252'

BENCHMARK 229.92'

7'-
6"

FIN
ISH

ED

 1
A14

SCALE: 1/4"   =    1'-0"1 DADU EAST ELEVATION
SCALE: 1/4"   =    1'-0"2 DADU NORTH ELEVATION

SCALE: 1/4"   =    1'-0"3 DADU SOUTH ELEVATION
SCALE: 1/4"   =    1'-0"4 DADU WEST ELEVATION

SCALE: 1/4"   =    1'-0"5 N/S SECTION

SCALE: 1/4"   =    1'-0"6 N/S SECTION
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5/
8"

SIDING PER PROJECT MANUAL
O/R-1O CONTINUOUS EXTERIOR RATED INSULATION
O/MOISTURE BARRIER
O/SHEATHING PER STRL
O/FRAMING PER STRL
O/R-13 ROCKWOOL BATT INSULATION
O/1/2" GWB
PVA PAINT

STANDING SEAM METAL ROOF
O/ROOF MOISTURE BARRIER
O/SHEATHING PER STRL
O/FRAMING PER STRL
O/R-60 ADVANCED MINIMUM SPRAY FOAM INSULATION
O/5/8" TYPE X GWB
PVA PAINT

R-23 POLYISO RIGID INSULATION

FINISH FLOORING
O/4" CONCRETE SLAB PER STRL WITH THERMAL BREAK
O/R-10 INSULATION CONTINUOUS UNDER ENTIRE SLAB
O/10-MILL MOISTURE BARRIER
O/GRAVEL PER STRL

METAL FLASHING W/DRIP EDGE

FILTER FABRIC
FREE DRAINING MATERIAL, WASHED ROCK 5/8"
MINUS NO FINES
SLOPE TOP OF FOOTING W/ MORTAR
4" DIA. PERFORATED PIPE, TIGHTLINED TO
STORMWATER SYSTEM
SLOPE SOIL AWAY FROM STRUCTURE

VINYL BASE INSIDE STORAGE PORTION AREA

SEE STRL FOR EXACT FOOTING SHAPE PER
LOCATION

SEE ELEVATION FOR CONCRETE WALL HEIGHTBATH 4
HEATED

SLOPE SOIL AWAY FROM BUILDING

5" HALF ROUND SMOOTH GUTTER w/TOP HUNG
HIDDEN BRACKETS & LEAF GUARD, INSTALL
GUTTER AT HEIGHT TO BEST CAPTURE RAIN
WATER. DO NOT JOG DOWNSPOUTS IF AT ALL
POSSIBLE & CONFIRM DOWNSPOUT
ATTACHMENT WITH ARCHITECT PRIOR TO
INSTALL. STANDOFFS MAY BE NEEDED.

1x PAINTED CLEAR CEDAR SMOOTH FASCIA
FIBER CEMENT SOFFIT

P        T

P        T P        T

SCALE: 3"       =    1'-0"1 TYP. WALL SECTION AT WINDOW WELL
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EXTEND 9"
BEYOND

ROUGH
OPENING

EXTEND 9"
BEYOND

ROUGH
OPENINGROUGH

OPENING

STEP 1
APPLY SILL FLASHING.
PARTIALLY PULL RELEASE PAPER.

ROUGH
OPENING

STEP 2
APPLY SIDE FLASHING

ROUGH
OPENING

STEP 3
APPLY HEAD FLASHING

ROUGH
OPENING

STEP 4
APPLY VAPROLIQUI-FLASH TO OPENING

STEP 5
APPLY VAPROLIQUI-FLASH TO HEAD/JAMBS OF
WINDOW

STEP 6
INSTALL WINDOW

STEP 7
METAL HEAD FLASHING, SET IN DOW 758
SEALANT AND FORM FOLDED UP END DAMS

STEP 8
SEAL EDGE OF WRAPSHIELD TO WINDOW
FLANGE & METAL FLASHING W/ DOW 758
SEALANT

STEP 9
APPLY DOW 758 SEALANT & BACKER ROD TO
INTERIOR PRIOR TO APPLICATION OF LINER &
STOOL

MOISTURE BARRIER
LAPS OVER HEAD

FLASHING

SILL FLASHING
LAPS OVER
MOISTURE
BARRIER &
ADHERES TO
WRAPSHIELD

WINDOW SCHEDULE

ID

A
B

DA
DB
DC
RA
RB
RC
RD
RE
RF
RG
RH
RI

QTY

1
1
1
1
1
1
1
1
1
1
1
1
1
1

R.O. SIZE
WIDTH

4'-8"
6'-5 1/2"

