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ARCHITECT:

OWNER:

CIVIL:

GEOTECH:

PROJECT TEAM

BUILDING HEIGHT

NUMBER OF STORIES:

SCOPE OF WORK:

PROPERTY TAX ID NUMBER:

CONSTRUCTION TYPE:

ZONING:

SEISMIC ZONE:

PROJECT ADDRESS:

NEW TWO-STORY SINGLE FAMILY
RESIDENCE OVER BASEMENT WITH
ATTACHED TWO CAR GARAGE

GROSS LOT AREA: 9930 SF

= 20 FT
= 25 FT
= 15 FT,
= 5 FT MIN.

FIRE PROTECTION: -

4115 78TH AVE SE
MERCER ISLAND, WA  98040

362350-0210

R-9.6

TYPE V B

3

2 STORIES OVER BASEMENT

30 FT ABOVE AVERAGE BUILDING ELEV.
(FLAT ROOF)
35 FT ABOVE AVERAGE BUILDING ELEV.
(SLOPED ROOF)

SETBACKS: FRONT LOT LINE
REAR LOT LINE
SIDE LOT LINES

PROJECT DATA

GROSS FLOOR AREA: LESSER OF 40.0% LOT AREA OR
8,000 SF = 3972 SF

ENERGY NOTES

SHEET INDEX 2021 WSEC CREDITS
COVER SHEET - GENERAL   & ENERGY NOTES,
LEGAL, PROJECT DATA, SITE CALCS, SITE PLAN
FULL SITE PLAN
EXCAVATION, TREE REPLACEMENT PLAN

SURVEY

TESC PLAN & TREE RETENTION PLAN
TESC & CITY NOTES, TESC DETAILS
DRAINAGE & CIVIL PLAN
STORMWATER DETAILS
DETENTION PROFILE & DETAILS

LOWER FLOOR PLAN
MAIN FLOOR PLAN
UPPER FLOOR
ROOF PLAN
EXTERIOR ELEVATIONS
EXTERIOR ELEVATIONS
BUILDING SECTIONS
BUILDING SECTIONS
BUILDING SECTIONS
WALL SECTIONS
DOOR & WINDOW SCHEDULES
ARCHITECTURAL DETAILS

STRUCTURAL GENERAL NOTES
FOUNDATION PLAN
MAIN FLOOR FRAMING PLAN
UPPER FLOOR FRAMING PLAN
ROOF FRAMING PLAN
STRUCTURAL DETAILS
STRUCTURAL DETAILS

A1.0

A1.1
A1.2
A1.3
A1.4

C1.0
C1.2
C2.0
C3.5
C4.0

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

A6.0

S1
S2
S3
S4
S5
S6
S7

AIRFLOW (CFM) 93 CFM MIN.

HEATED SQUARE FOOTAGE 4718 SF

BEDROOMS 5

CFM = 0.01(4718 SF) + 7.5(5+1 BEDROOMS)

WHOLE HOUSE VENTILATION

STRUCTURAL:

*PLEASE NOTE: ALL APPLIANCES SHALL BE INSTALLED WITH
SUPPORTING DOCUMENTATION ON SITE PRIOR TO FINAL INSPECTION.
.

VICINITY MAP

LEGAL DESCRIPTION
ISLAND PARK REPLAT OF LOT "1" MERCER ISLAND SHORT
SUBDIVISION NO. SUB0010-003 REC NUMBER
20020719900001 - SD SHORT SUBDIVISION DAF -- THAT POR OF TRACT
16 REPLAT OF ISLAND PARK LY NELY
OF WEST MERCER WAY LESS THE FOLG DESC TRACT BEG AT NELY
COR OF SD TRACT TH S 42-09-00 E ALG
NE LN THOF A DIST OF 12.56 FT TH S 47-51-00 W 105.51 FT TO NELY LN
OF WEST MERCER WAY TH NWLY
ALG SD NELY LN TO NORTH LN OF SD TRACT 16 TH EAST ALG SD
NORTH LN TO POB AND LESS THAT POR
OF SELY 10.00 FT OF SD PREMISES IF ANY LY WITHIN COUNTY RD
PLat Block:
Plat Lot: 16

*

SCALE: 1" = 20'AVERAGE BUILDING ELEV.

