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EXHAUST PATH

A1.0
1

SECTION

A1.0
1 DETAIL REFERENCE

SPOT ELEVATION

HEAT RECOVERY VENTILATION (HRV) -
EXHAUST

100'-0"

HEAT RECOVERY VENTILATION (HRV) -
SUPPLY

STREET ADDRESS 5995 60TH AVE SE
MERCER ISLAND, WA 98040

PARCEL 217450-0100, 217450-0095
LOT CONSOLIDATION APPLICATION CURRENTLY UNDER REVIEW

LEGAL DESCRIPTION LOTS 1 AND 2, CITY OF MERCER ISLAND SHORT PLAT NUMBER 
MI-83-09-32, RECORDED UNDER RECORDING NUMBER 843019001, IN KING 
COUNTY, WASHINGTON, BEING A SHORT PLAT OF THE FOLLOWING: LOTS 
19, 20, AND 22, BLOCK 1, EAST SEATTLE, ACCORDING TO THE PLAT 
THEREOF, RECORDED IN VOLUME 3 OF PLATS, PAGE 22, IN KING COUNTY, 
WASHINGTION; TOGETHER WITH VACATED 59TH AVE SOUTH ADJACENT; 
AND TOGETHER WITH SHORELANDS OF SECOND CLAS ABUTTING 
THEREON

LOT AREA 217450-0100 18,020 SF
217450-0095 15,120 SF
TOTAL 33,140

SCOPE OF WORK REPLACE EXISTING WOOD-FRAMED TRELLIS ON WEST SIDE OF EXISTING 
HOUSE WITH NEW STEEL-FRAMED TRELLIS AND LOW-SLOPE ROOF. NEW 
TRELLIS WILL OCCUPY APPROXIMATELY THE SAME FOOTPRINT AS 
EXISTING TRELLIS. 925 SF OF THE NEW STRUCTURE WILL BE LOW-SLOPE 
ROOF WITH OPERABLE LOUVER SYSTEM PANELS. THE REST WILL BE 
OPEN TRELLIS STRUCTURE. THERE WILL BE A 255 SF ADDITION TO THE 
SOUTH END OF THE EXISTING CONCRETE TERRACE. THIS WILL INCLUDE
RETAINING WALLS AND A NEW OUTDOOR GAS FIREPLACE.

RELATED RECORDS SUB23-008
LOT CONSOLIDATION OF PARCELS 217450-0100 AND 217450-0095
SUBMITTAL 2023-12-13

ENVIRONMENTAL DESIGNATIONS SHORELINE, LANDSLIDE HAZARD, EROSION HAZARD, 
SEISMIC HAZARD

REVIEWS CRITICAL AREA 2, CONCURRENT WITH BUILDING 
REVIEW

SHORELINE:   SEEKING EXEMPTION, CONCURRENT 
WITH BUILDING REVIEW

SEPA:   EXEMPT

OWNER DOUGLAS AND DEBORAH ROSEN
5995 SE 30TH ST
MERCER ISLAND, WA 98040
(206) 382-6523

ARCHITECT NEIMAN TABER ARCHITECTS
1435 34TH AVE
SEATTLE, WA 98122
(206) 760-5550
CONTACT: DAVID TABER

STRUCTURAL ENGINEER HARRIOT VALENTINE ENGINEERS
1932 1ST AVE STE 720
SEATTLE, WA 98101
206 624-4760
CONTACT: JIM HARRIOT

GENERAL CONTRACTOR MIOVIC REINHARDT ASSOCIATES
1010 TURNER WAY E
SEATTLE, WA 98112
(206) 755-0336
CONTACT: J IRONS

A. GROSS LOT AREA 33,140 SF
B. NET LOT AREA 33,140 SF
C. ALLOWED LOT COVERAGE AREA 13,256 SF
D. ALLOWED LOT COVERAGE % OF LOT 40%
E. EXISTING LOT COVERAGE

1. MAIN STRUCTURE ROOF AREA 5,301
2. ACCESSORY BUILDING ROOF AREA 180 SF
3. VEHICULAR USE (DRIVEWAY, PAVED 3,230 SF

ACCESS EASEMENTS [PORTION USED
BY THE LOT FOR ACCESS], PARKING

4. COVERED PATIOS AND COVERED DECKS 0
5. TOTAL EXISTING LOT COVERAGE AREA 8,720 SF

F. (TOTAL LOT COVERAGE AREA REMOVED) 0
G. PROPOSED ADJUSTMENT FOR SINGLE STORY 0
H. PROPOSED ADJUSTMENT FOR FLAG LOT 0
I. TOTAL NEW LOT COVERAGE AREA