9'
7'

2'-6"
4'-10"
7'-6"
7'-6"
7'-4"
7'-7"

3'-11"
5'

2'-4"
2'-5"

HEIGHT
6'-8"
6'-8"
8'-9"
8'-9"
8'-9"

3'-10"
6'-8 1/2"

7'
7'
7'

6'-8"
8'-7 3/4"

6'-6"
6'-6"

SILL HT
(+/-) VERIFY

-14'-5 3/4"
-14'-5 3/4"
-14'-5 3/4"
1'-9 1/4"

3 1/2"

2 1/4"
2 1/4"
2 1/4"

TYPE *

---
---
---
---
---
---
---
---
---
---
---
---
---
---

NOTES

TEMPERED
TEMPERED

TEMPERED, FLOOR-AS-SILL
TEMPERED, FLOOR-AS-SILL
TEMPERED, FLOOR-AS-SILL

TEMPERED
TEMPERED
TEMPERED
TEMPERED
TEMPERED

TEMPERED, OBSC. REED GLASS
TEMPERED, OBSC. REED GLASS
TEMPERED, OBSC. REED GLASS

U

0.21
0.21
0.25
0.25
0.21
0.21
0.25
0.21
0.21
0.21
0.25
0.21
0.25
0.21

AREA

31
43
79
61
22
19
50
53
51
53
26
43
15
16

562 ft²

UA Value

6.53
9.04

19.69
15.31

4.59
3.89

12.56
11.03
10.78
11.15

6.53
9.08
3.79
3.30

127.27

EXTERIOR DOOR SCHEDULE

ID

01
02
03
R1
R2
R3

QTY

1
1
1
1
1
1

R.O. SIZE (+/-)
W

11'-9 1…
14'-1 1…
3'-1 1/2"
3'-1 1/2"
7'-11 1…
2'-8 1/2"

H
7'-3/4"
7'-3/4"
8'-6"
6'-9"

6'-8 3/4"
6'-9 3/4"

PANELS
LEFT

4
4
1
1
2
1

RIGHT
0
0
0
0
0
0

LEAF
LEFT
2'-11"
3'-6"

3'
3'

3'-11"
2'-7"

LEAF
RIGHT
2'-11"
3'-6"

3'
3'-11"
2'-7"

NOTES

LOCKABLE, TEMPERED
LOCKABLE, TEMPERED

LOCKABLE, TEMPERED/TRANSOM
REPLACE SLAB WITH WOOD

LOCKABLE, TEMPERED
LOCKABLE, TEMPERED, OBSCUR REED GLASS

U

0.28
0.28
0.28
0.00
0.28
0.28
1.40

UA

2.17
2.59
0.68
0.00
1.39
0.48
7.31

AREA

83
100
27
21
54
18

303 ft²

SKYLIGHT SCHEDULE
ID

(e)
(e)
S1

QTY
1
1
1

WIDTH
24"
72"
33"

HEIGHT
52"
18"
48"

NOTES

TEMPERED

U

0.48

UA AREA
---
---
---

1/2"

2 
1/

2" 1/
8"

GWB GWB

FLOOR FINISH
PER PLAN

FLOOR FINISH PER
PLAN

SHEATHING

WOOD BASE FINISHED
PER PROJECT MANUAL

WITH TRIM @
DADU

2 1/2"

2 1/2"
 5/8"

GWBDOOR PER PLAN,
FINISHED PER SPEC

WOOD TRIM FINISHED
PER SPEC

WITH TRIM @
DADU

SHIM AS REQUIRED

MATCH TO EXISTING WOOD TRIM

3/8" REVEAL

36
" M

IN
.