SUMMARY OF TABLE R406.3

OPTION CREDITS

4 3.0

2.2 1.5

3.3 0.5

3.11 0.5

4.1 0.5

5.6 2.0

TOTAL CREDITS
8

DESCRIPTION

-HEAT PUMP EFFICIENCY (AIR COOLED) 14.3
SEER2, HSPF2 8.5

-REDUCE TESTED AIR LEAKAGE TO 1.5 AIR
CHANGES PER HOUR MAX. AT 50 PASCALS
-WHOLE HOUSE VENTILATION REQS MET W/
HEAT RECOVERY SYSTEM W/ MIN. EFFICIENCY
OF 0.75, MIN. 150 CFM

-AIR SOURCE, CENTRALLY DUCTED HEAT PUMP
W/ MIN. HSPF OF 9.5, HSPF2 8.1.

-CONNECTED THERMOSTAT MEETING ENERGY
STAR CERTIFIED SMART THERMOSTATS/EPA
ENERGY STAR SPECIFICATIONS.

-HVAC EQUIP. & AND ITS DUCT SYSTEM
INSTALLATION SHALL COMPLY W/ R403.3.2. ALL
EQUIP. & DUCTS SHALL BE IN CONDITIONED
SPACE, W/I CONTINUOUS AIR BARRIER &
BUILDING THERMAL ENVELOPE.

-ELECTRIC HEAT PUMP WATER HEATER MEETING
TIER 3 OF NEEA

a. WHOLE HOUSE VENTILATION SHALL BE PROVIDED BY ERV/HRV W/
INTEGRAL FANS, PROVIDING MIN. 150 CFM RUNNING CONTINUOUSLY PER
2021 IRC TABLES M1505.4.3 (1&2). FAN SHALL BE LESS THAN .35 WATT PER
CFM AND RUN CONTINUOUSLY, AND HAVE A SONE RATING OF LESS THAN
1.0. VENTILATION SHALL BE ABLE TO OPERATE INDEPENDENTLY OF
HEATING SYSTEM.

b. SYSTEM SHALL HAVE A 5"Ø SMOOTH FRESH AIR DUCT W/ LOUVER &
SCREEN CONNECTED TO THE RETURN AIR STREAM 4' UPSTREAM OF THE
AIR HANDLER AND SOUND INSULATED. ALL SUPPLY AND RETURN DUCTS
IN INTERIOR SPACES SHALL ALSO BE INSULATED FOR SOUND.

c. SHALL HAVE A FILTER WITH A MERV OF AT LEAST 6 INSTALLED IN AN
EASILY ACCESSIBLE LOCATION.

d. FRESH AIR VENT SHALL BE LOCATED AWAY FROM SOURCES OF ODORS
OR FUMES, MIN 10' FROM PLUMBING OR APPLIANCE VENTS, AWAY FROM
ROOMS W/ FUEL BURNING APPLIANCES, AND OUT OF ATTICS, CRAWL
SPACES, AND GARAGES.

e. AIRFLOW FOR WHOLE HOUSE VENTILATION SHALL BE PROVIDED BY
UNDERCUTTING INTERIOR DOORS 1/2" ABOVE FINISHED FLOOR, TYP.

f. WHOLE HOUSE VENTILATION SHALL BE TESTED, BALANCED AND
VERIFIED AND A WRITTEN REPORT SHALL BE POSTED AND PROVIDED
THE BUILDING OFFICIAL AND CERTIFICATION COMPLETED PER WSEC
R403.6.2.

g. AN EXHAUST FAN WHOLE HOUSE VENTILATION IS NOT ALLOWED WITH AN
ERV SYSTEM.

