10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

Hearing Examiner John Galt

BEFORE THE HEARING EXAMINER
IN AND FOR THE CITY OF MERCER ISLAND

In Re The Appeal of:
ROBERT GROSSMAN, NO. APL 25-003
Appellant, DECLARATION OF MICHAEL A.
SPENCE IN SUPPORT OF
Vs. APPLICANT SEASCAPE HOMES,
LLC’S MOTION FOR SUMMARY
CITY OF MERCER ISLAND, JUDGMENT
Respondent.

I, Michael A. Spence, hereby declare as follows.

1. Tam over the age of 18 and am otherwise competent to testify.

2. Tam the attorney for Applicant SeaScape Homes, LLC (“SeaScape Homes”). I base
this declaration on my personal knowledge, and on my review of the file maintained
by my law firm in connection with this matter. That file is kept in the ordinary course
of business and is regularly and timely updated.

3. On or about October 27, 2021, SeaScape Homes purchased the real property
commonly known as 5222 Forest Ave SE, Mercer Island, WA 98040, located on
King County Assessor’s Parcel # 141030-00570 (“Parcel 0057”), from Steven and

Mahnaz Knutson. A true and correct copy of the Statutory Warranty Deed is attached

hereto as Exhibit A.
HELSELL
DECLARATION OF MICHAEL A. SPENCE IN SUPPORT FETTERMAN
OF APPLICANT’S MOTION FOR SUMMARY
JUDGMENT -1 Helsell Fetterman LLP

800 Fifth, Suite 3200
Seattle, WA 98104
206.292.1144 WWW.HELSELL.COM
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4. A true and correct copy of the City of Mercer Island Development Services Building
Permit, No. 2410-056, is attached hereto as Exhibit B.

5. A true and correct copy of Applicant’s Critical Area Review 2 Application form,
along with compliance letter and project narrative, are attached hereto as Exhibit C.

6. A true and correct copy of City of Mercer Island Community Planning &
Development Department’s (“CP&D”) Critical Area Review 2 (“CAR 2”) Decision
Notice is attached hereto as Exhibit D.

7. A true and correct copy of the “Tree Justification” letter is attached hereto as Exhibit
E.

8. A true and correct copy of the CP&D Approvals is attached hereto as Exhibit F.

9. A true and correct copy of the City of Mercer Island Development Services Tree
Permit, No. 2504-153, is attached hereto as Exhibit G.

10. A true and correct copy of the Appeal by Robert Grossman is attached hereto as
Exhibit H.

11. A true and correct copy of the Lot 1 Replacement Tree Plan is attached hereto as
Exhibit 1.

12. A true and correct copy of the Hearing Examiner’s preliminary letter is attached
hereto as Exhibit J.

13. A true and correct copy of the Hearing Examiner’s Order is attached hereto as

Exhibit K.

I declare under penalty of perjury under the laws of the State of Washington that the

foregoing is true and correct.

HELSELL
DECLARATION OF MICHAEL A. SPENCE IN SUPPORT FETTERMAN
OF APPLICANT’S MOTION FOR SUMMARY
JUDGMENT -2 Helsell Fetterman LLP

800 Fifth, Suite 3200
Seattle, WA 98104
206.292.1144 WWW.HELSELL.COM
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SIGNED this 20" day of June, 2025 at Seattle, WA.

HELSELL FETTERMAN LLP
//I’m (_/_"{'
By:
Michael Spence, WSBA No. 15885
Attorney for Applicant
HELSELL

DECLARATION OF MICHAEL A. SPENCE IN SUPPORT FETTERMAN
OF APPLICANT’S MOTION FOR SUMMARY
JUDGMENT - 3 Helsell Fetterman LLP

800 Fifth, Suite 3200
Seattle, WA 98104
206.292.1144 WWW.HELSELL.COM
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Instrument Number: 20211029001998 Document: WD Rec: $204.50 Page-1 of 2
Excise Docs: 3155628 Selling Price: $1,100,000.00 Tax Amount: $18,685.00 Record Date:10/29/2021 3:52 PM
Electronically Recorded King County, WA

AFTER RECORDING MAIL TO:

Sea Scape Homes, LLC
P.O. Box 40568
Bellevue, WA 98015

Filed for Record at Request of: Space above this line for Recorders use only
First American Title Insurance Company

STATUTORY WARRANTY DEED
File No: 4202-3390762 (IJN) Date: October 27, 2021

Grantor(s): Steven P Knutson and Mahnaz Knutson, a married couple

Grantee(s): SeaScape Homes, LLC, a Washington Limited Liability Company
Abbreviated Legal: LOT 1, KNUTSON SP - FILE NO. SUB07-003, CITY OF MERCER
ISLAND, WASHINGTON, REC. 20071210900010, KING COUNTY

Additional Legal on page:

Assessor's Tax Parcel No(s): 141030005708

FIRST AMERICAN, 3310 2 (o

THE GRANTOR(S) Steven P Knutson and Mahnaz Knutson, a married couple for and in
consideration of Ten Dollars and other Good and Valuable Consideration, in hand paid,
conveys, and warrants to SeaScape Homes, LLC, a Washington Limited Liability Company,
the following described real estate, situated in the County of King, State of Washington.

LEGAL DESCRIPTION: Real property in the County of King, State of Washington, described as
follows:

LOT 1, KNUTSON SHORT PLAT - FILE NO. SUB07-003, CITY OF MERCER ISLAND,
WASHINGTON, RECORDED UNDER RECORDING NO. 20071210900010, RECORDS OF
KING COUNTY, WASHINGTON.

Subject To: This conveyance is subject to covenants, conditions, restrictions and easements, if
any, affecting title, which may appear in the public record, including those shown on any recorded
plat or survey.

Page 1 of 2 LPB 10-05



Instrument Number: 20211029001998 Document:WD Rec: $204.50 Page-2 of 2

Record Date:10/29/2021 3:52 PM King County, WA

APN: 141030005708 Statutory Warranty Deed
- continued

Steven P Knutson

I e

Mahnaz Knutson

A oo

STATE OF Washimgtor®®@)_

)
[ )-ss
COUNTY OF ng-’ AL o @ )

File No.: 4202-3390762 (IN)

I certify that I know or have satisfactory evidence that Steven P Knutson and Mahnaz
Knutson, is/are the person(s) who appeared before me, and said person(s) acknowledged that
he/she/they signed this instrument and acknowledged it to be his/her/their free and voluntary act

for the uses and purposes mentioned in this instrument.

c

»

Dated: /0// 2 7’/ 202/

Notary Public |
Residing at:

Lo ¥

IE and for the State of

My appointment expires: /"—7( 20 / % 24

SK HOLT CLARK
Notary Public - Arizona

Maricopa County
My Comm. Expires Oct 30, 2021

Page 2 of 2
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CITY USE ONLY

CITY OF MERCER ISLAND PROJECT NO. RECEIPT NO. FEE
COMMUNITY PLANNING & DEVELOPMENT
9611 SE 36™ STREET | MERCER ISLAND, WA 98040
PHONE: (206) 275-7605 | www.mercerisland.gov Date Received:
Received By:

DEVELOPMENT APPLICATION

A Development Application form is required to be completed for any land use project within the City of Mercer
Island. Additional supplemental information for each specific land use permit requested is required. See below
for land use permits and associated permit forms.

PROPERTY INFORMATION

Property Address: 5222 Forest Ave SE
Parcel Number(s): 141030-0057

Gross Lot Area(s): 15,001

Net Lot Area(s): 15,001

Zone: R-15

Shoreline Environment Designation: I:l Urban Residential

(if located within 200 feet of Lake Washington) D Urban Park

CRITICAL AREAS ON PROPERTY

GEOLOGICALLY HAZARDOUS AREAS WATERCOURSES WETLANDS

El Potential Landslide Hazard |:| Type F |:| Category |

El Erosion Hazard El Type Np |:| Category Il

|:| Seismic Hazard |:| Type Ns |:| Category lll

|:| Steep Slope |:| Piped |:| Category IV
|:| Unknown |:| Unknown

PROPERTY OWNER INFORMATION

Name: Company (if applicable):
Seascape Homes, LLC

Address: E-Mail: .

P.O. Box 40568 Bellevue WA 98015 Jmt1231@gma||_com

Phone: 906-972-9950

APPLICANT/REPRESENTATIVE INFORMATION Same as property owner \.

Name: | . Company (if applicable): = _

Katl Eltzman Sturman Architects
Address: E-Mail:, .

9 103rd Ave NE Ste. 203, Bellevue, WA, 98004| kati@Sturmanarchitects.com

Phone: 125-451-7003



http://www.mercerisland.gov/

DECLARATION: | HEREBY STATE THAT | AM THE OWNER OF THE SUBJECT PROPERTY OR | HAVE BEEN
AUTHORIZED BY THE OWNER(S) OF THE SUBJECT PROPERTY TO REPRESENT THIS APPLICATION, AND THAT THE
INFORMATION FURNISHED BY ME IS TRUE AND CORRECT TO THE BEST OF MY KNOWLEDGE.

9-24-2024
signature  Bradl Stzwiman Date

PROPOSED APPLICATION(S) AND CLEAR DESCRIPTION OF PROPOSAL (please use additional paper if needed):

Application for Critical Area Il due to hazardous conditions on site and NP stream.

New two-story single-family home. Mitigation and reduction of required buffer for western watercourse.

Also included is the Architectural permit set with site plan.

INDICATE REQUESTED LAND USE APPROVALS

CRITICAL AREAS ENVIRONMENTAL REVIEW (SEPA) SUBDIVISION

Critical Area Review 1 Environmental Impact Statement Short Plat- Preliminary
X | Critical Area Review 2 SEPA Review Short Plat- Alteration

DESIGN REVIEW LEGISLATIVE Short Plat- Final Plat
Design Review — Signs Code Amendment Long Plat- Preliminary
Design Review — Code Official Comprehensive Plan Docket Application Long Plat- Alteration
Design Commission Study Session Comprehensive Plan Application (If Docketed) Long Plat- Final Plat
De5|gn.Comm|SS|on Review — Exterior Rezone Lot Line Revision
Alteration

i issi iew — i WIRELE MMUNICATION
Design Commls_smn Review — Major OTHER LAND USE SS CO UNICATIO
New Construction FACILITIES
. . New Wireless Communication
Accessory Dwelling Unit .
Facility
DEVIATIONS Code Interpretation Request Wireless Communications
P q Facilities- 6409 Exemption

Deviations to Antenna Standards — "
Code Official Conditional Use (CUP) Small Cell Deployment
DeV}atlons to _AnFenna Standards — Noise Exception Type | - IV Height Variance
Design Commission
Public Agency Exception Other Permit/Services Not Listed
Reasonable Use Exception SHORELINE MANAGEMENT
Variance Shoreline Exemption
Seasonal Development Limitation
Waiver — Wet Season Construction Shoreline Substantial Development Permit
Approval

Shoreline Variance

Shoreline Conditional Use Permit

Shoreline Permit Revision

LAND USE APPLICATION SUBMITTAL REQUIREMENTS

Each Land Use Application requested above must be accompanied by the appropriate land use application form
and required materials. Refer to the City of Mercer Island Permit Forms webpage for a complete list of all land
use application forms and submittal requirements.



https://www.mercerisland.gov/cpd/page/permit-forms

Date: September 24, 2024

To: City of Mercer Island
Community Planning & Development

From: Kati Eitzman — Sturman Architects
Brad Sturman — Sturman Architects
Seascape Homes, LLC

Re: Forest Creek-Lot 1
5222 Forest Ave SE
Mercer Island, WA 98040
Parcel ID 141030-0057

Subj.: Critical Area 2 Review — Criteria Compliance

This application meets the requirements for a Critical Area Review 2 set forth by MICC
19.07.090, MICC 19.07.160, MICC 19.070.180.

The project site has had Critical Areas identified by qualified professionals. These
Critical Areas include Areas of Erosion Hazard and Potential Landslide Hazard and one
Type Np watercourse. An additional Type Np watercourse off property has buffers
which affect the project site. A buffer reduction is being requested for the western off-
site watercourse.

Geotech Consultants completed a Critical Areas study with its geotechnical report
submitted as part of this application. Per MCC 19.07.160(B)(2) they have concluded
that the proposed construction will not adversely impact other critical areas, not
adversely impact the subject property or adjacent properties, will mitigate impacts to
geologically hazardous area consistent with best available science, and to include the
landscaping of all disturbed areas outside of the building footprint.