USE 1/2"x2" STEEL FLAT BAR AT
END STANCHIONS

& 1/2"x 1 1/2" STEEL FLAT BAR AT
MIDDLE STANCHIONS, EMBED IN

CONCRETE

1/2"x2" FLAT BAR STEEL HANDRAIL
MITERED & GROUND SMOOTH AT

CORNERS & TRANSITIONS, CTR ON
STANCHIONS

CONCRETE PER STRL

SEE LIGHTING PLAN IF STEPS HAVE EMBEDDED
LIGHTS

36
" M

IN
.

EQUAL SPACING
IN ELEVATION

FINISHED GRADE

CONTRACTOR TO PROVIDE SHOP
DRAWING OF GUARD RAIL FOR

ARCHITECT & ENGINEER REVIEW

THIS DETAIL IS NOT FOR THE POOL
ENCLOSURE

1/2"x2" FLAT BAR STEEL HANDRAIL
MITERED & GROUND SMOOTH AT CORNERS &
TRANSITIONS, CTR ON STANCHIONS

SS CABLE RAIL

1/2"x2" STEEL FLAT BAR STANCHIONS
WELDED TO BASE PLATE

OPENINGS IN RAILINGS & GUARDS NOT TO
ALLOW PASSAGE OF 4" DIAMETER SPHERE

EXISTING CONCRETE RETAINING WALL

1/4 STEEL PLATES ANCHORED
TO CONC WALL

NOT TO SCALE

WINDOW FLASHING ASSEMBLY

SCALE: 3"       =    1'-0"3 TYP. BASEBOARD DETAIL
SCALE: 3"       =    1'-0"4 TYP. INT. DOOR JAMB

SCALE: 3"       =    1'-0"2 TYP. EXT. GUARDRAIL DETAILS
SCALE: 3"       =    1'-0"1 TYP. EXT. GUARDRAIL DETAILS

WINDOW & DOOR NOTES:

1.  ALL WINDOW DIMENSIONS ARE TO ROUGH OPENING.
ALL DOOR DIMENSIONS ARE DOOR PANEL DIMENSIONS EXCEPT BI-FOLD DOORS

2. ALL NEW GLAZING AND DOOR U-VALUES PER WASHINGTON STATE ENERGY CODE TABLE R402.1.1 "INSULATION & FENESTRATION REQUIREMENTS FOR GROUP R OCCUPANCY CLIMATE ZONE 4C", 2021 EDITION.
-ALL WINDOW, DOOR, AND OVERHEAD GLAZING TO BE NFRC CERTIFIED PER MANUFACTURER.

3.  VERIFY ALL ROUGH OPENINGS IN FIELD PRIOR TO ORDERING.

4.  PROVIDE TEMPERED GLASS WHERE REQUIRED BY IRC R308.
(AT LOCATIONS INCLUDING, BUT NOT LIMITED TO THOSE MARKED TEMPERED IN THE SCHEDULE & ELEVATIONS)

* WINDOW TYPE CODES FOR REFERENCE: (VERIFY OPERATION W/ ELEVATIONS) 
 F = FIXED, C = CASEMENT, SL = SLIDING

ALL NEW VERTICAL GLAZING:  TOTAL AREA = 876 SF   TOTAL UA = 211.4  AVERAGE U-VALUE = .24

6.51
9.03
19.75

4.62
3.99
12.5
11.03
10.71

11.13
6.5
9.03
3.75
3.36

127.16

15.25

23.24
28
7.56
—
15.12
5.04
78.96

115.28

F
F
C/F
C/F
F
F

F
F
F
F/SL

F/SL

F
F
F
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2021 Washington State Energy Code – Residential 

Prescriptive Energy Code Compliance for All Climate Zones in Washington 

Single Family – New & Additions (effective March 15, 2024) 

Prescriptive Path – Single Family WSEC-R 2021 Edition EPCA C103 (V 01/2024) 1 

 

 

 

 

These requirements apply to all the IRC building types, including detached one- and two-family 
dwellings and multiple single-family dwellings (townhouses). 

 

Instructions: This single-family project uses the requirements of the Prescriptive Path below to incorporate 
the minimum values listed. Based on the conditioned floor area of the structure, the number of required 
additional credits must be selected by the permit applicant. 