UNLIMITED OPTIONTHERMAL STANDARDS  FOR OPENINGS:

2021 W.S.E.C. & 2021 IRC,  WAC 51-11R

ZONE #4C -MARINE

ELECTRIC AIR SOURCE HEAT PUMP

WALLS:   R-21+R-5 ci
FLAT ATTICS/CEILINGS: R-60
VAULTED CEILINGS: R-38
FLOORS (OVER UNHEATED SPACES): R-38
SLAB-ON-GRADE: R-10SPACE HEAT TYPE:

CLIMATIC ZONE:

CODE:

AIR INFILTRATION:
MANUFACTURED DOORS/WINDOWS: CONFORM TO SECTION R402.4.2 OF THE
WASHINGTON STATE ENERGY CODE

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

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

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

CRAWL SPACE:  10 MIL POLYETHELENE.

VENTILATION:
ATTICS WITH LOOSE FILL:  N.A. BAFFLE VENT OPENINGS TO DEFLECT AIR ABOVE
INSULATION SURFACE.
ENCLOSED JOIST OR RAFTER SPACES: PROVIDE MINIMUM OF ONE INCH CLEAR
VENTED AIR SPACE ABOVE INSULATION.  TAPER OR COMPRESS INSULATION AT
PERIMETER TO INSURE PROPER VENTILATION, MAINTAINING MINIMUM OF R-38.

HEATING & COOLING:
ELECTRIC AIR SOURCE HEAT PUMP.

TEMP.CONTROL:
FOR HEATING AND COOLING, THERMOSTAT SHALL BE CAPABLE OF BEING SET

FROM 55-85 DEGREES FAHRENHEIT AND OF OPERATING THE HEATING/COOLING
SYSTEM IN SEQUENCE. THERMOSTAT TO BE AUTOMATIC DAY/NIGHT SETBACK
TYPE AND 7-DAY PROGRAMMABLE.

DUCT INSULATION:
THERMALLY INSULATE ALL PLENUMS, DUCTS AND ENCLOSURES IN
ACCORDANCE WITH SECTION R403.3 OF THE 2021 WSEC.

a.    ALL HEATING DUCTS OUTSIDE THE BUILDING THERMAL ENVELOPE
SHALL BE  INSULATED WITH A MIN. OF R-8.  ALL SEAM JOINTS SHALL BE TAPED,
SEALED AND FASTENED WITH THE MINIMUM OF FASTENERS PER WSEC.
b.    DUCTS WITHIN A CONCRETE SLAB OR IN THE GROUND SHALL BE
INSULATED TO R-10 WITH INSULATION DESIGNED TO BE USED BELOW GRADE.

LIGHTING:
RECESSED LIGHTING FIXTURES INSTALLED IN BUILDING ENVELOPE  SHALL
COMPLY WITH WSEC PROVISIONS AND SHALL BE IC LISTED. ALL PERMANENTLY
INSTALLED LAMPS IN INTERIOR AND EXTERIOR LIGHTING FIXTURES, EXCLUDING
KITCHEN APPLIANCE LIGHTING FIXTURES, MUST BE HIGH-EFFICACY LAMPS, PER
2021 WSEC R404.1, AND MUST BE CONTROLLED PER 2021 WSEC R404.2.

PIPE INSULATION:
ALL HOT WATER PIPES AND NON-RECIRCULATING COLD WATER PIPES LOCATED
IN UNCONDITIONED SPACE SHALL BE INSULATED TO R-6 MIN. PLUMBING OR
MECHANICAL CANNOT DISPLACE THE REQUIRED INSULATION.

PLUMBING FIXTURES:
ALL PLUMBING FIXTURES SHALL CONFORM TO WAC 51-56-0400
ALL TOILETS 1.28 GPM MAX URINALS 1.0 GPF MAX
SHOWERHEADS  <1.8 GPM KITCHEN FAUCETS <1.8 GPM
LAVATORIES < 1.2 GPM

PER WSEC R401.3, A CERTIFICATE IS REQUIRED TO BE POSTED IN AN APPROVED LOCATION. IT MUST INCLUDE THE
FOLLOWING: PREDOMINATE R-VALUES, U-VALUES OF FENESTRATION, RESULTS FROM DUCT SYSTEM AND BUILDING
ENVELOPE AIR LEAKAGE TESTING, THE EFFICIENCIES OF HEATING/COOLING/WATER HEATING EQUIPMENT AND THE
CODE EDITION UNDER WHICH THE STRUCTURE WAS PERMITTED.