1. MAIN STRUCTURE ROOF AREA 0
2. ACCESSORY STRUCTURE ROOF AREA 0
3. VEHICULAR USE 0
4. COVERED PATIOS AND COVERED DECKS 909 SF
5. TOTAL NEW LOT COVERAGE AREA 909 SF

J. TOTAL PROJECT LOT COVERAGE AREA (E5 - F) + I5 9,623 SF
K. PROPOSED LOT COVERAGE AREA (J / B) 29%

SETBACK 25'
ALLOWED SHORELINE HARDSCAPE % 10%
ALLOWED SHORELINE HARDSCAPE AREA 3,000 SF
TOTAL EXISTING SHORELINE HARDSCAPE AREA 0
TOTAL NEW SHORELIN HARDSCAPE AREA 0

HIGHEST ELEVATION POINT OF LOT 48'
LOWEST ELEVATION POINT OF LOT 20'
ELEVATION DIFFERENCE 28'
HORIZONTAL DISTANCE BETWEEN HIGH AND LOW POINTS 275'
LOT SLOPE 10%

A. GROSS LOT AREA 33,140 SF
B. NET LOT AREA 33,140 SF
C. AREA BORROWED FROM LOT COVERAGE 3,633 SF
D. ALLOWED HARDSCAPE AREA = 9% OF LOT AREA + C 2,982 SF
E. ALLOWED HARDSCAPE AREA 6,615 SF
F. TOTAL EXISTING HARDSCAPE AREA

1. UNCOVERED DECKS 0
2. UNCOVERED PATIOS 942 SF
3. WALKWAYS 345 SF
4. STAIRS 329 SF
5. ROCKERIES AND RETAINING WALLS 0
6. OTHER 0
7. TOTAL EXISTING HARDSCAPE AREA 1,616 SF

G. (TOTAL HARDSCAPE AREA REMOVED) 0
H. TOTAL NEW HARDSCAPE AREA

1. UNCOVERED DECKS 0
2. UNCOVERED PATIOS 0
3. WALKWAYS 0
4. STAIRS 0
5. ROCKERIES AND RETAINING WALLS 0
6. OTHER 0
7. TOTAL NEW HARDSCAPE AREA 0

I. TOTAL PROJECT HARDSCAPE AREA = (F7 - G) + H7 1,616 SF
J. TOTAL PROJECT HARDSCAPE AREA = (I / B) 5%

BUILDING AREA EXIST. REM'D NEW TOTAL

UPPER FLOOR 1,720 0 0 1,720 SF
MAIN FLOOR 4,143 0 0 4,143 SF
GROSS BASEMENT AREA 0 0 0 0
GARAGE / CARPORT 1,170 0 0 1,170 SF
TOTAL FLOOR AREA 7,083 0 0 7,083 SF
ACCESSORY BUILDINGS 180 0 0 180 SF
ACCESSORY DWELLING UNIT 0 0 0 0
2ND / 3RD STORY ROOFED DECKS 0 0 0 0
BASEMENT AREA EXCLUDED 0 0 0 0
150% GFA MODIFIER 0 0 0 0
200% GFA MODIFIER 0 0 0 0
STAIRCASE GFA MODIFIER 0 0 0 0
TOTAL BUILDING AREA 7,213 0 0 7,213 SF

A. LOT AREA 33,140 SF
B. ZONE R-15
C. ALLOWED GFA 12,000 SF
D. ALLOWED GFA AS % OF LOT 40
E. PROPOSED GFA 7,213 SF
F. PROPOSED GFA AS % OF LOT 22%

A. ALLOWABLE BUILDING HEIGHT (ABE + 30') 71.6'
B. PROPOSED BUILDING HEIGHT NO CHANGE
C. BENCHMARK ELEVATION 44.4'
D. BENCHMARK ELEVATION DESCRIPTION

IRON PIPE AT INTERSECTION
OF SE 32ND ST AND 60TH AVE SE

( 40.7 x 27.6 + 41.3 x 27.6 + 41.6 x 14.0 + 41.8 x 12.0 + 41.7 x 7.7 + 41.7 x 18.9 + 42.8 x 32.8 + 43.7 x 35.4 + 
41.6 x 54.7 + 41.5 x 12.0 + 41.5 x 12.0 + 41.5 x 4.6 + 41.5 x 18.0 + 41.5 x 25.2 + 40.0 x 12.4 + 40.0 x 28.5 + 40.2 
x 3.5 + 40.1 x 17.8 + 42.0 x 8.5 + 42.0 x 7.0 )
/ ( 27.6 + 27.6 + 14.0 + 12.0 + 7.7 +  18.9 + 32.8 + 35.4 + 54.7 + 12.0 + 12.0 + 4.6 + 18.0 + 25.2 + 12.4 + 28.5 + 
3.5 + 17.8 + 8.5 + 7.0 )