Provide all information from the following tables in as building permit drawings: Table R402.1.2 - Insulation and 
Fenestration Requirements by Component, Table R406.2 - Fuel Normalization Credits and R406.3 Energy Credits. 
 

Authorized Representative 
Signature 

 Date  

   

 

Permit#  
Address or Lot & Block 

 
 
 
City  Zip  

All Climate Zones  Table 402.1.3 

 R-Value a U-Factor a 

Fenestration U-Factor b, j n/a 0.30 

Skylight U-Factor b n/a 0.50 
Ceiling e 60 n/a 

Wood Frame Wall g,i 20+5 or 13+10 n/a 

Floor 30 n/a 

Below Grade Wall c,h 10/15/21 int + 5TB n/a 

Slab d,f R-Value & Depth 10, 4 ft n/a 

a 
R-values are minimums. U-factors and SHGC are maximums. When insulation is installed in a cavity which is less than the label or design 
thickness of the insulation, the compressed R-value of the insulation from Appendix Table A101.4 shall not be less than the R-value specified 
in the table  

b The fenestration U-factor column excludes skylights. 

c 

"10/15/21 +5TB" means R-10 continuous insulation on the exterior of the wall, or R-15 continuous insulation on the interior of the wall, or R-
21 cavity insulation plus a thermal break between the slab and the basement wall at the interior of the basement wall. "10/15/21 +5TB" shall 
be permitted to be met with R-13 cavity insulation on the interior of the basement wall plus R-5 continuous insulation on the interior or 
exterior of the wall. "5TB" means R-5 thermal break between floor slab and basement wall. 

d R-10 continuous insulation is required under heated slab on grade floors. See Section R402.2.9.1. 

e 
For single rafter- or joist-vaulted ceilings, the insulation may be reduced to R-38 if the full insulation depth extends over the top plate of the 
exterior wall. 

f 
R-7.5 continuous insulation installed over an existing slab is deemed to be equivalent to the required perimeter slab insulation when applied 
to existing slabs complying with Section R503.1.1. If foam plastic is used, it shall meet the requirements for thermal barriers protecting foam 
plastics. 

g For log structures developed in compliance with Standard ICC 400, log walls shall meet the requirements for climate zone 5 of ICC 400. 

h 
Int. (intermediate framing) denotes framing and insulation as described in Section A103.2.2 including standard framing 16 inches on center, 
78 percent of the wall cavity insulated and headers insulated with a minimum of R-10 insulation. 

i 
The first value is cavity insulation, the second value is continuous insulation. Therefore, as an example, “R13+10” means R-13 cavity 
insulation plus R-10 continuous insulation 

j 
A maximum U-factor of 0.32 shall apply to vertical fenestration products installed in buildings located above 4000 feet in elevation above sea 
level, or in windborne debris regions where protection of openings is required under Section R301.2.1.2 of the International Residential 
Code. 

6743 80th Ave SE

MERCER ISLAND 98040

Marlo Brown Digitally signed by Marlo Brown 
Date: 2026.01.15 11:44:01 -08'00' 1.15.26

2021 Washington State Energy Code – Residential 

Prescriptive Energy Code Compliance for All Climate Zones in Washington 

Single Family – New & Additions (effective March 15, 2024) 

Prescriptive Path – Single Family WSEC-R 2021 Edition EPCA C103 (V 01/2024) 2 

 

Each dwelling unit in a residential building shall comply with sufficient options from Table R406.2 (fuel 
normalization credits) and Table 406.3 (energy credits) to achieve the following minimum number of 
credits. To claim this credit, the building permit drawings shall specify the option selected and the 
maximum tested building air leakage, and show the qualifying ventilation system and its control sequence 
of operation. 
 

1. Small Dwelling Unit: ........................................................................................... 5.0 credits  
 Dwelling units less than 1500 square feet in conditioned floor area with less than 300 square feet of 
fenestration area. Additions to existing building greater than 500 square feet of heated floor area but less 
than 1500 square feet. 

2. Medium Dwelling Unit: ...................................................................................... 8.0 credits 
All dwelling units that are not included in #1, #3 or #4.  

3. Large Dwelling Unit: ..........................................................................................9.0 credits  
Dwelling units exceeding 5000 square feet of conditioned floor area.  