INSULATION VALUES: PRESCRIPTIVE METHOD

GENERAL NOTES
1. CODE COMPLIANCE:
ALL WORK SHALL COMPLY WITH THE 2021 WSEC, 2021 IRC, 2021 IMC, 2021 IFGC,
2021 UPC, 2021 IFC, 2021 IPMC, 2020 NEC, 2021 IECC WITH WA STATE
AMENDMENTS, 2009 ICC A117.1, AND ALL LOCAL CODES AND ORDINANCES.

2. DIMENSIONS:
DO NOT SCALE DRAWINGS. VERIFY ALL DIMENSIONS PRIOR TO STARTING
CONSTRUCTION.  NOTIFY THE ARCHITECT OF DISCREPANCIES.  IF WORK IS
STARTED PRIOR TO NOTIFICATION, THE GENERAL AND SUBCONTRACTOR
PROCEED AT THEIR OWN RISK.
UNLESS OTHERWISE NOTED, PLAN DIMENSIONS ARE TO FACE OF STUDS OR
FACE OF CONCRETE WALLS.  FACE OF STONE VENEER LIES 6" +/- OUTSIDE THE
FACE OF FRAMING.  INTERIOR PLAN DIMENSIONS ARE TO FACE OF STUDS
UNLESS  OTHERWISE NOTED.  VERIFY ALL ROUGH-IN DIMENSIONS FOR
WINDOWS, DOORS, PLUMBING, ELECTRICAL FIXTURES AND APPLIANCES PRIOR
TO COMMITMENT OF WORK. NOTIFY ARCHITECT OF ANY DISCREPANCIES OF
DIMENSIONAL TOLERANCES REQUIRED.

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

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

5.  FURRING:
PROVIDE FURRING AS REQUIRED TO CONCEAL MECHANICAL AND/OR
ELECTRICAL EQUIPMENT IN FINISHED AREAS.  FURRING NOT SHOWN ON PLANS
SHALL BE APPROVED BY ARCHITECT PRIOR TO CONSTRUCTION.

6.  GRADES:
VERIFY ALL GRADES AND THEIR RELATIONSHIP TO THE BUILDING(S).

7.  FLOOR LINES:
"FLOOR LINE" REFERS TO TOP OF CONCRETE SLAB OR TOP  OF WOOD
SUBFLOOR.

8.  REPETITIVE FEATURES:
OFTEN DRAWN ONLY ONCE AND SHALL BE PROVIDED AS IF FULLY DRAWN.

9.  DOORS:
DOORS NOT DIMENSIONALLY LOCATED SHALL BE 6" FROM STUD FACE TO EDGE
OF DOOR, ROUGH OPENING OR CENTERED BETWEEN WALLS AS SHOWN.

10. WOOD MEMBERS IN CONTACT WITH CONCRETE, AND/OR EXPOSED TO
WEATHER:
TO BE PRESSURE TREATED, TYPICAL.  PROVIDE PRESSURE TREATED SILL
PLATE IF FINISH GRADE IS WITHIN 8", TYPICAL.

11. FRAMING:
ALL NEW INTERIOR FRAME PARTITIONS TO BE 2X4 @ 16" O.C., & ALL NEW
EXTERIOR FRAME PARTITIONS TO BE 2X6 @ 16" O.C., UNLESS OTHERWISE
NOTED. VERIFY W/ STRUCTURAL DRAWINGS. EXISTING EXTERIOR WALLS ARE
2X4  STUDS @ 16" O.C., AND ARE TO REMAIN. NEW INTERMEDIATE FRAMING AT
EXTERIOR WOOD WALLS REQUIRES HEADERS INSULATED WITH A MIN. R-10
INSULATION.