= 41.6'

329 SF

EXISTING
STAIR

433 SF

EXISTING
UNCOVERED

PATIO

92 SF

EXISTING
UNCOVERED

PATIO

345 SF

EXISTING
WALKWAY

NEW 
COVERED 
PATIO / NOT 
INCLUDED

417 SF

EXISTING
UNCOVERED

PATIO

3,230 SF

EXISTING
VEHICULAR

USE

180 SF

EXISTING
ACCESSORY

BUILDING
ROOF

5,304 SF

EXISTING
MAIN

STRUCTURE
ROOF

909 SF

NEW
COVERED

PATIO
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EXISTING DRIVEWAY 
AND PARKING

EXISTING SINGLE-
FAMILY HOUSE, NO 
CHANGES
5,280 SF

EXISITING CABANA 
180 SF

ORDINARY HIGH W
ATER MARK

EXISTING DOCK

EXISTING HVAC 
VAULT

60TH AVE SE
SE 30

TH ST

(GARF
IELD 

LANDI
NG)

14" MAPLE

29" OAK

14" CEDAR

21" CDR

20" CEDAR

23" CEDAR

15" CEDAR

12" CEDAR

16" CEDAR

+41.50'

+42.00'

+42.00'

27.6'

14.0'

12.0'

7.7'

18.9'
32.8'

35.4'

54.7'

12.0'

12.0'4.6'18.0'

25.2'

12.4'

28.5'

3.5'

17.8'

7.0'

EXISTING BULKHEAD

CONCRETE STAIRS TO 
REMAIN

EXISTING ROCKERY

67° 28' 57"

PL 170.58'
S

W

67° 29' 37"

PL 275.61'
S

W

24° 21' 57"

PL 11.82'
S

E 67° 29' 37"

PL 84.04'S

W

22° 31' 05"

PL 120.00'
N

W

67° 29' 37"

PL 53.53'S

W

24° 21' 57"

PL 45.91'
S

E

PARCEL 217450-0095
LOT CONSOLIDATION APPLICATION 
CURRENTLY UNDER REVIEW
RECORD NUMBER SUB23-008

PARCEL 217450-0100
LOT CONSOLIDATION 
APPLICATION CURRENTLY UNDER 
REVIEW
RECORD NUMBER SUB23-008

FRONT YARD20' - 0"SIDE YARD
13' - 8"

TOTAL SIDE YARD WIDTH:
= LOT WIDTH x 17%
= 120' x 17%
= 20'-5"
= 13'-8" + 6'-9"

MINIMUM SINGLE SIDE YARD 
WIDTH:
= TOTAL WIDTH x 33%
= 6'-9"

SHORELINE SETBACK25' - 0"

6' - 9"    SIDE YARD

AR
EA O

F W
O

R
K

27.6'

8.5'

Wall length

Elevation

4' - 3"

32' - 10"

WALKWAY

39" CEDAR 
TO REMAIN

EXISTING CONCRETE 
FOUNDATION WALL

STEEL TRELLIS EXTENDING INTO 
SIDEYARD SETABCK TO BE 
REMOVED, TRELLIS TO BE MODIFIED 
AS SHOWN. REFER TO STRUCTURAL 
DWGS 

EXISTING CONCRETE 
TERRACE

NEW LOW-SLOPE ROOF 
WITH OPERABLE LOUVER 
SYSTEM PANELS

NEW STEEL TRELLIS WITH WOOD 
LOUVER PANELS TO REPLACE 

EXISTING WOOD TRELLIS

14" FIR TO BE REMOVED

+41.31'

+40.74'

+41.76'

+41.73'

+41.72'
+42.81'

+43.72'

+41.59'

+40.12'

+40.15'

+41.58'

+41.50'

+40.00'

+40.00'

+41.50' +41.50'

+41.50'

2

2

PROVIDE NEW (2) 1 GALLON RED-FLOWERING 
CURRANT TREES (RIBES SANGUINEM). TREES TO BE 
10' APART FROM EACH OTHER, STRUCTURES, 
FENCES AND UTILITIES. 

WATERING PLAN:  
TREES WILL BE FLANKED BY (2) 8' TALL WOODEN 
STAKES WITH ONE GATOR BAG ATTACHED TO EACH 
STAKE HOLDING 5 GALLONS OF WATER.  BAGS WILL 
BE FILLED UP 3 TIMES PER WEEK DURIN SUMMER 
MONTHS. ALL LANDSCAPING ON PROPERTY IS 
MAINTAINED BY AN IDEPENDANT LANDSCAPING 
COMPANY ON A BI-WEEKLY BASIS YEAR ROUND.