Altmann, Oliver Associates, LLC completed Critical Areas studies on both watercourses
identified to be on or impact this property, submitted as part of this application. They
designed a Buffer Mitigation plan and believe mitigation measures shall achieve
equivalent or greater ecological function.

9 — 103" Ave. N.E., Bellevue WA 98004 T-425 451-7003 www.SturmanArchitects.com



STURMAN
ARCHITECTS

With the criteria stated within MICC 19.07.090 and MICC 19.07.160 addressed with
supporting documents and reports, we believe that the project meets the
requirements of a Critical Area 2 Review.

Sincerely,

Kati Eitzman, Sturman Architects

9 — 103" Ave. N.E., Bellevue WA 98004 T-425 451-7003 www.SturmanArchitects.com



Date: September 24, 2024

To: City of Mercer Island
Community Planning & Development

From: Kati Eitzman — Sturman Architects
Brad Sturman — Sturman Architects
Seascape Homes, LLC

Re: Forest Creek-Lot 1
5222 Forest Ave SE
Mercer Island, WA 98040
Parcel ID 141030-0057

Subj.: Critical Area 2 Review — Application Narrative

The project site is a 15,001 square foot lot located in a well-established residential
neighborhood. The development of this lot will be the last in a series of four adjoining
lots which have all had single family residences completed within the last 1-3 years.

The lot has a slope of about 13% and is allowed 40% Lot Coverage. There is no existing
house or structure on the lot. There is a gravel driveway that previously provided
access to the northern lot (Lot 2) prior to its development. An easement allowing
access for Parcel 141030-0090 also exists on the southwest corner of the project site
and contains an existing asphalt road within the easement.

A qualified geotechnical engineer has determined that this site contains Geologically
Hazardous Areas: Potential Landslide Hazard and Erosion Hazard.

A type Np watercourse exists on the eastern half of the property. Its location has been
identified by a qualified biologist and surveyed. This watercourse requires a 60-foot
buffer with an additional 10-foot building setback. This project will not impact this
watercourse or its buffer.

A second type Np watercourse exists to the south and west of the property. As its
buffers impact the project site, its location was identified by a qualified biologist and
surveyed. This watercourse requires a 60-foot buffer with an additional 10-foot
building setback. A one-time buffer reduction is being requested to allow for the
construction of this residence. The new buffer would be 45 feet and still have a 10-foot
building setback. Mitigation plans have been developed by the project biologist and
are submitted as part of this application.

9 — 103" Ave. N.E., Bellevue WA 98004 T-425 451-7003 www.SturmanArchitects.com



With the development of the adjoining northern lot (Lot 2), a large 62.5” maple tree
was approved and removed under building permit 2212-079. The six replacement
trees required by the removal of this tree will be planted with the development of this
lot. The removal of two additional trees at the southern edge of this lot is also being
proposed- a 33.5” Douglas fir and a 19.2” Douglas fir. These trees are being requested
for removal due to their limitation on the ability to achieve 85% of the GFA allowed for
this lot.

The project is a two-story single-family residence with an attached garage. The house
will be built on a crawlspace with conventional concrete foundations, wood floor joists
and wood floor trusses. There will be approximately 4326 square feet of heated space

and 588 square feet of unheated garage space.

We are requesting a Concurrent Review of our Building Permit Application with this
Critical Area 2 Review.

Sincerely,

Kati Eitzman, Sturman Architects

9 — 103" Ave. N.E., Bellevue WA 98004 T-425 451-7003 www.SturmanArchitects.com
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COMMUNITY PLANNING & DEVELOPMENT

9611 SE 36TH STREET | MERCER ISLAND, WA 98040
206.275.7605 | www.mercerisland.gov/cpd

PUBLIC NOTICE OF DECISION

NOTICE IS HEREBY GIVEN that approval has been granted for the application described

below:

File No.: CAO24-032

Permit Type: Type Il

Description of A request for a Critical Area Review 2 for the construction of a new two-

Request: story single-family home located on a site containing geological
hazardous areas and watercourse.

Applicant/ Kati Eitzman (Sturman Architects) / Seascape Homes, LLC

Owner:

Location of 5222 Forest Ave SE, Mercer Island, WA 98040

Property: King County Assessor tax parcel number: 141030-0057

SEPA Compliance:
The project is exempt from SEPA Review pursuant to WAC 197-11-800(1) (b)(ii).

Applicable Pursuant to Mercer Island City Code (MICC) 19.15.030 Table A,
Development applications for Critical Area Review 2 are required to be processed as
Regulations: Type lll land use reviews. Processing requirements for Type Il land use

reviews are further detailed in MICC 19.15.030 Table B.
Other Associated 2410-056

Permits:

Project https://mieplan.mercergov.org/public/CAO24-032
Documents:

Decision: Approved subject to conditions.

Appeal Rights: D/SCILAIMER: This information is provided as a courtesy. It is the ultimate
responsibility of the appellant to comply with all legal requirements for the filing of an
appeal.

Parties of record have the right to appeal certain permit and land use decisions. In some
cases, other affected parties also have appeal rights. Depending on the type of decision, the
appeal may be heard by a City Hearing Examiner, Commission, Board, or City Council, or
outside the City to the State Shoreline Hearings Board, the State Growth Management
Hearings Board, or King County Superior Court. For a comprehensive list of actions and the
applicable entity who will hear the appeal, see MICC 19.15.030 Table B.

If you desire to file an appeal of a decision that is appealable to the City, you must submit the
appropriate form and file it with the City Clerk within the time stated in the Notice of



http://www.mercerisland.gov/cpd
https://app.leg.wa.gov/wac/default.aspx?cite=197-11-800
https://library.municode.com/wa/mercer_island/codes/city_code?nodeId=CICOOR_TIT19UNLADECO_CH19.15AD_19.15.030LAUSRETY
https://mieplan.mercergov.org/public/CAO24-032

Decision. Forms are available frorn Community Development and Planning. Upon receipt of
a timely complete appeal application and appeal fee, an appeal hearing will be scheduled.
To reverse, modify or remand a decision, the appeal hearing body must find that there has
been substantial error; the proceedings were materially affected by irregularities in
procedure; the decision was unsupported by material and substantial evidence in view of
the entire record; or the decision is in conflict with the City's applicable decision criteria.

Application Date of Application: September 27,2024
Process Determined to Be Complete:  October 24, 2024
Information: Public Comment Period: November 4, 2024 through 5:00 PM on

December 4, 2024
Date Notice of Decision Issued: April 14, 2025
Appeal Filing Deadline: 5:00 PM on April 28, 2025

Project Contact: Grace Manahan, Code Compliance Planner
grace.manahan@mercerisland.gov | (206) 275-7764


https://www.mercerisland.gov/sites/default/files/fileattachments/community_planning_amp_development/page/9281/appealform.pdf
https://www.mercerisland.gov/sites/default/files/fileattachments/administrative_services/page/74/2023feeschedule01.01.2023.pdf
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Date: September 24, 2024

To: City of Mercer Island
Community Planning & Development

From: Kati Eitzman — Sturman Architects
Brad Sturman — Sturman Architects

Re: Forest Ave Lot 1

5222 Forest Ave SE

Mercer Island, WA 98040

Subj.: Explanation and Justification for removal of exceptional trees

This letter is being submitted as part of an application for a building permit.

We are requesting the removal of regulated tree 1003 and exceptional
tree 1004.

Applicable to all removed trees:

Per code 19.10.060(3)(b):

“‘Retention of an exceptional tree(s) with a diameter of 24 inches or more
will limit the constructable gross floor area to less than 85 percent of the
maximum gross floor area allowed under chapter 19.02 MICC;”

Per 19.02.020(D)(3)(b), the zoning of this lot allows us a maximum of
6000 square feet for our GFA. Per code 19.10.060(3)(b), we are
guaranteed 85% of this maximum GFA. 85% of 6000 square feet is 5100
square feet GFA guaranteed.

This site is encumbered with a large Native Growth Protection Area and a
watercourse with a 60-foot buffer and additional 10-foot building setback.
This creates an area of 7778 square feet of the lot which is unavailable to
build on. A second watercourse has been identified off-property to the
west, but its buffer and setback affect the site at the southwest corner. A
one-time 25% buffer reduction and mitigation is currently being proposed
in a concurrent Critical Area 2 review. Another impediment is an existing
sewer easement which cuts across the corner of the lot, further
decreasing the available building pad.

1 9 - 103" Ave. N.E., Bellevue WA 98004 T-425 451-7003
www.SturmanArchitects.com



STURMAN
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Tree 1003 is a 19.2” DBH Douglas Fir. Its minimum critical root zone is
seven feet and average dripline radius of 13 feet.

Tree 1004 is a 33.5” DBH Douglas Fir. Its minimum critical root zone is 11
feet and average dripline radius is 21 feet.

Both trees impact the southern portion of the buildable area. Attempting to
keep both trees would greatly diminish the ability to build 85% of the
guaranteed GFA. Avoiding excavation into the minimum root zones would
eliminate at least an additional 600 square feet from the buildable area.

After all these factors are taken into consideration, the area of building pad
allowed for development would 3400 square feet. To achieve a house
close to the allowable maximum GFA, a two-story house is proposed. A
basement is not feasible as it would create increased excavation,
impacting a greater area of the building pad, specifically Right of Way tree
1005.

Without the removal of trees 1003 and 1004, it would not be feasible to

construct a house with 85% of the allowable GFA per Mercer Island city
code. We have done our very best to retain as many trees as possible,

minimize harmful impacts, and thoughtfully site our house.

Sincerely,

Kati Eitzman
Sturman Architects

2 9 -103"% Ave. N.E., Bellevue WA 98004 T-425 451-7003
www.SturmanArchitects.com
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GENERAL STRUCTURAL NOTES