12. VENTILATION:
VENT ALL BATHROOM FANS, LAUNDRY FANS, RANGE HOODS AND  DRYERS TO
OUTSIDE ATMOSPHERE.  BATHROOM/UTILITY ROOM FANS SHALL BE  CAPABLE
OF 5 AIR CHANGES PER HOUR AND SHALL BE VENTED DIRECTLY  TO THE
OUTSIDE THROUGH SMOOTH, RIGID, NON-CORROSIVE METAL, 24 GA.

DUCTWORK.  FLEX DUCTING IS NOT ALLOWED. WSEC R402.4.1.2 REQUIRES THE
DWELLING UNIT TO BE TESTED AND VERIFIED AS HAVING AN AIR LEAKAGE
RATE NOT EXCEEDING 1.5 AIR CHANGES PER HOUR. TESTING MUST BE
CONDUCTED WITH A BLOWER DOOR AT A PRESSURE OF 0.2. NEW
CONSTRUCTION MAY BE ISOLATED FROM EXISTING STRUCTURE FOR TESTING.

13. FLUES:
FLUES TO BE LOCATED MINIMUM 2" FROM ALL COMBUSTIBLE MATERIALS.

14. DOWNSPOUTS:
LOCATE NEW DOWNSPOUTS AS SHOWN ON ROOF PLAN, FLOOR PLANS &
ELEVATIONS.

15. OTHER DOCUMENTATION:
REFER TO STRUCTURAL, MECHANICAL, ELECTRICAL, AND/OR LANDSCAPE
DRAWINGS FOR ADDITIONAL DRAWINGS, NOTES, SCHEDULES, AND SYMBOLS.

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

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

18. ROOFING:
PROVIDE NEW ROOFING TO MATCH EXISTING.

19. EXHAUST DUCTS:
PROVIDE BACKDRAFT DAMPERS AT ALL EXHAUST DUCTS.  PROVIDE
COMBUSTION AIR OPENINGS INTO FURNACE ROOM PER UMC 703.

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

21. WATER FLOW:
SHOWER SHALL BE EQUIPPED WITH FLOW CONTROL DEVICE TO LIMIT WATER
FLOW TO 1.8 GALLONS PER MINUTE.

22. SMOKE DETECTORS & FIRE ALARM:
SMOKE & CARBON MONOXIDE THROUGHOUT NEW CONSTRUCTION. TO BE
MONITORED PER FIRE DEPARTMENT REQUIREMENTS. NFPA 72 CHAPTER 29
MONITORED FIRE ALARM SYSTEM PER CoMI STANDARDS. SEPARATE PERMIT
REQUIRED.

23. FIREBLOCKING:
FIREBLOCKING SHALL BE PROVIDED IN WOOD-FRAMED CONSTRUCTION PER
2021 IRC SECTION R302.11: 1) IN CONCEALED SPACES OF STUD WALLS AND
PARTITIONS, SPECIFICALLY VERTICALLY @ CEILING AND FLOOR LEVELS; AND
HORIZONTALLY @ INTERVALS NOT EXCEEDING 10 FEET. 2) AT
INTERCONNECTIONS BETWEEN CONCEALED VERTICAL AND HORIZONTAL
SPACES, 3) IN CONCEALED SPACES BETWEEN STAIR STRINGERS AT T.O. & B.O.
RUN, 4) AT OPENINGS AROUND VENTS, PIPES, ETC. AT CEILING AND FLOOR
LEVEL.

24. FIRE SPRINKLERS:
NFPA 13R FIRE SPRINKLER SYSTEM IN COMPLIANCE WITH NFPA 13R AND CoMI
STANDARD SHALL BE INSTALLED THROUGHOUT THE RESIDENCE. A SEPARATE
FIRE PERMIT IS REQUIRED.

25. ADDITIONAL FIRE CODE ALTERNATES:
TBD.

AVERAGE BUILDING ELEVATION
Wall Length Elevation Pt.