ROOF GUTTERS HAVE BEEN 
RELOCATED WITHIN FIREPLACE 
FRAMING. ALL SYSTEMS ARE WITHIN
SIDEYARD SETBACK

2

2

2

2

2
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0.5

27' - 0" 18' - 0" 27' - 0" 9' - 0" 9' - 0"
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' - 

0"
27

' - 
0"
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' - 

6"
4' 

- 6
"

4' 
- 6

"

5

6' - 9"    SIDE YARD

DEMO EXISTING CONCRETE AND STEEL COLUMN AND TOP OF 
CONCRETE PLINTH. REMOVE CONCRETE TO 3" BELOW ADJACENT 
TERRACE LEVEL. SAW CUT CONCRETE ON WEST SIDE TO 
PROVIDE CLEAN EDGE FOR FUTURE VISIBLE COLD JOINT 

DEMO EXISTING CONCRETE AND STEEL COLUMN AND TOP 
OF CONCRETE PLINTH. REMOVE CONCRETE TO 3" BELOW 

LOWER TERRACE LEVEL. SAW CUT CONCRETE ON 
NORTHWEST CORNER TO PROVIDE CLEAN EDGE FOR 

FUTURE VISIBLE COLD JOINT 

DEMO EXISTING CONCRETE AND 
STEEL COLUMN AND TOP OF 
CONCRETE PLINTH. REMOVE 
CONCRETE TO 7" BELOW UPPER 
TERRACE LEVEL.

DEMO TOP OF EXISTING RETAINING 
WALL. REMOVE CONCRETE TO 7" 
BELOW UPPER TERRACE LEVEL.

DEMO EXISTING 
CONCRETE SLAB 
SECTION, TYP

DEMO EXISTING CONCRETE AND 
STEEL COLUMN AND CONCRETE 
PLINTH

DEMO EXISTING CONCRETE 
AND STEEL COLUMN AND 
CONCRETE PLINTH

+41.50'

THIS EXISTING CONCRETE AND 
STEEL COLUMN AND 

CONCRETE PLINTH TO REMAIN

+42.00'

26" FIR TO REMAIN

ALL AREAS OF EXISTING CONCRETE 
SLAB NOT SPECIFICALLY MARKED 
FOR DEMO TO REMAIN. PROTECT 
DURING CONSTRUCTION.

DEMO EXISTING 
CONCRETE SLAB 

SECTION
1

+40.00'

DEMO TOP OF EXISTING 
RETAINING WALL. SAW CUT 
CONCRETE TO 7" BELOW UPPER 
TERRACE LEVEL.

DEMO PORTION OF EXISTING 
RETAINING WALL INCLUDING 
FOUNDATION TO ALLOW FOR 
PLACEMENT OF NEW COLUMN PLINTH

DEMO PORTION OF EXISTING 
RETAINING WALL INCLUDING 
FOUNDATION TO ALLOW FOR 
PLACEMENT OF NEW COLUMN 
FOOTING AND PLINTH

DEMO EXISTING CONCRETE AND 
STEEL COLUMN AND CONCRETE 
PLINTH. FOOTING TO REMAIN.

2.1

B.6

DEMO EXISTING WOOD BENCH

DEMO EXISTING WOOD BENCH

DEMO EXISTING WOOD BENCH
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6' - 9"    SIDE YARD

+51.54'

+40.00'

+51.54'

DEMO EXISTING ROOF OVERHANG, 
PARAPET, AND SOFFIT

DEMO EXISTING TRELLIS BEAMS 
AND LOUVER PANELS; STEEL 

KNIFE PLATE WALL ATTACHMENT 
POINTS TO REMAIN

DEMO EXISTING TRELLIS BEAMS AND 
LOUVER PANELS; STEEL KNIFE PLATE 

WALL ATTACHMENT POINTS TO REMAIN

EXISTING 5 CLEARSTORY WINDOWS 
TO BE REPLACED WITHIN EXISTING 
OPENINGS,  3 ON WEST ELEVATION 

AND 2 ON SOUTH ELEVATION

26" FIR TO 
REMAIN

2.1

B.6
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3.1

3.2

4.1

4.2

A.1C.3

0.5

27' - 0" 18' - 0" 4' - 9" 9' - 4" 12' - 11" 9' - 0" 9' - 0" 4' - 0"

6' 
- 0

"
6' 