7. WEATHER ENTREMES: COMPLY WITH ACI 305R FOR HOT WEATHER. COMPLY WITH ACT 3068 FOR COLD "
CODE: 2621 B/ YCOUNTY WeATHER D/A 2135 SESHIC YENEER ANCHORS BY HOHMARN & BARNARD OR APPROVED EQUAL AT WOOD STUD 1 THE ENGINEER AMD/OR ARCHITECT HAVE NOT BEEN RETAINED R COMPENSATED TO PROVIDE DESIG
RoOF 25 PSE SNOW (GR0UND) 5 WATERACEHENT Kot (BY WEIGHT), TYRICAL WAL ANGOR CONSTRLCTIN REVIEW SESVACES RELATED TO THE CONTRACTOR', SARETY FRECAUTIONS CR
FLODAS OfA 5213 SETSHIC VENEER ANCHORS BY HOHMAN & BARMARD OR APPROVED EQUAL AT CONCRETE TO HEANS, HETHORS, SEY TO PERFORM
RESIDENTIAL 4055¢ REINFORCING STEEL WL HIS WO THE UNDERTAKING OF PERICOLC SITE VISITS BY THE ENGINEER ANDJOR ARCHITECT SHALL
BALCONY/OECK.............. | B0 PS¢ 1. WEFEREMCE STANDARDS: ACT "DETAILING MANUAL" (SP-G66); CRSI MANUAL OF STAMDARD PRACTICE 3 PLACE ANCHORS AT 16* 0.C. VERTICAL AMD 16' HORIZONTAL PROVIDE #9 GA HORIZONTAL JOINT NOT BE CONSTRUED AS SUPERVISION OF ACTUAL CONSTRUCTION NOR MAKE HIM RESPONSILE FOR
100 M2, (W51} RENFIACING WIRE - ATTACH TO WOD STUDS WITH 28 CORROSION RESISTANT SCREWS AND TO BROVIING A SAFE FLACE FOR OF WORK BY THE ‘SUBCONTRACTONS,
SEISHEC 1 MATERIS: ‘COMCRETE WITH 1,40 EXPANSION ANCHORS ‘SUPPLIERS OR THEIR EMPLOYEES, OR FOR ACCESS, VISITS, USE, WORK, TRAVEL, R OCCUPANCY B ANY
WAPPED SPECTRAL ACCELERATION, 85 ... ......... 14 RETMFORCTMG STEEL: ASTM ASLS, GRADE 60 AT ALL GPENTGS LARGER THA 16" IN ETHER DIRECTION, ANCHORS TO BE SPACED WITHIN 12" OF THE PERSON
MABPED SPECTRAL ACCELERATION, 51 osm 1 sAUCEs: OPENING AT ALL SIES
S00L SITE CLASS LAP CONTINUOUS REIFORCING BARS 48 BAR DIANETERS, UNLESS OTHERWISE NOTED. PROVISE 5. ISE TYPE N HORTAR CONPLYING WITH ASTM C270
ALL
GENERAL CONDITIONS coves: n..:!?ﬂais-
1 THE CONTRACTOR SHALL EXAMENE THE STRUCTURAL DRAWINGS AND SHALL NOTIFY THE STRUCTURAL FOOTINGS ........ o ‘GLL-LAMINATED) WOUB BEAMS, DOUGLAS FIR COAST REGION, KILN DRIED, ATTC SPECIFICATION 247-V4 ABBREVIATIONS
ENGINEESL OF ANY DISCREPANCIES HE MAY FIND BEFORE PROCEEDING WITH THE WORK suA3s 2 N FOR SIMPLE SPANS (TYPICAL), AND 24F-VE FOR CANTILEVER.SPANS (WHERE SPECIFIED], PROVDE ATTC T sl
7. THE CONTRACTOR SHALL VERIFY ALL AND STE BEFORE NCES: STAM? ON TINBER AND SUBMIT CERTIFICATE TO ARCHITECT AND ENGINEER MATERLALS WUST BE L AACHOR BOLT @B GLULAM BEAN
STARTING WORK. THE ABCHITECT/ENGINEER SHALL IMMECIATELY BE NOTIFIED IN WAITING OF ANY WEATHER FACE .. 1-1/2 INCHES, #5 BARS 2 INCHES, ETAIMED FRON AN AITC APPROVED FABRICATOR. ALL GLU-LAM BEAMS SHALL FIT SWUS AND TIGHT I B HO0VE beid GRADE
DISCREPAMCIES INTERIOR FACE | 304 IMCH WALS 1442 THEIR CONNECTIONS AMD DEVELOP RULL BEARING A INDICATED. NO SUBSTITUTION OF OTHER AF ABONE FINIZH FLOCR. o ‘GYPSUM WAL BOARD
3 ALL OMISSIONS OR CONPLICTS BETWEEN THE VARIOUS ELEWENTS OF THE WORKING DAKWINGS SHALL ‘SPECEES. GLU-LAM ADHESTVE TO BE "WET- USE" TYPE. PROVEDE 2000 FT RADILIS CANBER, LN 0. ax ACTERATE Hom. P ARPYEL i
S SROUGHT TO THE ATTENTION OF THE ARCHITECT AND THE STRUCTURAL ENGIMEER BEFORE  STRUCTURALAND MISC STESL 1 WAMUFACTURENS CENTIRCATE SHALL BF PRESENTED TO THE BULDING INSPECTOR PRIOR TO wum iy Ak i
PROCEEDING WITH ANY WORK 50 VOLVED 1. REFEREMCE STANDARDS: DESIGN, FASRICATION AND ERECTION ASE TO BE IN ACCORDANCE WITH THE INSTALLATION ASEE L APTRRXOWTE L e
4 I CASE OF CONFLIT, NOTES AND DETALS OF THESE STRUCTURAL DRAWINGS SHALL TAKE LKTEST EIXTION OF THE AISC e ALASAN YL o HIE: He
PRECEDENCE OHER THE "GENERAL NOTES" ANDYOR “STANDARD DETALS® MATERIALS: 00D SHEATHING o - i Ha
5. IF ASPECIFIC DETARL IS NOT SHOWN FOR ANY PART OF THE WORK, THE CONSTRUICTION SHALL BE THE 'BOLTS - ASTM A307, UNLESS OTHERWISE NOTED 1. ROOF SEATHING: nqaz:!giéipﬁﬁaa!ﬁgpaa i oo o g
‘SAME AS FOR SIMILAR WORK. WF BEAMS - ASTH A572-50 {Fy = 50,000 PST) WG BLOCKING i
WORKING DIMENSXONS SHALL NOT BE SCALED FAON PLANS, SECTIONS, OR DETALS ON THESE HES ROUMD COLUMNS - ASTH AS0% Gr.8{Fy = 42,008 241) !F!:.ﬂﬁ:ﬁﬁa&%:iazx!ﬁﬁigzﬁmagan o AR ) :Ex.._._zea!
DRAWINGS. .&ﬂnsﬁ-;ﬁ...ﬁ ASTM ASD G 8 (Fy = 46,000 PST) DXPANSION, NAZL § INCHES ON CENTER ALONG EDGES, AND 12 INCHES ON CENTER AT INTERMEDIATE sor BoTIEH A szt
5555555 I - ASTM A36 (Fy = 35,800 PST) SUPPORTS UGE 100 CONWO RALLS, U N0 FROVIDE EXF-L RATNG ® BOTION ALATE r
COMITION WHIEH 105 DFIROH NIGHT ERGANGER THE STABLITY OF THE STRUCTURE G CAUSE 2 FDOR SHEATHING: 3/4° NMENAL APA RALED WD " BEMRING iy ety
DESTRESS T0 THE STRUCTURE. STRUCTURAL STEEL WELDING GUUED. CONRN TO I5C EEVTIFICAICN INDEX 4320 FOR, SUPRORTS TG 20 INCHES ON CENTER, BTN BETWEEN il e
B THE CONTRACTOR SHALL SUPERVISE AND DIRECT HIS WORK AND HE SHALL B€ SOLELY RESPONSIBLE 1. COMFORM TO THE AWS CODES DLL AND D13, ALL WELDING TO BE DONE ORLY BY WABO CEXTIFIED ADHESIVES AZE TO CONFURM TD APA. SPECIRCATION AFG-01. PROVIDE TAG EDGES AT LONG PAREL BsuT BASENENT : i
FOR CORTRCTION PEAKS, METHEDS, TECHUES, SEQUEIEZS MDY FOCEOURES. - FRVIE WELDERS ANG HAVE SPECIAL INSPECTION Y WABO CERTIFIED INSPECTION AGENCY OR 52 DONE BY EDGES LAY UP WITH NINEMUN 16" CLEAR BETWEEN PANELS TO ALLOW FOR EXPANSION, NALL & INCHES o BOTHON OF WALL - .
AND BRACING OF ALL STRUCTURAL WABO CERTIFIED FABRICATION SHOP. ENTHER SPECIAL INSPECTION REPORT OR 'WiS0 FARRICATION ON CENTER AT [ND SUPPORTS AND 10 INCHES ON CENTER AT INTERMEDIATE SUPPORT. USE 100 CANT CANTHEVER 4 FOUNDS PR SCUME N
Eéwﬁgaixz_x!niiaiiﬁﬂﬂ?aﬁ SHOP CERTIFICATION SHOULD BE AVARLABLE ON SITE FOR THE BUALDING INSPECTOR. WELDS NOT ‘COMMON NAZS. PROVIDE EXP-1 RATING o CONTROL JOT e e T
AGENCIES EXERCISING AUTHORITY (VER ‘SPECIFIED) ARE O BE 14" CONTINLOUS FILLEY NENEMUN. USE DRY ETD HECTROOES 3 WOOD SHEMRWALL SHEATHING: PLYMIOOD DR 0SB APA RATED PRP-L08 PERFORMANCE STANDARD PER Q6. CELMG i iy
ANY FORTION OF THE WORK. TBC SO 23-2 OR 233 TYPE €-C 0 €0 USE EXTERICR ADHESIVES. USE Bd COMMON NATLS. PROVIDE b ERLIN e, et REFEENCE
10 SPECIFIC NOTES AND! DETAILS SHALL TAKE PRECEDENCE OVER GERERAL NOTES AND TYPICAL DETAILS.  CHMENSICRAL LUMBER EIP-1 RATING, ALL VERTICAL JOINTS OF PANEL SHEATING SHALL OCCUR OVER STUDS. HORIZONTAL ar aem i e CRGEET
'WHERE THE NOTES, IRAWIVGS, OIFFER EET OF S 20-70 AND NATIONAL GRAGING RULES FOR SOFTWOOD DIMENSIDNAL JONTS SHALL OCCUR OVER BLOCKING EQUAL 1M SIZE TO THE STUODING. REFER TO SHEAR WALL o ST A T g pvines
SHALL APRLY, LUNEER. BEAR STANP OF WHPA ‘SCHEDULE FOR PANEL THICKNESS. i S:H:B..._. REGS REQUIREHENTS
. REFER TO THE ARCHITECTURAL NOT COVERED BY THESE GENERAL MOTES 2 MINTWUM DIMENSIONAL LUMBER GRADES TO BE: 4 NAILING SPECIFICATICNS: CONFORM TO IBC SECTION 2304 10 SCONNECTIONS AND FRSTENERS * UNO Caa ki & SQURE FOOT
OR THE STRUCTURAL DRAWINGS WALL STLDS: 2, HF STUD GRADE, 3x HF A2 OV PLANS, NASLING PER TAELE 2304 101, MWD FOR ROCH/FLOOR, DUAPHAATNG AND SHEARWALLS i TN e gk
12 NOTIFY ENGINEER OF ALL FIELD CHANGES FRIOR TO INSTALLATION WAL PLATES: x HF STANDARD GRAOE ‘SHALL BE PER DAAWINGS. NADLS SHALL BE DRIVEN FLUSH AND SHALL NOT FRACTURE THE SURFACE OF oo CONTINLOUS i iy
13 DISCREPAMCIES FOUND BETWEEN STRUCTURAL DRAWINGS ANE OTHER DOCUMENTS ARE O 85 NOTED 2x, 3¢ PRESSURE TREATED HF STANDARD GRADE AT FOUNDATION SHENTHING. ALTERNATE NAILS MAY BE USED BUT ARE SUBIECT TO REVIEW AND APFROVAL BY THE o st o SPRUCE PINEFIR
M WAITING TO THE ENGINEER PRICR TO CONSTRUCTION 0i8TS: 2% HF 5TUD GRAGE STRUCTURAL ENGINTER SUBSTITUTION OF STAPLES FOR THE RAILING OF RATED SHEATHING IS o= pEL il totertia
. ALL CONSTRUCTION SHALL BE DONT WITH MATERIALS, METHODS, AND WORKRARSHIP ACCERTED AS D AND UP HF £2 ‘SUBJECT TO REVIEW BY THE STRUCTURAL = DOURLAS Fik (SOUTH) ok ST B Lo
GOOD PRACTICE BY THE CONSTRUCTION INDUSTRY IN CONFORMANCE T0 THE PRONISIONS OF THE BEAMS, HEADERS: G DFAD; &x DF42, WWPA GRADING. o POUSLAS Fi% LARCH & =k
BUALDING CODE™ [1BC3, THERS) FosTS: 4, b, B 42 SHOP DRAWINGS AMD SUBMITTALS ™ S L TO? OF BEAM
LUMBER NOT NOTED TO BE HF #2. ‘SUBNIT 2 SETS OF e o DausLE JcosT Sz e mi
FOUNDATION 3 PROVIOE STANDARD CUT WAGHERS FOR NUTS BEARDMG AGAINGT WOOD, WD /6% HOTOBPED &)  REINWFORCING STEEL ) GL-LANTNATED BEAMS oA DTANETER ki it
1 FOUNDATICN DESIGN PARAMETERS PEA REPCRT PROVIDED BY GEDVECH CONSULTANTS DATED SR ALL ANCHOR 00T B ) PE TRUSSES ok Do TS TOP DF SLA8
'3/16/2020, WITH LETTER DATED 12/06/2022 4 ALLSILLS OR PLATES RESTIG DR CONCRETE OR MASOMRY, WHICH E5 IN CONTACT WITH OR RESTING 2. SUBNET 3 COPIES FOR REVIEW PRIOR TO FRERICATION FOR: o DOWN SPOUT i ikl
FOOTING BEARING PRESSURE: 2080 PSF ON FOUNDATIONS, SHALL BE PAESSURE TREATED HEM FIR OR BETTER ALL BEARING WALL PLATES &)  CONCRETE DESIGN MX & EAH
LATERAL EARTH PRESSURE: ‘SHALL HAVE S/T5 ANCHOR BOLTS PLACED A MAXIMUM 5 FROM THEEND OF AFLATEAND SPACED AT [)  COMCRETE INSERTS £ EAGH FACE i ELERANL
ACTIVE: 35 PCF [FREE) POF(RESTRAED} 00 ] INTERVALS SHOWN ON THE SHEARWALL SCHEDULE (MAXIMUN 40" OO SPACING) ML TREATED ) EPOOY ADHESIVES B SN Y H g
PASSNE; 300 RCE PRESSURE TREATED WOOD MEMAERS SHALL COMPLY WITH AP UL AND: KNP M4 STRACARDS. o e s o MG
COEFFICIENT OF BASE FRICTION: 045 5 CAST-IN-PLACE ANCHOR BOLTS SHALL HAVE A MININUM 7° ENBEDMENT. ALTERKATE 5/8'0 EGANSIDN  INSPECTIONS il Eﬂﬁ T b =
SUBGRADE FREPARATION, DRAINAGE PROVISICNS, AND OTHER RELEVANT SOIL COMSIDERATIONS ARE ANCHORS SHALL BE HILTL KNIK BOLT 11 ANCHORS EMBED 7", OR APPROVED ALTERMATE 1 ETRENCE STANDARDS: [BC 110 % Elu.n_! o di!n:n
333 ACEORDANGE WIT THE JRISDICTIONAL MQUIRENENTS. B WO BE LESS THAN 7 END WND 4 DIAMITERS TRON INSPECTIONS ARE NSFEC = EACH STOE o UNLESS NOITED OTHERWISE
ARE'TO BEAR ARE AS FOLLOWS: o o s LT
00 L3t . 7 NAIS: RALLING IN ACCORDANCE WITH IBC TABLE 2304 10 1 16D NALLS MAY B2 16D SINCERS {8 148 2 S0aL: EROFY DENSE
?ﬁ%zs%migﬂﬁmﬁgsggﬁ 3147 UNLESS WOTED CTHERWISE ¥ O POUSING FODTINGS. ﬂz ﬁ!.. .—.a.nqno ﬁﬂﬂﬁﬂ.ﬁhﬁﬂn
T, o0 RERORT OTED AB0VE). 5 q | PRESURE TREATED WOOD: ALL NAILS INTO FT WOOD SHALL BE HOT DIPFED GALVANIZED PERASTH 3 COMCAETE: INSPECTIONS REQUIRED ONLY FOR DESIGN MIXES SPECIFIED GREATER THAM " FOOR i uﬁaﬁ.
FROPOSED BY :.mom,__mn: ;dmx _u.:mc ﬁsmx 1 ALS3 OR STAINLESS STEEL ALLMETAL COMNECTORS [N CONTACT WITH x.BBnE._.m..n:!B 2530 Pl HEHG FLASHING w VAT INFELD
COHERETE A A A ARSI SIS AN A ‘GALVANZED AND NEET ASTH ASS3 CLASS G185 (185 oz OF ZINC PER 5Q FT MINIMLI) OR TYFE 304 VERPY a0 FOUNATION W i
1 REFERENCE STANOAROS: ACI-301, ACH-318, [BC EEQEN.EENEE-NEB.H:EEE! FAGTENERS AND 4 REWFOREING: VERIFY ALL REINFORTING 15 PLACED IN ACOORDANCE WITH ASPROVED FLANS " FIREPLACE el hlac N
'MINIMUN CONCRETE STRENGTH (28 DAYS): ‘CONNECTORS LSZD TOGETHER SHALL BE OF THE SAME TYPE (EG HOT BIFPED NAILS WITH HOT DIFPED CHECK FOR REQUIRED COVER, SIZE AND GRADE. n Fou w WATESRO0F
FOOTINGS AND STEM WALLS . 2,500 PST - 5 SACK MDD HANGERS) WooD: BLOCKING AND HOLD. e FODTING e nd
BASEMENT FOUNDATION RETABENG WALLS .. 2,508 P51 - 5 5 SACK MDI @ GHIGE Lo
SUB-ON-GRADE ... 2,500 PS1 - 5 SACK MIX. MANUEACTURED TIMBER ATERMATES: B GALVANIZED
SUA3-ON.GRADE EXPOSED WEATHERING SURFACES ... 3,060 PSL - 5.5 SACK NIX. PRODUCT JepCATION wanmie ALTERWATE ASSEMBLIES AND NATESLALS WILL BE CONSIDERED FOR REVEW. ENGINEER MAY REQUEST
S5 ENTRASNMENT 2.5% TO 5.5% FOR XPOSED CONCRETE ISLAMBOAD (135)  FUMBOARD OR STAIR STRINGER. Ty PAYWENT IR REVIEW; CONTRACTOR 'WILL BEAR BURDEN FOR ADDITIONAL PAYMENT AT NO ADDITIONAL
MDANG: COMPLY WITH ACT-301 DC NOT EXCEED THE AMCUNT OF WATER, SPECIFIED N THE APPROVED MBERSTRAND L5L {1 3E)  HEADER, REAM, O COLUMN < §° DEFTH I 05T TO DWNER.
MiX. PROPORTIONS OF AGGREGATE TO CEMENT SKALL BE SUCH AS TD PRODUCE A DENSE WORKABLE TINBERSTRAND L5L (L 556} RIMBOARD, HEADE, GR < &* DEPTH BEAN Lipaw
MX WITHOLT TER NEERSTRAND LSL [1.3E) WAL STUD 254 B 236 i SETTUEMENT SHROMKAGE:
3, PLACING: COMPLY WITH ACT-30L PROVIDE A 3/ INCH CHAMFER ALL BXPOSED CONCRETE EDGES, (158 WALLSTUD > 265 W 1. DUE TO CAOSS GRAIK WOOD SIHRINKAGE, THIS BUSDING 1S EXPECTED TO SETTLE APPRONIMATELY 3
UNLESS INDSCATED OTHERWISE O ARCHITECTURAL DRAWINGS MICROLMIVL (205 HEADER, BEAM e INCH PERL STORY. ALL PLUMEZNG AND MECHANICAL DUUCTS SHALL BE DESIGNED WITH FLEXIBLE JOMNTS
4 SUMP: 4" PLUS OR MINUS ONE INCH. DO NOT ADD WATER TO NIX TO INCREASE SLUMP. GREATER PARALLAM PSL {2.26) EADIER, BEAM W5 O OTHERS MEANS TO APPROPRIKTELY ACCOMMODATE THIS NORMAL SETTLENENT. ALL INTERIOR AND
SUUMP, ACCELERATED SET, OR HIGH SARLY STRENGTH MAY BE ACHISVED BY USING APPAINED PARALLA P2 {166} oL w5 EXTERIDR, SHENTHING AND FINISHES SHALL BE INSTALLED SUDH THAT NO DAMAGE WILL OCCUR
ADMIXTURES: SHRENKAGE 15 EXPECTED I THE DEFTH OF THE FLOGR PLATES AND NOT IN THE LENGTH OF THE WALL
5. CUSING: OOMPLY WITH AC1-301 WEEP COMCRETE MOIST FOR SEVEN DAYS MINIMUM WOOD STRUCTURAL CORMECTIONS STU0S.
- JOINTING: PROVIDE ADEQUATE JOINTING TO MININLZE EFFECTS OF VOLUME CHARGE. JUSNTS SHOWN | 1) FRAMING ANCHORS, POST CAPS, BASES, HANGERS, STRAPS, ETC, SHALL BE AS MANUFACTURED BY
MAY BE ADJUSTED AT CONTRACTOR'S OPTIOH, WITH PRIOR APPROVAL FROM EVGINEER. SINPSON STRONG-TIE COMPANY OR ENGIEER APPROVED FEAL
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FOUNDATION NOTES