Wall Length X Elev.
Pt.

A 23 176.5 4059.5

B 5 175.0 875

C 32.67 173.5 5668.245

D 5 172.5 862.5

E 20.92 171.8 3593.01

F 9.46 171.0 1617.66

G 7.75 171.0 1325.25

H 15 170.5 2557.5

I 7.75 170.0 1317.5

J 8.875 170.5 1513.1875

K 20.92 171.0 3577.32

L 9.375 172.5 1617.1875

M 19.71 173.0 3409.83

N 3.625 174.0 630.75

O 33.46 175.0 5855.5

P 4.25 177.5 754.375

Q 2.5 177.5 443.75

R 23.33 178.5 4164.405

TOTAL 252.595 3121.3 43842.47

43842.47 173.57  Average Building Elevation

252.595
203.57 Building Height Limit

CONTRACTOR:

TREE PROTECTION
A TREE PROTECTION INSPECTION IS REQUIRED
BEFORE START OF WORK

DUTY OF COOP.
RELEASE AND ACCEPTANCE OF THESE DOCUMENTS
INDICATES COOPERATION AMONG THE OWNER,
CONTRACTOR, AND STURMAN ARCHITECTS. ANY
ERRORS, OMISSIONS, OR DISCREPANCIES DISCOVERED
IN THE USE OF THESE DOCUMENTS SHALL BE
REPORTED IMMEDIATELY TO STURMAN ARCHITECTS.
FAILURE TO DO SO WILL RELIEVE STURMAN
ARCHITECTS FROM ANY RESPONSIBILITY FOR THE
CONSEQUENCES.

ANY DEVIATION FROM THESE DOCUMENTS WITHOUT
THE CONSENT OF STURMAN ARCHITECTS IS
UNAUTHORIZED. FAILURE TO OBSERVE THESE
PROCEDURES SHALL RELIEVE STURMAN ARCHITECTS
OF RESPONSIBILITY FOR ALL CONSEQUENCES ARISING
FROM SUCH ACTIONS.

NOXIOUS WEEDS
DEVELOPMENT PROPOSALS FOR A NEW
SINGLE-FAMILY HOME SHALL REMOVE JAPANESE
KNOTWEED (POLYGONUM CUSPIDATUM) AND
REGULATED CLASS A, REGULATED CLASS B, AND
REGULATED CLASS C WEEDS IDENTIFIED ON THE
KING COUNTY NOXIOUS WEED LIST, AS AMENDED,
FROM REQUIRED LANDSCAPING AREAS
ESTABLISHED PURSUANT TO SUBSECTION
19.02.020(F)(3)(A). NEW LANDSCAPING
ASSOCIATED WITH NEW SINGLE-FAMILY HOME
SHALL NOT INCORPORATE ANY WEEDS IDENTIFIED
ON THE KING COUNTY NOXIOUS WEED LIST, AS
AMENDED. PROVIDED, THAT REMOVAL SHALL NOT
BE REQUIRED IF THE REMOVAL WILL RESULT IN
INCREASED SLOPE INSTABILITY OR RISK OF
LANDSLIDE OR EROSION.

ARBORIST:

BUILDING AREA

5334 SF1861 SFPROPOSED HOUSE:

UPPER FLOOR HEATED
SUB-TOTAL

GARAGE/
WORKSHOP

GRAND TOTAL UNHEATED
PATIO

608 SF

MAIN  FLOOR

1495 SF

LOT COVERAGE AND HARDSCAPE

9 %

0 SF

0 %

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

GROSS
LOT S.F.

MAIN ROOF
STRUCT

%
HARDSCAPE

9930 SF

DRIVES/
PARKING

HIGHEST EL: 179.0'
LOWEST EL: 157.0'
ELEVATION DIFFERENCE= 22.0'
22.0' DIVIDED BY 122.5' (HORIZ. DIST.
BTWN. HIGHEST & LOWEST ELEV.) = .179

LOT SLOPE IS 17.9%,
WHICH IS GREATER THAN 15% SO LOT
COVERAGE ALLOWED IS 35%.