- 0
"

6' 
- 0

"
6' 

- 5
"

6' 
- 6

"
6' 

- 6
"

7' 
- 7

"
13

' - 
6"

4' 
- 6

"
4' 

- 6
"

NEW STEEL 
COLUMN IN WALL

OPERABLE 
LOUVER 
PANEL ABOVE

5

3.3

OPERABLE 
LOUVER 
PANEL ABOVE

OPERABLE 
LOUVER 
PANEL ABOVE

EXISTING 
CONCRETE AND 
STEEL COLUMN

OUTLINE OF 
TRELLIS ABOVE

NEW STEEL 
COLUMN

NEW STEEL 
COLUMN

NEW STEEL 
COLUMN AND 

CONCRETE 
PLINTH

NEW STEEL COLUMN AND 
CONCRETE PLINTH
NEW FLOATING COUNTER 
WITH BUILT-IN GAS GRILL 
SUPPORTED AT COLUMNS 
AND CABLE AT CORNER, 
SHOWN DASHED FOR CLARITY

NEW CASEWORK

NEW CONCRETE 
FIREPLACE WITH 
GAS INSERT

NEW CONCRETE 
FOUNDATION WALL 
WITH WOOD BENCH

NEW CONCRETE FOUNDATION 
WALL WITH WOOD BENCH

+41.50'

+41.50'

+42.00'

NEW STEEL 
COLUMN

NEW CONCRETE 
SLAB SECTION

6' - 9"    SIDE YARD

C.8

NEW STEEL COLUMN PER 
STRUCT

1

45' - 0"

21
' - 

7"

EXISTING TREE TO REMAIN

+40.00'

+40.00'

NEW CASEWORK
GAS CONNECTION AT 

EXISTING INDOOR FIREPLACE  
FOR NEW BRANCH LINE 

SERVING GRILL AND 
OUTDOOR FIREPLACE

NEW GAS LINE TO SERVE 
OUTDOOR FIREPLACE

ROUTE NEW GAS LINE BELOW 
CONCRETE SLAB PAVING

NEW GAS LINE TO SERVE 
GRILL, SURFACE MOUNT TO 
STEEL COLUMN

EXCAVATE BENEATH EXISTING 
HOUSE FOOTINGS TO PLACE 
NEW FOOTING PER STRUCT

NEW STEEL COLUMN PER 
STRUCT

EXCAVATE BENEATH EXISTING 
HOUSE FOOTINGS TO PLACE 
NEW FOOTING PER STRUCT

NEW STEEL COLUMN PER 
STRUCT

EXCAVATE BENEATH EXISTING 
HOUSE FOOTINGS TO PLACE 
NEW FOOTING PER STRUCT

2.1

B.6

6"

6"

13'-0"

6"

ROOF DRAIN LINE

FIREPLACE GAS 
LINE

A814
1

A814
2

A814
3

A814
5

A814
4

2

2

2

EXISTING 14" FIR TO BE 
REMOVED
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5

3.3

NEW PARAPET ON 
EXISTING WALL

NEW LOW-
SLOPE ROOF

INTEGRATED GUTTER ON EAST, 
SOUTH, AND WEST SIDES OF ROOF

OPERABLE ALUMINUM 
LOUVER SYSTEM PANELS 

(3 SEPARATE UNITS)

STANCHION AND 
CABLE LATTICE FOR 
TRAILING VINE

2X6 WOOD LOUVER PANELS

REPLACEMENT TRELLIS STRUCTURE:
• REPLACE GLULAM WOOD 

BEAMS WITH STEEL WIDE 
FLANGE BEAMS

• MOUNT NEW STEEL BEAMS TO 
NEW STEEL CHANNEL LEDGER, 
EXISTING WALL KNIFE PLATES, 
AND NEW STEEL COLUMNS

STEEL CHANNEL GUTTER 
EXTENSION OVER FIREPLACE 
WITH DOWNSPOUTS

+51.54'

+51.54'

2X6 WOOD 
LOUVER PANELS

REPLACEMENT TRELLIS STRUCTURE:
• REPLACE GLULAM WOOD BEAMS WITH STEEL WIDE 

FLANGE BEAMS
• MOUNT NEW STEEL BEAMS TO NEW STEEL CHANNEL 

LEDGER, EXISTING WALL KNIFE PLATES, AND NEW 
STEEL COLUMNS

EXISTING 5 CLEARSTORY WINDOWS 
TO BE REPLACED WITHIN EXISTING 
OPENINGS,  3 ON WEST ELEVATION 

AND 2 ON SOUTH ELEVATION

6' - 9"    SIDE YARD
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