1
2

GENERAL STRUCTURAL NOTES AND ABBAEVIATIONS PER
SHEETS-1.

Ex._.eﬂ._nhhﬂng_h._d g—mm‘_

4. g&‘ma;gg;gi

STRUCTURAL  FILL CAPABLE OF SUPPORTING THE ASSUMED
BERRING PRESSURE PER. GENCRAL MOTES REFERENCE

IF APFLICABLE) FOR FOCTING DRAINS ARCUND PERIMETER

OF BUBLDING.

PRIGR TO POURING CONCAETE CONTRACTOR SHALL LOCATE

AND VESUPY LOCATIONS OF ALL FOUNDATION OPENINGS,

PENETRATIONS, AND SLOPES.

AL WOOD LOCATED WITHIN &' OF FINISHED GRADE,

EXPOSED TG WEATHER OR T CONTACT WITH CONCRETE
SHALL BE PRESSURE TREATED. ALL FASTENERS IN CONTALT

HOLDOWSS BY SIMPSON STRONG-TIE INSTALLATION PER

5. ;m.oluszn AND MOISTURE-PROCFING REQUIREMENTS
11 m—%%sagg’i

. -1
= B/SD-1  TYP BAR BEND AND HOOK DETALL

= LYSD-1 TYPHOLDOWK INSTALLATION
* 1501 TYF PONY WAL DETAIL

HOLDOWN SCHEDULE
MODEL ANCHOR | EMBEDMENT |MIN EXD POST
C515/0514 = = 1-IKEA
H5T# = = LN ORIK
|STHDI4/STHDLE - = ZZHOR K
Howz SETR 12 2 ORI
HOUs SR 1 2
Houg TR i EeLy
HouiL 1'TR e s
HOuL4 ' 15 6
Hp1S 1IM4'TR 15 L)
FOUNDATION LEGEND

- ENDICATES STEF AT T/FOUNDATION
- INDICATES STEP AT B/FOUNDATION

s TANK WALL (TDP OF WALL NOT TO “ac-ﬂd-l

STEP WITHIN HATCHED REGION}

|- FOOTING CENTERED GN POST (LX W XT}
B

-—n

Bz

ﬁ - HOLDOWN BY SIMPSON April 18 Nﬁm
i (STHODUMDYHIT, TYR)  SITE CORY
MM‘

LONGITUDE
OMNE TWENTY

IS A DS

[T

FOUNDATION PLAN
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FLOOR FRAMING NOTES

1, GENERAL STRUCTURAL NOTES AND ABBREVIATIONS PER

SHEET 5-1
2 WERIFY ALL DIMENSIONS AND ELEVATIORS WITH ARCH.
3. FLOOR SHEATHING PER GENERAL NOTES, ALL SHERTHING TO

B2 GLUED AND NAILED TO FRAMING PER MANUFACTURER
RECOMMENDATIONS. USE Bd COMMON NARLS (02317 X 2
L27) @ 6 OC. AT PANEL EDGES AND AT ALL FRAMING
DESIGNATED "WITH EDGE NATLING® OR "W/EN', AND 12° O.C.
IN THE FIELD, UNO. FAMEL EDGE JOINTS TO BE STAGGERED
BETWEEN ADIACENT PANELS OF SHEATHING. PROVIDE GAP

SHALL BE PRESSURE TREATED, ALL FASTENERS IN CONTACT

6. ALL BEANS m—!—._.umﬂ.tn!._.m_uw-_!!g w_.r_ﬁ

IS A DS

ONE TWENTY®

:
:
:
i
g
E
4
LONGITUDE

[T

BF" INDICATES B/EEAM EQUAL B/ICHSTS AND T/BEAM
EXTENDING AROVE TYIOISTS.
7. ALL NON-BEARING WALLS TO BE FRAMED MIN 0.25" UNDER

8. STUD QUANTITIES, POST SIZE, HOLDOWS, AND SHEARWALL

12. EMGINEERED FLOOR JOISTS AND FLOOR TRUSSES TO BE

13, FRE-PACOFING AMD MOISTURE-FROCFING REQUIREMENTS
BY OTHERS.
16, TYPICAL DETAILS:
SR FONTUALAT CRANLSPACE "
3 EDEEAN ANDPLSTAT GRAM SACE
. um_._ n.,.mm_.% STRAF AT PON FOREST CREEK ESTATES
5222 FOREST AVE SE

FRAMING LEGEND 5240325-1

FIRST FLOOR FRAMING PLAN

‘ 5-3

FIRST FLOOR FRAMING PLAN




SHEAR WALL SCHEDLLE

WALL FRAMING AND SHEAR
WALL NOTES
L GENERALSTRUCTURAL NOTES AND ASGREVIATIONS P28 SHEET 5.1

T VERIFY AL

3. LUMBER GRADE PER GENERAL STRUCTURAL NOTES.
4

5

& PROVIDE ONE KING STUD AND CNE JACK STUD MINTMUM AT EVERY
E

SHEARWALL SCHEDULE. ALL EXTERION WALLS SHALL BE TYPE SW6
UND.
B AL SHEATHING PANEL EDGES TO OCCUR OVER STUDS, PLATES, RIMS.