ADDITIONAL 9% OF LOT SIZE WILL
DETERMINE ALLOWABLE HARDSCAPE
SURFACE

TOTAL LOT
COVERAGE

3475.5 SF
ALLOWABLE

893.7 SF
ALLOWABLE

35 %

% LOT
COVERAGE

3.7 %

TOTAL
HARDSCAPE

0 SF

363 SF

FRONT
WALK

0 SF

117 SF

RETAINING
WALLS

19 SF

0 SF

ADU
STEPS

69 SF

0 SF

0 SF 0 %

4718 SF

ADU
WALK

0 SF

118 SF

502 SF

LOWER FLOOR

1370 SF

0 SF

GROSS FLOOR AREA

608 SF 5254 SF1370 SF

LOWER
FLOOR

MAIN
FLOOR

UPPER
FLOOR

GARAGE TOTAL GFA

-1150.8 SF

-81.0 SF

4102.2 SF

FLOOR AREA

BASEMENT
EXCLUSION
STAIR
EXCLUSION

1495 SF 1781 SF

% GFA

-1150.8 SF

-81.0 SF

12-16' CEILING

16'+ CEILING

41.3% SFTOTAL GFA

9930 SF
40.0 % OR 8,000 SF

3972 SF
ALLOWED MAX. % GFA COVERAGE
ALLOWED GROSS FLOOR AREA

NET LOT AREA

MAX. 496.6 SF+5% ADU ALLOWANCE
4468.6 SF

OR 45%
TOTAL ALLOWED GROSS
FLOOR AREA

4102.2 SF
OR 41.3%

TOTAL PROPOSED GROSS
FLOOR AREA:

PER 19.02.020(D)(3)(b)
B.IF AN ACCESSORY DWELLING UNIT IS PROPOSED,
THE 40 PERCENT ALLOWED GROSS FLOOR AREA
MAY BE INCREASED BY THE LESSER OF FIVE
PERCENTAGE POINTS OR THE ACTUAL FLOOR AREA
OF THE PROPOSED ACCESSORY DWELLING UNIT,
PROVIDED:

I.THE ALLOWED GROSS FLOOR AREA OF
ACCESSORY BUILDINGS THAT ARE NOT PARTIALLY
OR ENTIRELY USED FOR AN ACCESSORY DWELLING
UNIT SHALL NOT BE INCREASED THROUGH THE USE
OF THIS PROVISION;

II.THE LOT WILL CONTAIN AN ACCESSORY DWELLING
UNIT ASSOCIATED WITH THE APPLICATION FOR A
NEW OR REMODELED SINGLE-FAMILY HOME; AND

III.THE TOTAL GROSS FLOOR AREA SHALL NOT
EXCEED 4,500 SQUARE FEET OR 45 PERCENT OF
THE LOT AREA, WHICHEVER IS LESS.

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

2978 SF 443 SF 3421 SF 34.5 %

+2978 SF +443 SF +3421 SF +34.5 %

TRASH
PAD

40 SF

0 SF

+3.7 %+363 SF+117 SF+19 SF +69 SF+118 SF+40 SF

BASEMENT EXCLUSION

THE MERCER ISLAND DEVELOPMENT CODE EXCLUDES THAT
PORTION OF THE BASEMENT FLOOR AREA FROM THE GROSS
FLOOR AREA WHICH IS BELOW THE EXISTING OR FINISHED GRADE,
WHICHEVER IS LOWER. THAT PORTION OF THE BASEMENT WHICH
WILL BE EXCLUDED IS CALCULATED AS SHOWN.