4. Dwelling units serving Group R-2 occupancies: ................................................ 6.5 credits  
Section R401.1 and residential building Section R202 for Group R-2.  

5. Additions 150 square feet to 500 square feet: ..................................................... 2.0 credits  
 
The drawings included with the building permit application shall identify which options have been selected and the 
point value of each option, regardless of whether separate mechanical, plumbing, electrical, or other permits are 
utilized for the project 
 

Before selecting your credits on this Summary table, review the details in Table 406.3 (Single Family), on page 4. 
 

Table R406.2 ENERGY EQUALIZATION CREDITS 

Description of Primary Heating Source 

Credits - 
select ONE 

1 
For combustion heating equipment meeting minimum federal efficiency standards for the 
equipment listed in Table C403.3.2(5) or C403.3.2(6) 

0 ☐ 

2 

For an initial heating system using a heat pump that meets federal standards for the equipment 
listed in Table C403.3.2(2) and supplemental heating provided by electric resistance or a 
combustion furnace meeting minimum standards listed in Table C403.3.2(5)b found in the 2021 
WSEC- COMMERCIAL ENERGY CODE 

1.5 ☐ 

3 For heating system based on electric resistance only (either forced air or Zonal) 0.5 ☐ 

4c 
For heating system using a heat pump that meets federal standards for the equipment listed in 
Table C403.3.2(2) or C403.3.2(9) or Air to water heat pump units that are configured to provide 
both heating and cooling and are rated in accordance with AHRI 550/590 

3.0 ☐ 

5 

For heating system based on electric resistance with:  
1. Inverter-driven ductless mini-split heat pump system installed in the largest zone in the 

dwelling,  
or  

2. With 2kW or less total installed heating capacity per dwelling 

2.0 ☐ 

a. See Section R401.1 and residential building in Section R202 for Group R-2 scope.  
b. The gas back-up furnace will operate as fan-only when the heat pump is operating. The heat pump shall operate at 
all temperatures above 38°F (3.3°C) (or lower). Below that “changeover” temperature, the heat pump would not 
operate to provide space heating. The gas furnace provides heating below 38°F (3.3°C) (or lower).  
c. Additional points for the HVAC system are included in Table R406.3. 
 
 
 

System 
Type type  

system 

●

2021 Washington State Energy Code – Residential 

Prescriptive Energy Code Compliance for All Climate Zones in Washington 

Single Family – New & Additions (effective March 15, 2024) 

Prescriptive Path – Single Family WSEC-R 2021 Edition EPCA C103 (V2/1/2024) 3 

 

Summary of Table R406.3 

Energy Credit Option Descriptions 

Credits – 
limited to one 
energy option 

from each 
category d 

Comments: 

1.1 Efficient Building Envelope 0.5 ☐  

1.2 Efficient Building Envelope 1.0 ☐  

1.3 Efficient Building Envelope 1.5 ☐  

 

2.1 Air Leakage Control and Efficient Ventilation 1.0 ☐  

2.2 Air Leakage Control and Efficient Ventilation 1.5 ☐  

2.3 Air Leakage Control and Efficient Ventilation 2.0 ☐  

3.1a High Efficiency HVAC 1.0 ☐  

3.2 a High Efficiency HVAC 0.5 ☐  

3.3a,c,d High Efficiency HVAC 0.5 ☐  

3.4a,d High Efficiency HVAC 1.5 ☐  

3.5d High Efficiency HVAC 1.5 ☐  

3.6a High Efficiency HVAC 1.0 ☐  

3.7a,d,e High Efficiency HVAC 2.0 ☐  

3.8a,d High Efficiency HVAC 1.0 ☐  

3.9c High Efficiency HVAC 1.5 ☐  

3.10 High Efficiency HVAC 2.5 ☐  

 