TOGITHER WITH TWO ROWS 100 NAILS AT € 0.C (4" 0.C. @ 5W2 AND
IW2). AT DOUBLE SIDED SHEARWALLS VERTICAL PANEL EDGES TO BE
STAGGERED ON OPPOSITE SIDES OF THE WALL EXCEFT END OF
SHEARWALL,

11 LTR4 INSTALLED OVER PLYWODOD SHALL USE Bd COMMON NARLS { 13919
X 257 LTR4 INSTALLED DIRECTLY AGAINST FRAMING MAY USE Bd
SHORT { 131X 1.5) REC INSTALLED DIRECTLY AGAINST FRAMING USE
100 SHORT { 148X 1 5%).

12 WINDOW STRAP INDICATES THAT A WINDOW IS INCORPORATED
WITHIN THE SHEAR WALL REFER TO FORCETAANSTER AROUND

13 STHD HOLDOWNS ARE DIMENSIONED TO CENTER OF STRAP. HDUHD.
HOLDOWNS ARE DIMENSIONED TO CENTER OF ANCHOR BOLT

14 SEL ANCHOR BOLTS ()-BOLTS) SHALL DE ASTM Fi534 (36K5I) HDG,
ASTI A37 [36KSI) HDS OR SIM. ANCHOR, BOLTS TO BE S/E°8 X 7°

LONGITUDE
ONE TWENTY

IS A DS

“ErdnEE

MIM EMBEDMENT SPACING PER SHEARWALL SCHECULE (72" 0.C
NI '3

EVERY OTHER PLATE WASHER 15 LOCATED WITHEN 1/2* OF EACH FACE
OF THE WALL
15 ALL HANGERS TO BE MANUFACTURED BY SIMPSON STRONSTIE.

16 FIRE-PADCFING AND  MOISTURE-PRODFING B
(OTHERS.
17 TYPICAL DETATLS:
® U501 TYP HOLDOWN INSTALLATION
= LYED-1 TYP PONY WNLL DETAIL
v 1BED-1 HOLDOWH AT CORNER WALLE
* WSO HOU HOLOCWN FLOCR-TOFLOGR
» 11ED-Z FRAMNG OVER HIN-EEARING WALL
«  WGEDE WALL TOP PLATES BRUCE

® U500 TYP MOTCHES AND HOLES IN WOOD STUDS
® 502 FORCE TRANSFER ARDUND WINDOWS DETAILL
3/50-2  TYP HEADER FRAMING

FRAMING AND SHEATHING LEGEND

- HOLDOWN BY SIMPSON
[STHOJNST/AAHD, TYF)

=%

B

................. EE - INTERIOR DEARING WALL
H._nl - INDICATES THE NUMBER OF KING AND 140K STUDS

SWE(AL) -

REPERENCE TO WAL DESTGRATION N THE CALCULATION PAOGRSE ey
Fgaiggiﬁgggg

April 5 mcmm

REFEREMCE TO BEAM OR TRUSS CALCULATION BN

EJATTOC BASIDE

LI
T 0C. EASDE | KA.

(2] ROWS 16 AT2"OC.

NOTES: 1] FOR NON-SHEAR WALL, PROVIDE ANCHOR BOLTE @ 7

FIRST FLOOR WALL FRAMING
AND SHEAR WALL PLAN

‘ 5-4
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SECOND FLOOR FRAMING PLAN

FLOOR FRAMING NOTES

EXTENDING ABOVE T/JGISTS.

7. ALL NON-BEARING WALLS TO BE FRAMED MIN 0.25" UNDER

FLOOR SYSTEM
8. STUD QUANTITIES, POST SIZE, HOLDOWS, AND SHEARWALL

»  TiSD-2 FLOOA FRAMNGAT INTERIOR BEARING WALL

FRAMING LEGEND
[ - miDCHED FLODR DAPHRAGH
il sem wew (ecvnE)

3 YB" X 0" GLE (5] - BEAM/HEADER CALL OUT (EXANPLE)
T REFESENCE TO BEAM OR TRUSS

IS A DS

ONE TWENTY®

LONGITUDE

SECOND FLOOR FRAMING PLAN

‘ 5-5




WALL FRAMING AND SHEAR
WALL NOTES
L GENERALSTRUCTURAL NOTES AND ASGREVIATIONS P28 SHEET 5.1

- 1 T VERIFY AL
T {tym, o 3 LUMBER GRADE PER GENERAL STRUCTURAL NOTES.
4
5

_______

swE{LY
o]

& PROVIDE ONE KING STUD AND CNE JACK STUD MINTMUM AT EVERY
E

SHEARWALL SCHEDULE. ALL EXTERION WALLS SHALL BE TYPE SW6
UND.

I .q_ [l - . L 8 ALL SHEATHING PANEL EDGES TO OCCUR OVER STUDS, PLATES, RIMS.
MO \l M, T . OF HORTZONTAL BLOCKING. PANEL ENGE NAILING PER SHEARWALL
m 7 . S 'SCHEDULE, FRELD MAJLING AT 12° O.C UMD
" . : |
g J

IS A DS

[T

TOGETHER WITH TWO ROWS 10d MAILS AT 6* 0.C (4" 0.C @ 52 AND

IWZ). AT DOUBLE SIDED SHEARWALLS YERTICAL PANEL EDGES TO BE
STAGGERED ON OPPOSITE SIDES OF THE WALL EXCEPT END OF
SHEARWALL,

11 LTR4 INSTALLED OVER PLYWDOD SHALL USE 8d COMMON NARS ( 1318
X 257 LTR4 INSTALLED DIRECTLY AGAINST FRAMING MAY USE Bd
SHORT [ 131X 1 57) REC ENSTALLED DIRECTLY AGAINST FRAMING USE

100 SHORT { 148X 1 5%). :
12 WINDOW STRAP INDICATES THAT A WINDOW IS INCORPORATED &

WITHIN THE SHEAR WALL REFER TO FORCETAANSTER AROUND
13 STHD HOLDOWNS ARE DIMENSIONED TO CENTER OF STRAP. HDUHD. -

¥ M HOLDOWNS ARE DIMENSIONED TO CENTER OF ANCHOR BOLT
£ 14, SILL ANCHOR BOLTS (1-BOLYS) SHALL BE ASTM Fi534 (36KET) HDG,
' / ASTM AJGT {3GKET) HDE OR SMM. ARCHOR BOLTS TO BE 5878 X 7

1

1
2
g
7
=
:
F
:
3
g

~ LONGITUDE
ONE TWENTY'

MIM EMBEDMENT SPACING PER SHEARWALL SCHECULE (72" 0.C
NI '3

OF THE WAL
15 ALL WANGERS TO BE MANUFACTURED BY SIMPSON STRONGTIE
/ WALLS PR INSTALLATION ~ PER  MANUFACTURERXS  RECOMMENDATIONS
\mun.rlﬂa,:..s SHALL e To EOR FOR
= T APPROVAL PRICR TO INSTALLATION. REFER TO TYPICAL HANGER

INTERION BERTING 16 FIRE-PADCFING AND  MOISTURE-PRODFING B "
(OTHERS. -
RAE FUMED, VP LD = 17 TYPICAL DETAILS: FOREST CREEK ESTATES

+ 14/SD-L TYP HOLDOWN INSTALLATION MEACER ISLAND, WA 33040
+ LSDL TYRPONY WALL DETALL K

& v 1AB0-1 HOLDCMN AT CORNER WALLS
E o TS0 HCU HOLDCWN FLOCR-TOFLOUR
160-2  FRAMNG OVER NON-BEARING WALL

+ 11604
*  1FEDE WAL TOP FLATES BRUCE

® U500 TYP MOTCHES AND HOLES IN WOOD STUDS
® WS03  FORCE TRANSFER ARDUND WINDOWS DETAIL " AT
3/50-2  TYP HEADER FRAMING

AP | FRAMING AND SHEATHING LEGEND o P

- HOLDOWN BY SIMPSON
f [STHIYMST/HDU/HD, TYP) 24436 SHEET:1/4*=1"-0"

H| - INDACATES THE MUMBER OF KGNG AND JACK STUDS

SWG (A1) - SHEAR WALL CALLOUT
REPERENCE TO WALL DESIGRATICN IR THE CALCULATION
SECOND FLOOR WALL FRAMING AND SHEAR WALL PLAN ﬁ%aiiggl April 18 Bmm

SHEAR WALL SCHEDLLE

‘ 5-6

SECOND FLOOR WALL FRAMING
AND SHEAR WALL PLAN

SIATTOCBASIDE | B | 16O INIPUATE | (TM+AYS § 1 0.C EASDE | RA AT ROOF EAVE (2] ROWS 16 AT2"OC.
NOTES: 1] FOR NON-SHEAR WAL, PROVIDE ANCHOR BILTE @ 727 0.C.




ROOF FRAMING PLAN

ROOF FRAMING NOTES
1 E‘Egzﬂ.—mguiéii

2 ﬁ._?s:o!_zmﬂ,m_azum_.ggi_—:_’g

3. ROOF SHEATHING PER GENERAL NOTES. ALL SHEATHING TO BE
GLUED AND MNANED TO FRAMING PSR MANUFACTURER
RECOMMENDATIONS, USE B6 COMMOR NAILS (0131 X 2 /37 &
E" D.C. AT PANEL EDGES AND AT ALL FRAMING DESIGNATED
"WITH EDGE NAILING' OR "W/EN', AND 12* O.C. IN THE FIELD,

PANGLS OF SHEATHING. PAOVIDE GA® BETWEEN PANELS TO
ALLOW FOR RATURAL EXPARSION/CONTRACTION (18" GA® TYF].
4 ALL ROOF TRUSSES SHALL BE SPACED NO FURTHER APART THAN
247 0.C AND SHALL BE CONNECTED TO TOP FLATE WITH H2 5 TIE

5 ALL GIRDER TRUSSES SHALL BE COMNECTED TO TOP PLATE WITH
6 LDCATE ALL OPENINGS AND FENETRATIONS AMD VERIFY NO

7. ALL BEAMS AND GIRDER TRUSSES SHALL BE SUPPORTED BY MIN
PLAN. ALL BEAMS SHALL BE FRAMED FLUSH WITH J0B5TS UND,

10, HORIZONTAL STRAPS INDECATED ON FAAMING PLANS SHALL 8E
CENTERED OWVER THE TOP PLATE, BEAM, OR BLOCKING. STRAP
LENGTH PER FLAN UKD,

n Ezﬁﬁaﬂiggn;gﬂu

ﬁgsgﬂgam’;

BY OTHERS. REFER TO STRUCTURAL GENERAL NOTES FOR

121 STANDARD DEAD AND LIVE LOADS SHALL BE UISED FOR
TRUSS DESIGN. REFERENCE STRUCTURAL GENERAL NOTES

ARCHTTECT AND ECR FOR, REVIEW AND APPROVAL.

REVIEW. REFERENCE STRUCTURAL GENERSL NOTES FOR
SUBMITTAL REQUIREMENTS.

124, ()O0(LES SHEAR/DRAG) INDICATES SHEAR TRANSFER LOAD.
SHEAR TRUSS SHALL BE DESIGNED TO BE ABLE TO
.__gnw SPECIFIED LATERAL LOAD APFLIED AT THE TOP

é:m!dﬁ_nﬁus!ow!!!.._.

175 §_§§u¢u§=§§§
LOADS WHERE APPLICABLE AS SPECIFIED BY THE ARCHITECT
(1.E. MECHANICAL UNITS, RCOF DECKS AND PATIOS, GREEN

126 TRUSE DESIGN FOR BEARING AT TOP PLATES TO BE
DESIGNED FOR COMPRESSION PERPENDICULAR TO GRAIN,

FRAMING LEGEND
- GIRDER DR GABLEEND TRUSS

DN - INTERIOR BEARSNG WhLL
AT/ vk oesranans oR CODE.

IS A DS

ONE TWENTY®

LONGITUDE

[T

AVE SE

ROOF FRAMING PLAN

‘ 5-7




IR ANCHORBOLTFER.

LL 30D unvu_..z[/ A
T ==
3

PR
cowsemes |
MSU—|I. I

)

SIS S WA TV ST 5.4
3

A< ._w,wT_. L TR

T — oL

S0 HICINTO WALL (AT
|Eﬂ \I.s...iuu.i

T | CONT HOR RERNF

VO 4 S0 OF
NG

U [T

ﬂggg—iﬂ!ﬂ Ml REPChRIMINT 13 E
ey “encma il Qi
/SIS P LA U - &
3 | CRAWL SPACE VENTILATION 5 | CORNER BARS AT CONCRETE WALLS E w :
n n i o e AT T m E_m
FEARNHLSCHED (SAKH LT, O m_m

-

% PAHEL EN PER FLAR MR ae
..._a FLOCH FRAMGFERFLAN *\
T LA 1S S REQD

.\“ 4

s
(50
T

] SHEAWALL SCHED
ORI EAD
S

PN g,uwm

u_n.ﬂw..a
PRy WeLL B

FOTIVG A5 FLAN . FIF FOUMMTION
.ME:!!ME

%..“..._/\m.._w\u%ﬁf

i o=

- 3 T d..y./lvuo;ﬁonm.: FERFLAN

oS
1 PAINIE CONSTRSCTIDN { CONTROL JOINT T ENCLOGE APPAIIAMATE SQUARE.

AHERS {3F 116 5F WAL, W & MAKIMLIN PR TR 0 13701 1 "
3 VSE BARCBNTLY DRY-CUT SKW AS SOON AS MUACTICAL SAWCLT AOMG e PR B

SHORT DIRFCTION GF PGUA FIRST. 0 = SAR GLAMETSE
7 _ CONSTRUCTION/CONTROL JOINT DETAILS 8 _ BAR BEND AND HOOK DETAILS 9 | PONY WALL AT CRAWLSPACE

SIS O LD 5L
SCHEAE, WAFCH STUDS BELOW TUWALL 4BV PER FIAN
\llliu!il! FUNEL E PER SN BOHED
WIERE HFLIIEE
STUD VL RBME FERFLAN FAHEL ENFER S8 SCHED LA AN FER
el S ez B ity
e FAFFED SALFLAE AT FEQL/ T S ALATE TOFHLMB RN EFAE
FLOgR LU [ i | e OR 2RO | UL AATE HECHIREFER 3 CRANISPA ikl
T L) 101 RELTH Teni e AFFED) 20 0. STEN WAL
200 pE s Ll [ epai | (W oA T TR A5 AETT e A TP LEHCE HANCERPER FLAH FFFED 556 STEN WAL
Apime s FLoR FAPPED TX03 0 STEN WAL N EXERIR SLA8 0N GRALE
SLTRLE P LA CH GRACE WHERE Lt {DRALE BLAH CH CRACE AT
PASHIZE (1 RS CF PR Y {
1B AT 6 0C T B WD i ]
ST L MR E FRIVIDETHIS BT = X A
1 e gy
ST CVERAP IR ¢ y T e
H
5
pra— T 4 = H
i | e R R & At .
- | = B
. HUSE 8 R (R B, -
: Lt !
AL THAEAD R THREUGH TR 1
LR SPACE T80 CRL O PO TR AN STEN WAL FOTIHG ASTEMALL
FERFLANA I FER LA 415014

12| OVERLAP STRAP AT PONY WALL 13| PERIMETER FOOTING WITH CRAWLSPACE | 14| PERIMETER FOOTING WITH CRAWLSPACE

HOLDEMNFEU PER FLAH—
el
aLEAD
WSTLS23 FERLPLAN REVIEWED
T Vo o
DaLERD. April 45 2 w
T T L SITE COPY =
PER FLAN _nm
{ ____|ll_l_.__l M
{
, =" 3
GOMPRESECH STUDS AT o
IMEER CF LS T = e
WATEH BN STUDS ABIVE) G 0
=2 ul
TLOSEELOW T WATCH COMMHCU T WATCH =
ST ABVE IR FERFLAN L THATOF ABOVE ﬂ :

._m_ CORNER FRAMING AN_ HOLDOWN HDU FLOOR-TO-FLOOR ._m_ MSTC HOLDOWN AT BEAM




IXTIRIGH O
(5% W Wl

SR Gl
£5

L
!

3
!zg
z

=
s

- MU
1771 117 4
LaE
T T i,

3

B

%

i

azw e
2X6 STUDS ;mk 2 E E

(LUCER ASEMND — WERIER TGHT O

= /|3 TS MATES ~
H— /ﬂ“ﬂhﬂ.ﬂ
FANL EDG WL
MG NG ST D ST
Rl Lo =
I
_E Ik SIL PATES WIDOW
= o
I FOR CHESCLE,
HeT160) FOR
CHTIA, UNG PR
L.

11, PROVIE VA 57160 SINVE SEREW INTOEAFLY UF HEADER
TVALTIFLY DX FERDERS FERFLM

5 WHERE HERDER P E3CEEDE Bl FEFLECE THE 160

[Ht 5 ol a3 STUAD 5 T D200 VS SRS

RO FRAMIG FER PLAN
I0AMALS @ B0
104 KALS D 0
CELKEETHN ER JIAT,
FASCA ATHINDED:
MH 2 TNEK BN RATHIDEDK,
[y
VAZIERALS

1 _>_._b.....>w_.m STUD NOTCHING AND BORING

2 _ STRAPS AROUND WINDOWS

_ TYPICAL HEADER FRAMING

CONTSTINGATEHNRAT
CRIOH ORI (BUTT PANEL EN FER FLAH

JANTA 5_.35.5.,1[51/ \I__!Ewwﬁ_
|

T

IRNALS 1 60
SXBIKBBTWANER K081
MHE TR B OO FRAAREL PER PLAN
ENERLAP JOISTE OVER
BRI ALL i.:

ERBINEE RIS & DESIE

LONGITUDE
ONE TWENTY®

6 _ PARALLEL ROOF FRMNG OVER SHEARWALL

7 |FLOOR FRAMING AT INTERIOR BEARING WALL

-y LSBT TP, 0 e L T —
=] . ) \,\ T FOREST CREEK ESTATES
1240msron eve o : - e a2 PRt s
gt D ~_ 3 [ mmr e e
EQmeIFoC Baso - . ™ 2N -
WAL PARALIL TO A0 PG N £ /W_ﬁ\i\\\ N AT ST
TG N \ S
Ed == :
i) . ﬂﬁaﬁ%; SA T &
o L DM GIHAL BRCE WAL P rf..r:f”-.m-m“! i MAT
e o IIECUP 0 4 BE Ll .
..,.__u — N36 SHEET: 1j4*=1"-1"
11 _ CEILING FRAMING AT NON-BEARING WALL \_M_ LOW ROOF BROW EXTENSION B _ INTERIOR SHEAR WALL CONNECTION ﬁ__ SHEAR TRANSFER AT EXTERIOR WALL B_ SHEAR TRANSFER AT EXTERIOR WALL
= S TBLKG AT GINTPOST | “as
GHALS T G0—, LOGATIH WA B m_m ARDRAL POST
z.:l-._.! Hmﬁom‘m_im;ﬁa_/ \Imugnw April 18, 2(P5
monsase wmiao. s - LABONE WHEFE G0IRS NN WEA B SITE COPY
-..li|/ A P 02 1 i FHEAH L A \\Iwr.mr___nzm;!:.oam LA SR FLAN yr_ai_uaqon
=== =======c=z==zama—u] _ E../ i S ey Jﬁ 1 1t
i \ S e g I 4
sl Eﬂ-&"“ i! /Ic_dw!_a- Ms!.hm:!y!d m
g4ty THRL BOL TS B6°0
/ll_._._.-l-n.! P e P Sy - g R HAB ATER DECK JXET LR P e, w
s WL 22w etk s et Sy m o
= S e | Hem = Y Rkl
%nmﬂm«--_na, TR TTE BCHED WHEREAFFLIGELE o H .

16 _m.msp._._oz TOP PLATE SPLICE

17| FLAT LOW ROOF PROJECTION

18 _ INTERIOR SHEAR WALL CONNECTION

19| DECK FRAMING AT PLATFORM STUD WALL

M_u_ DECK FRAMING AT GUARDRAIL POST




W END BOARD FENCE
ATS PROPERTY LINE

: 10 SANITARY SEWER —
% ESMT. REC. NO. SR2n45n
PLAN LEGEND
— . ———— PROFPERTY LINE
— e GHIA TTFE NP STREAMS
||||||| B0 STANDARD BUFFER

STREAM 2~ _
TYPE NP

BUFFER
45" RERUCED
BUFFER

e0 STANDARD
Sy
N 2
N . o
) I.v.lllll.l.lf ! __. / = .. Q

| .__\.l__rlnllLllllllulll
/ s / COLLAPSED | & | |

E_ﬂ ¥ ___@JNU I u\| WELL Eam

4 ]
{ / T _J_l

— W END SPUTRAIL FENCE
312t ATE ENDYBOARD FENCE

ERAFPHIC SCALE ’M‘.-mim
etz FOR oo_.__m.

— — — — 45 REDUCED BUFFER FOR STREAM 2 1][]J COMPLIANCE
.............. o' STRUCTURE SETBACK April 18, 2025

|||||||||||||| 10" STRUCTURE SETBACK. FOR REDUCED
BUFFER

o}

20 30 40 BO

SCALE: .20 SITE COPY

X - ] — Wi d-3d

Bk L
[ Vo | _
! O : \\| W23z
\x '~ SPUT RAIL FENCE DILAPDATED TO.§ _ S
HOUSE L sf:|/.r. / .\\IE_.u“a
Fel=1357 / a0 : :
/ an g e f e X

1

I

TYREHE __

el STANDARD BUFFER 1
I

1

NOTES

PROVECT

|£}E}5é)

(1§
i
EE N
=005 & L
=3s = Oy
z
L
=1
[
=
Q
<
=
2 00
S ER
5 22
g s
S L<Lhy
66_._J|NO
NE&D,O
.HM_NO
QO 0
cTwLo
Oyzos
e B
. -
EmaTJEE
A STV
o i a1
Voo
IR st

BASE INFORMATION PROVIDED BY
MEAD GILMAN LAND SURVETORS
P.OBOX 289, WOODINVILLE, WA
45072, 425 456.1252

Altmann Oliver Associates, LLC ‘AOA

1

Ervironment
Plaming 4

Ot 4391 -4 F e (051135800

OB Carmaim Wk W34

Landscpe
Archineure

0050-MIT-01-27-25,dweg




hOhM.m.ﬂh..x..m
Rfbsdbonal i

4-
|

FLAN LEGEND

—_————— - —— FPROFPERTY LINE

— ) — e G| TYPE NP STREAMS
IIIIIII &0 STANDARD BUFFER
— e A5 REDUCED BUFFER
——————— PROPOSED BUFFER
.............. 10" STRUCTURE SETBACK

|||||||||||||| 10" STRUCTURE SETBACK FOR
REDUCED BUFFER

STREAM 2 . g

B0 STANDARD
BUFFER

45" RERUCED
BUFFER

ESMT. REC. NO, 5820450,

sﬁal{ll// .\lﬁ?sﬁ 9
b . |
\ i / . o
Sl =] e (N
; \ wrz-)Z |3 e
_._..__u__m.l/im.. W__.mﬂ_“____..mu:_ mww md
@E.:ml/.\ K /
\ L~ | ez
™ WF2-8
llnllllllllll.\'llllé__u:ll.f .,lu\/ll.&__ulm.w \VYI
\ L.//l_f WF2-12 |_
Y i
S 1
g WFZS wrng W22 !
E S
: “\\.h..\l......... ,, S i | M
e P _..m/ : .Mwﬁv N _
7 Tl o T
WF1-4 M\'l e =
WFi-3 - Q
WF1-2 H _am
. =
I 55
STREAM | _ls_ _H.rm
TYPE NP : b
a¢ aTANDARD BUFFER 1 ﬁ %
z 3
Tau520
1o ﬂEaD,O
G W _Nw
) Exuls
2 fpg0s
T oA R
Wy L
Edauay
_ LYV
e Voo
IR st

e &
TYPE NP ; /

EAVE

77
i@
MITIGATION LEGEND
BUFFER ENHANCEMENT - HAND REMOVE 13715 &
HIMALATAN BLACKBERREY AND ENGLISH [#) &}
VT ARCUND EXISTING SNOWBERRET,
SHORD FEREN, TALL OREGON GRAFE,
AND DOUSLAS FIR, REFPLANT AT T5%
PLANTING DENS|ITYT
BUFFER REPLACEMENT WITH q34 Sk
ENHANCEMENT - PLANT AT [00% REVIEWED
PLANTING DDENS|ITY EOR CODE
COMPLIANCIEE
April 18, 2025
SITE COPY