4.1 High Efficiency HVAC Distribution System 0.5 ☐  

5.1d Efficient Water Heating  0.5 ☐  

5.2 Efficient Water Heating  0.5 ☐  

5.3 Efficient Water Heating  0.5 ☐  

5.4 Efficient Water Heating  1.0 ☐  

5.5 Efficient Water Heating  1.5 ☐  

5.6 Efficient Water Heating 2.0 ☐  

5.7 Efficient Water Heating 2.5 ☐  

5.8 Efficient Water Heating 2.5 ☐  

6.1e  

7.1 Appliance Package 0.5 ☐  

 
a. An alternative heating source sized at a maximum of 0.5 Watts/ft2 (equivalent) of heated floor area or 500 Watts, whichever is bigger, may be 
installed in the dwelling unit.  
b. See Section R401.1 and residential building in Section R202 for Group R-2 scope.  
c. Option 3.11 can only be taken with Options 3.1 and 3.3. To qualify to claim Option 3.11 with 3.3, the system shall be a 1-2 speed heat pump 
system. Variable capacity heat pumps are ineligible from claiming this option.  
d. This option may only be claimed if serving System Type 4 or 5 from Table R406.2.  
e. Primary living areas include living, dining, kitchen, family rooms, and similar areas. 
f Option 3.11 may only be taken with Efficient Water Heating Options 5.1 or 5.2. Equipment sizing for space heating shall be calculated as provided 
in Section R403.7 with increased capacity to provide a minimum of 75 percent of peak hot water demand or shall be sized in accordance with 

approved manufacturer's specifications or guidance. Supplementary heat for water heating system shall be in accordance with Section R403.5.7. 

 

 Total Credits 

1.4 Efficient Building Envelope 2.5 ☐ 

Renewable Electric Energy  (4.5 credits max)      0.5-4.5 
 

3.11 High Efficiency HVAC 0.5 ☐ 

Options  

●

●

0.0

Calculate Total

●

1 AXON REAR YARD

2.0
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Typical Slab Joints

Typical Corner Bars at Concrete Walls and FootingsPipe and Trench Locations

Typical Stepped Footing

Typical Stair On Grade Typical HDU Holdown

Holdown Schedule
Plan

ScrewsMark Bolt
Anchor A.B.

Embed if 2x4
Holdown Post

if 2x6

Typical HDU Holdown

Holdown Schedule
Plan

ScrewsMark Bolt
Anchor Min. A.B. Embed (D)

Stem Wall if 2x4
Holdown Post

if 2x6Footing

HDU Into Footing Option HDU Into Stem Wall Option

HU Beam Connection to Concrete Wall
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Existing Framing at Crawl Space

Typical Depressed Slab

Typical Turned-Down Slab Edge

Exterior Wall w/ Slab on Grade & High GradeExterior Retaining Wall w/ Slab on Grade

Interior Wall w/ Thickened Slab Exterior Wall w/ Slab on Grade
S3.2

3/4" = 1'-0" U.N.O.
SCALE:

PROJECT NO:

DATE:

SHEET NO:

SHEET TITLE:

REVISIONS:

PROJECT TITLE:

ISSUE:

ARCHITECT:

CHECKED:

APPROVED:

DESIGN:

DRAWN:

January 16, 2026

11712-2025-01

PERMIT

BDM

LAN

BDM

NHD

Mercer Island, WA  98040
6743 80th Ave SE

Aras Patel

DPD:

Copyright 2026 Swenson Say Fagét - All Rights Reserved

2124 Third Avenue, Suite 100
Seattle, WA  98121

414 N Pearl Street, Suite 8
Ellensburg, WA 98926

206.443.6212
ssfengineers.com

SEATTLE

TACOMA

CENTRAL WASHINGTON

1818 Tacoma Ave S., Suite 200
Tacoma, WA  98402

Marlo Brown

509 26th Ave S
Seattle, WA 98144

Architects, LLC

Foundation
Details



421

8

12

65

109

Shearwall Schedule

Mark Sheathing
Panel Edge

Nailing
Top Plate Connection
if TJI if Wood at Wood at Concrete

Base Plate Connection

Shearwall Schedule

Typical Shearwall Intersections

Typical Shearwall Construction

Typical Top Plate Splice

Sistering Schedule for Multi Beams (SDWS)
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Interior Shearwall TJI Parallel

Exterior Non-Bearing WallDeck w/ Guardrail - Joists Perpendicular

Deck w/ Guardrail - Joists Parallel
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