GRAPHIC SCALE {

Ll

(IN FEET)

20 30 40 210}
SCALE: |- 20

NOTES

FROVECT

|£}E}5€7

1

Envirmmen
Phaming &

Landscpe
Archineure

BASE INFORMATION FROVIDED BY
MEAD GILMAN LAND SURVETORS
P.OBOX 289, WOODINVILLE, WA
45072, 425 456.1252

Altmann Oliver Associates, LLC ‘AOA

OB Carmaim Wk W34

0050-MIT-01-27-25,dweg




AV 163404

PLANT LIST (zee FleUrE 4 For
SCHEDULE)

TREES

EET CoMMON NAME

AC VINE MAFLE

(& WESTERMN HAZELNUT
P DoUsLAS FIR

RP CASCARA

SHRUBS

KEY GOMMON NAME

HD  OCEAN SPRAY

M TALL OREGON GRAPE

RS  RED FLOWERING CURRANT
N NOOTKA ROSE

5 SNOWBERRY

% EVERGREEN HUCKLEBERRY

GROUNDCOVER

KET  COMMON NAME
COAST STRANBERRY
SALAL

3]

GRAPHIC SCALE

(IN FEET) \
m_u & [e 15 20 30 /

PROVECT

|£}E}5é)

L = 5_

of Vo
Z e RED
2R A5 LB

z

£

=1

i

=

Q

i

L=

5f

=

52

T

[ )
=2 __”__.|A5
Zns5X0
LE&D,O
D.M_NO
wQ
FEXwio
Ay >0y
g B

L=V
Wy L
A STV
EAKYKK
O o
IR st

SCALE: |10
REVIEWED NOTES
FOR CODE I, BASE INFORMATION FROVIDED BY
COMPLIANCE MEAD GILMAN LAND SURVETORS
Abril 18- 2025 F.OBOX 2849, WOODINVILLE, WA
P ; ABOZ, 4254861252
SITE COPY

Altmann Oliver Associates, LLC ‘AOA

1

Ervironment
Plaming 4

Landscpe
Archineure

Ot 4391 -4 F e (051135800

OB Carmaim Wk W34

0050-MIT-01-27-25,dweg




PLANT SCHEDULE

TREES

KEY SCIENTIFIC NAME COMMON NAME SPACING  @TY  SIZE (MIN)  NOTES
AC  ACER CIRCINATUM VINE MAPLE 4' 0G. = 2 BAL. MULTI-STEM (2 MIN)
CC  CORYLUS CORNUTA WESTERN HAZELNUT 4 0.c 2 2 BAL. MULTI-STEM (3 MIN,)
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KEY SCIENTIFIC NAME COMMON NAME SPACING  @TY  SIZE (MIN)  NOTES
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INSTALL PLANTS 3" HIGH AND MULGH PERIMETER SPECIFICATIONS

PROVECT

ENSUEI NG MO HHLON BIVER T ANT RN I, PRIOR TO PLANTING, ALL NON-ORGANIC DEBRIS AND NON-NATIVE,
INVASIVE VESETATION SHALL BE HAND-REMONVED AND EXPORTED OFF
SET TREE/SHRUB STRAISHT AND FLACE ROOTBALL 5| TE.
ON SOLID SROUND OR ON COMPACTED BACKFILL. 2. PRIOR TO PLANTING, ALL NON-NATURAL MATERIALS SHALL BE REMOVED
mwm_mﬂ_wromrwﬂﬂwmmmﬂrm%wﬂm_rrmm: (SRAVEL, ROCK, CONCRETE) FROM EXISTING CLEARED AREAS. A 4" LIFT
R Lo e e i OF IMPORTED CEDAR GROVE 3-WAY TOPSOIL SHALL BE PLACED AND
BACKFILL REMAINING PLANTING HOLE PER LIGHTLY RAKED INTQ THE TOF 4' OF SUBERADE PRIOR TO PLANTING.
SPECIFICATIONS. AMEND BACKFILL AS NOTED 3 ALL PLANTS SHOULDR BE INSTALLED BETWEEN DECEMBER 19T AND MARGH
IM THE INSTALLATION NOTES, 5TH
4. ALL PLANTS SHALL BE PIT-PLANTED IN PLANTING PITS EXCAVATED 2X
THE DIAMETER OF THE PLANT. PITS SHALL BE BACKFILLED WITH A 30/10
SCARIFT SIDES OF PLANTING HOLE., MAKE SURE MIX OF STEERCO T NATIVE 20IL. PLANTS sHALL BE INSTALLED 2" HIGH
HOLE HAS 600D DRAINASE, AND SURFACED MULCHED TO A DEPTH OF 3" WITH HOG-FUEL PLACED
CONTINUGUSLY THROUGHOUT THE FLANTING BED.
ALL PLANTS SHALL BE NURSERT SROWN (IN W, WA OR OR) FOR AT LEAST
| TEAR FROM PURCHASE DATE, FREE FROM DISEASE OR PESTS,
WELL-ROOTED, BUT NOT ROOCT-BOUND AND TRUE TO SPECIES,
6. LANDSCAPE CONTRACTOR TO INSTALL DRIP OR LOW-FLOW IRRIGATION
STSTEM CAPABLE OF HEAD TO HEAD COVERASE OF ALL PLANTINGS.
7. ALL PLANTINGS SHALL BE IRRIGATED AT A RATE OF &' OF FLOW 2-3
TIMES WEEKLY, FROM JUNE I5-0CT IS5 THE FIRST YEAR AFTER PLANTING

CONTAINER TREE/SHRUB PLANTING (TYP.) THE SECOND TEAR, FLOW SHOULD BE REDUCED TO PROVIDE &' OF FLOW

MULCH 3" DEER
AFPPLIED FER
SPECIFICATIONS

FINAL SRADE.

i

EXISTING NATIVE SOIL

2 TIMES
RFOoT BALL DIAMETER

SCALE: NTS [-2 TIMES WEEKLY FROM JULY |-SEPT 30. THE 9TSTEM CAN BE REMOVED
_ AFTER 3 TEARS.
wwkﬂwﬂmﬁm_ﬁnrpﬂ_ &, UPON AFPROVAL OF FLANTING INSTALLATION BY ACA, MERCER ISLAND
= WILL BE NCTIFIED TO CONDUCT A SITE REVIEW FOR FINAL APPROVAL OF
30 SEBTY CONSTRUGCTION.
BARK MULCH 9. MAINTENANGE SHALL BE IMPLEMENTED ON A REBULAR BASIS ACCORDING
No MULCH O PLANT CROWN TG THE SCHEDULE BELGI.
0. MONITORING AND MAINTENANGE SHALL BE COMPLETED IN MARGCH, MAYT

TOPSCIL DEPTH AND JULT AND SEPTEMBER FPER THE APPROVED STREAM BUFFER REDUCTIONS
TYFE AS SFECIFIED AND ENHANCEMENT REPORT PREPARED BY AOA.
EXISTING
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- PROJECT# APPEAL# FEE

Date Received:

CITY OF MERCER ISLAND

COMMUNITY PLANNING & DEVELOPMENT
9611 SE 36TH STREET | MERCER ISLAND, WA 98040
PHONE: 206.275.7605 | www.mercerisland.gov

APPEAL Received By:

SITE ADDRESS OF PROPERTY WHERE THE DECISION IS BEING APPEALED:

5222 Forest Avenue S.E.

PROPERTY OWNER NAME: ADDRESS: PHONE:
Seascape Homes LLC E-MAIL:

APPELLANT NAME (If different from property owner): | ADDRESS: PHONE: 202-509-5183
Robert Grossman 5249 W Mercer Way, Ml 98040 E-MAIL: reg232@gmail.com
APPELLANT ATTORNEY INFORMATION (if applicable): | ADDRESS: PHONE:
E-MAIL:

What is the decision that you are appealing? Include any applicable project file number.
I am appealing the decision issued on April 14, 2025 in File No. CA024-032.

What are your reasons for appealing this decision? (attach additional pages if necessary)

(You must indicate specifically that there were substantial errors, the decision is unsupported by the facts
presented, the decision is in conflict with the standards for review of the action or there were irregularities
in the procedure. Attachments or supporting information may be included.)
Please see the attached response.

What is the outcome or changes in the decision that you are seeking? (Attach additional pages if necessary)
Please see the attached response.

Signature: __ Date: April 28, 2025

SA\CPD\FORMS\1Current Forms\General CPD\AppealForm.docx 7/2021



What are your reasons for appealing this decision?

The decision should be reversed on the grounds that it not consistent with MICC 19.10.060, which
governs tree removal in connection with a development proposal. In particular, the building plans call
for the elimination of two exceptional trees with a diameter that exceeds 24” — the mature Douglas fir
trees identified as trees 1003 and 1004 on the development plan {in fact, tree 1004 appears to be
approximately 36" in diameter; pictures of trees 1004 and 1003 are included below). This should not be
approved because MICC 19.10.060(A){3) provides that new single family dwelling development
proposals “shall retain exceptional trees with a diameter of 24 inches or more,” except in three specific
circumstances, none of which are identified as being present in the development plan. The failure to
identify trees 1003 and 1004 in the application as exceptional trees with a diameter greater than 24" —
and the decision’s resulting failure to ensure that the plan did not violate MICC 19.10.060(A}{3)—was a
substantial error.

While the application’s failure to satisfy MICC 19.10.060(A)(3} by itself warrants reversing the decision, it
should also be noted that the plan does not satisfy MICC 19.10.060{A}{2)(b) because the plan does not
prioritize the retention of exceptional trees. This is the case because these exceptional trees are on the
only several feet from the edge of the property. The design plan could have easily proposed a large
home without removing these exceptional trees.

Finally, note that retention of trees 1003 and 1004 is consistent with the objectives of Chapter 19.10 and
in the best interests of the Mercer Island community because these mature trees provide enhanced
ecological benefits, even relative to other mature Douglas firs on Mercer Island. For example, the trees
are on a site with geological hazardous areas and a watercourse, and thus the soil erosion prevention
and water quality benefits of these trees are even greater than other similar firs on Mercer Island.

What is the outcome or changes in the decision that you are seeking?

The purpose of this appeal is not to stop development on this property. However, the design plan must
follow the City Code and should therefore be reconfigured to avoid removal of exceptional trees 1003
and 1004 (as noted above, the trees are on the edge of the property, enabling the property owner to
still build a substantial home on the site).
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JOHN E. GALT
Quasi-Judicial Hearing Services
927 Grand Avenue
Everett, Washington 98201
Voice: (425) 259-3144
E-mail: jegalt755@gmail.com

May 2, 2025

Robert Grossman

5249 W Mercer Way

Mercer Island, WA 98040

reg232@gmail.com

SERVICE BY E-MAIL (First class mail service if requested)

Seascape Homes, LLC

ATTN: Jon Tellefson

P.O. Box 40568

Bellevue, WA

jmt1231@gmail.com

SERVICE BY E-MAIL (First class mail service if requested)

City of Mercer Island

Community Planning & Development Department

Clo Bio F. Park, City Attorney

9611 SE 36" Street

Mercer Island, WA 98040

bio.park@mercergov.org

SERVICE BY E-MAIL (First class mail service if requested)

Subject: Scheduling Guidance for Type Il Administrative Appeal: APL25-004
Dear Principal Parties:
I write in my capacity as the City of Mercer Island Hearing Examiner (“Examiner”).

On April 30, 2025, I received the appeal which Robert Grossman (“Grossman”) filed on April 28, 2025,
determined to be complete as of May 2, 2025, upon payment of the appeal filing fee, with the City of Mercer
Island, in re the Critical Area Review 2 (“CAR 2”) Decision issued by the City Community Planning &
Development (“CP&D”) on or about April 14, 2025. Decisions made on CAR 2 permit applications are
Type 111 land use actions which are subject to the right of administrative appeal to the Examiner. [MICC
19.15.030(E), Tables A and B]

The MICC provides for a 14 calendar day appeal period from date of issuance of the decision being
appealed. [MICC 19.15.130(B)] The content requirements for Type I - 11l appeals are set forth in MICC
19.15.130(D). It would appear that the Grossman appeal was timely and complete when filed.



APL25-004

Robert Grossmanv. City of Mercer Island Community Planning & Development Department
May 5, 2025

Page 2 of 3

All proceedings in the foreseeable future in this appeal will be either remote or hybrid (remote and in-person
attendance available). Mercer Island uses the “Zoom” platform for its remote proceedings. The hearing type
will be determined before a hearing date is selected.

Before discussing the “nitty-gritty” of scheduling the appeal hearing, | want to mention something that may
have a profound effect on these proceedings. The action that Grossman is appealing is the approval by
CP&D of a CAR 2 application filed by Seascape Homes, LLC. CAR 2s are governed by MICC
19.07.090(B). “The purpose of a critical area review 2 is to review critical area studies and mitigation plans
in support of proposed buffer averaging and reduction of wetland and watercourse buffers.” [MICC
19.07.090(B)(1)] The Grossman is all about tree preservation. Tree regulations are found in Chapter 19.10
MICC, not Chapter 19.07 MICC. I, of course, do not have any of the file materials regarding the CAR 2
application as yet, but unless tree preservation has some direct link to “proposed buffer averaging and
reduction of wetland and watercourse buffers,” it may well be that Grossman is appealing something that is
not covered at all under the CAR 2 process. The parties may benefit from an early discussion among
yourselves whether this is the proper venue and time to appeal tree retention concerns.

The MICC contains basic regulations for Type | - 11l appeals and the open record hearings associated
therewith [MICC 19.15.130]. Those regulations refer to rules that may be adopted by the Hearing Examiner.
[MICC 19.15.130(G)] I promulgated Rules of Procedure (“RoP’”) on December 2, 2019, pursuant to MICC
3.40.080(B). Please note that the current RoP are different from those of my predecessor. | have more
recently promulgated an Emergency Rule addressing electronic filing of documents. (I have attached a copy
of both the new RoP and the Emergency Rule to the e-mail version of this letter. The City also maintains
copies of the RoP which it can provide to appellants.)

Subsection 19.15.130(F) MICC requires the City to give notice of the open record appeal hearing not less
than 30 days before the open record hearing in the manner required by MICC 19.15.100. To ensure fairness
to all principal parties, | set the hearing date in consultation with the principal parties; the City issues the
required hearing notices. RoP 224 requires a pre-hearing document pre-filing process in appeal cases. The
pre-filing process starts not less than 14 days before the hearing date. RoP 225 provides a shortened version
of the RoP 224 process. | urge both parties to familiarize themselves with the RoP, especially those
specifically pertaining to appeals and hearings. | will determine which pre-filing process to use later.

The RoP provide for prehearing conferences. [RoP 208] The Examiner has sole discretion to convene
prehearing conferences. [RoP 208(a)] Any principal party may request that the Examiner convene a
prehearing conference; the Examiner may call for a prehearing conference on his own initiative. [RoP
208(c)] At this time I do not believe that a prehearing conference is necessary in this appeal. However,
I will fairly consider any request for a prehearing conference. Unless waived by the principal parties, | am
required to give not less than seven days notice of a prehearing conference. [RoP 208(c)]

G:\USERS\MAS\~CLIENTS\TELLEFSON, JON (25-0649)\CLIENT DOCS\FROM HEARING EXAMINER-20250507T221809Z-1-001\FROM HEARING EXAMINER\APL25-004 A.DOC



APL25-004

Robert Grossmanv. City of Mercer Island Community Planning & Development Department
May 5, 2025

Page 3 of 3

Allowing five work days for the parties to advise me of their date preferences, five work days after that for
the City to prepare and issue the required hearing notices, and the required 30-day period between notice
issuance and hearing date, the earliest that we could convene the hearing will be June 16, 2025. | am
presently available on June 24, 25, 27 and July 1 and 2, 2025. (I schedule hearings on a first-come-first-
served basis, so the longer it takes us to choose a date, the greater the likelihood that another jurisdiction
may have reserved my services. Time is of the essence.)

Please communicate your availability and date preference(s) directly to me by E-mail by May 12,
2025, at the latest. My E-mail address is “jegalt755@gmail.com”. The City’s response must consider the
availability of needed staff. | will select a date and time based upon timely received responses.

Please be aware that ex parte communication with me is strictly limited. (See RoP 120.) You may
communicate with me only on scheduling or other procedural matters. Whenever you communicate with me
on such matters, you must cross-copy your communication to all other parties.

Last but by no means least, two procedural items: 1) If you are willing to continue to accept e-mail service
from me in this case, please so advise when you communicate your date preferences; and 2) If you have key
associates or assistants that | should include in e-mail service to you, please provide their names and e-mail
addresses in your e-mail.

Sincerely,

\s\ QOM 5 %ﬂﬁ'

John E. Galt
City of Mercer Island Hearing Examiner

G:\USERS\MAS\~CLIENTS\TELLEFSON, JON (25-0649)\CLIENT DOCS\FROM HEARING EXAMINER-20250507T221809Z-1-001\FROM HEARING EXAMINER\APL25-004 A.DOC
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BEFORE THE HEARING EXAMINER for the
CITY of MERCER ISLASND

INTERLOCUTORY ORDER DENYING MOTION TO DISMISS

FILE NUMBER: APL25-004

APPELLANT: Robert Grossman
5249 W Mercer Way
Mercer Island, WA 98040
reg232@gmail.com
SERVICE BY E-MAIL

RESPONDENT: City of Mercer Island
Community Planning & Development Department
Clo Eileen M. Keiffer
Madrona Law Group, PLLC
14205 SE 36" Street
Suite 100, PMB 440
Bellevue, WA 98006
eileen@madronalaw.com
SERVICE BY E-MAIL

AND

Clo Bio F. Park, City Attorney
9611 SE 36" Street

Mercer Island, WA 98040
bio.park@mercergov.org
SERVICE BY E-MAIL

APPLICANT: Seascape Homes, LLC
C/O Michael Spence
Helsell Fetterman, LLP
800 Fifth Avenue, Suite 3200
Seattle, WA 98104
mspence@helsell.com
SERVICE BY E-MAIL

TYPE OF CASE: Appeal from Approval of Critical Area Review 2; Ref. file #CA024-32

WHEREAS, the City of Mercer Island Hearing Examiner (“Examiner’) has before him the April 28,
2025, appeal of Robert Grossman (“Grossman’) from the City of Mercer Island Community Planning &

Page 1 of 4
G:\USERS\MAS\~CLIENTS\TELLEFSON, JON (25-0649)\PLEADINGS\EXAMINERS ORDER.DOC



Development Department’s (“CP&D’s”) April 14, 2025, approval (with conditions) of Seascape Homes,
LLC’s (“Seascape’s”) Critical Area Review 2 (“CAR 2”) application; and

WHEREAS, on May 12, 2025, Respondent CP&D filed a Motion to Dismiss (the “Motion”)
asserting that the concern stated in Grossman’s appeal (to wit: that removal of Trees 1003 and 1004 as
depicted on the approved CAR 2 site plan would violate Mercer Island City Code (“MICC”) provisions) was
beyond the scope of the CAR 2 review and, thus, beyond the scope of the Examiner’s jurisdiction in this
appeal. On May 13, 2025, Applicant Seascape joined in CP&D’s Motion; and

WHEREAS, as contemplated by the Examiner’s Rules of Procedure (See RoP 204 and RoP 228.)
the Examiner granted Appellant time to respond to the Motion, which Appellant did on May 20, 2025. The
Examiner has purposely delayed issuance of this Order because Respondent’s Counsel was out of the
country from May 21 through June 6; and

WHEREAS, summary dismissal requests in the quasi-judicial realm are akin to summary judgment
requests in the judicial realm. Washington’s appellate courts have explained the standard of review to be
applied in summary judgment requests.

When reviewing a summary judgment order, we engage in the same inquiry as the
trial court, affirming summary judgment only if there is no genuine issue as to any material
fact and the moving party is entitled to judgment as a matter of law. City of Sequim v.
Malkasian, 157 Wn.2d 251, 261, 138 P.3d 943 (2006). All facts and reasonable inferences
must be considered in the light most favorable to the nonmoving party, and summary
judgment is appropriate only if reasonable minds could reach but one conclusion. Dowler v.
Clover Park Sch. Dist. No. 400, 172 Wn.2d 471, 484, 258 P.3d 676 (2011).

Staples v. Allstate Insurance Co., _ Wn.2d _, P.3d _ (2013)

A nonmoving party in a summary judgment may not rely on speculation, argumentative
assertions that unresolved factual issues remain, or in having its affidavits considered at face
value; for after the moving party submits adequate affidavits, the nonmoving party must set
forth specific facts that sufficiently rebut the moving party’s contentions and disclose that a
genuine issue as to a material fact exists.

Seven Gables Corp. v. MGM/UA Entertainment Co., 106 Wn.2d 1, 13, 721 P.2d 1 (1986); and

WHEREAS, Seascape proposes to construct a single-family residence on King County Assessor’s
Parcel # 141030-0057 (“Parcel 0057”). (CP&D CAR 2 Decision, Exhibit 1, PDF 3 & 4) Parcel 0057
contains “a piped and uniped watercourse and within a geologically hazardous areas, specifically a potential
slide and erosion hazard area.” (CP&D CAR 2 Decision, PDF 4 {sic}); and

WHEREAS, “The purpose of a critical area review 2 is to review critical area studies and mitigation
plans in support of proposed buffer averaging and reduction of wetland and watercourse buffers.” [MICC
19.07.090(B)(1)] However,
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When development and/or activity is proposed on a site containing geologically hazardous
areas and one or more of the critical area types listed in subsection (B)(2)(a) of this section or
the associated buffer of one of those critical areas, a critical area review 2 reviewing all
critical areas is required to be reviewed and approved prior to construction authorization,
using the procedures required for a Type 3 land use review.”

[MICC 17.09.090(B)(2)(c)]; and

WHEREAS, The City’s tree protection, retention, and replacement regulations are contained in
Chapter 19.10 MICC. “Generally, a permit is required to remove any tree with a diameter of greater than ten
inches ....” [MICC 19.10.010(A)] “Permit approval to remove one or more nonhazardous trees may take the
form of a tree removal permit or other construction permit approval.” [MICC 19.10.020(B)(1), underlining
added] On September 24, 2024, the date that Seascape filed its CAR 2 application, it also filed a Concurrent
Review form requesting concurrent review of its applications, which include Building Permit application
2410-056. (CP&D CAR 2 Decision, Exhibits 1 PDF 3; 3, PDF 16); and

WHEREAS, the CP&D CAR 2 Decision does not discuss compliance with Chapter 19.10 MICC but
does state that “[t]he project also includes the planting of replacement trees ....” (CP&D Decision, Exhibit 1,
PDF 6) The CP&D CAR 2 Decision concludes with the statement that CAR 2 “application CAO24-032 as
depicted in Exhibit 8, is hereby APPROVED as conditioned. (CP&D Decision, Exhibit 1, PDF 10); and

WHEREAS, CP&D CAR 2 Decision Exhibit 8 is a 36-page plan set including site plans (PDF 104
& 105), “Replacement Tree Plan” (PDF 106), a lot survey (PDF 107), clearing, grading, and utility plans
(PDF 108 — 113), complete structural construction plans for the proposed residence (PDF 114 — 133),
mitigation plans (134 — 138), and a landscape plan (PDF 139); and

WHEREAS, building permits and tree removal permits are classified by the City as Type I Land
Use Reviews. Type | Land Use Reviews do not require public notification, notice of application, public
hearing, or notice of decision. Type | Land Use Review decisions are appealable to the Examiner. [MICC
19.15.030(H), Table A]; and

WHEREAS, issues of material fact exist that render summary dismissal inappropriate. A tree
removal permit is required, but it may be rolled into some other development permit. Whether that has
occurred here is unknown to the Examiner. What is the scope of CAR 2 permit CAO24-032? Does it include
the required tree removal permit (given that the approved plan set includes a “Replacement Tree Plan”)?
Does it include approval of the underlying building permit (given that the approved plan set includes a
complete building plan set)? Is there a separate tree permit yet to be issued? Is there a separate building
permit yet to be issued? Is this the only forum in which the Type | Land Use Review right-to-appeal is
available?; and

WHEREAS, any Recital herein deemed to be either a Finding of Fact or a Conclusion of Law is
hereby adopted as such.

NOW, THEREFORE, the Hearing Examiner issues the following:
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ORDER
The Motion to Dismiss is herewith DENIED because issues of material fact remain unanswered.
This Order is interlocutory in nature.

ORDER issued June 9, 2025.

\s\ OA/PV 5 %&l«ﬁ

JOHN E. GALT
Hearing Examiner
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