N

BASEMENT EXCLUSION CALCULATION
 BASEMENT AREA = 1370 SF
LENGTH COVERAGE RESULT

B1 32.58 0.99 32.2542

B2 5 0.89 4.45

B3 31.167 0.83 25.86861

B4 8.71 0.24 2.0904

B5 15 0.66 9.9

B6 9.54 0.45 4.293

B7 21.167 0.79 16.72193

B8 9.54 0.88 8.3952

B9 19.71 0.97 19.1187

B10 4.375 1 4.375

B11 12.875 1 12.875

B12 23.08 1 23.08

TOTAL 192.744 163.42204

Portion of excluded Basement Floor Area = X SF

1,370.00 X 163.42204

192.744

1,370.00 X 0.85

1164.5 SF EXCLUDED
BASEMENT AREA = 205.5 SF

SCALE: 1" = 20'

N

NET LOT AREA: 9930 SF

CREDITS REQUIRED:
PROJECT IS NEW CONSTRUCTION WITH A HEATED AREA OF MORE THAN
1,500 SF AND LESS THAN 5,000 SF. THEREFORE IT IS A MEDIUM DWELLING
UNIT AND 8.0 CREDITS ARE REQUIRED.

ENERGY EQUALIZATION CREDITS

OPTION CREDITS

4 3.0

RKK CONSTRUCTION INC
3056 70TH AVE SE
MERCER ISLAND, WA 98040
PHONE: 206.730.1237
CONTACT: JASON KOEHLER

STURMAN ARCHITECTS
9 103RD AVE NE STE. 203
BELLEVUE, WA 98004
PHONE: 425.451.7003
CONTACT: BRAD STURMAN

RKK CONSTRUCTION INC
3056 70TH AVE SE
MERCER ISLAND, WA 98040
PHONE: 206.730.1237
CONTACT: JASON KOEHLER

MYERS ENGINEERING
3206 50TH ST. COURT STE. 210-B
GIG HARBOR, WA 98335
PHONE: 253.858.3248
CONTACT: MARK MYERS

CIVIL ENGINEERING SOLUTIONS
701 N 36TH STREET
SEATTLE, WA 98103
PHONE: 206.930.0342
CONTACT: DUFFY ELLIS

EARTH SOLUTIONS NW
15365 NE 90TH ST. STE. 100
REDMOND, WA 98052
PHONE: 425.449.4704
CONTACT: STEVE AVRIL

SUPERIOR NW ENTERPRISES
13110 NE 177TH PLACE STE. 304
WOODINVILLE, WA 98072
PHONE: 206.930.5724
CONTACT: ANTHONY MORAN

+80.0 SF +80.0 SF
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25'-0"

REAR YARD SETBACK

5'-0"
SIDE YARD
SETBACK

20'-0"
FRONT YARD SETBACK

EL. = 179.0'
LOT HIGH POINT

EXISTING

EL. = 157.0'
LOT LOW POINT
EXISTING

20'-0"

T.O. WALL: 178.5'
B.O. WALL: 175.0'

CONCRETE SIDEWALK

CO
NC
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TE

TR
AS

HP
AD

W
IN

DO
W

W
EL

L

CO
NC

.
SI

DE
W

AL
K

HORIZONTAL DISTANCE
= 122.5'

CAST IN PLACE
CONC. STAIRS TO

BASEMENT ADU
ANY COMBINATION OF RETAINING

WALLS & FENCES SHALL NOT EXCEED
42" WITHIN A FRONT YARD SETBACK

OR 72" WITHIN A REAR OR SIDE YARD
SETBACK, MEASURED FROM (E) OR

FINISH GRADE, WHICHEVER IS LOWER

EXISTING POWER
POLE

NEW RESIDENCE
4115 78TH AVE.

MERCER ISLAND, WA 98040

LOCATION OF EXTERIOR HEAT
PUMP COMPONENTS

GENERATOR

MECH. EQUIP. IN SIDE YARD WILL NOT
EXCEED THE MAXIMUM PERMISSIBLE NOISE

LEVELS SET FORTH IN WAC 173-60-040

78TH AVE.

EXTERIOR
ENTRANCE TO ADU

9 3
4 "

ROOF INTRUSION INTO
REAR YARD SETBACK

NOT TO EXCEED 18"

5 3
4 "

REMOVE (E) TREES

REMOVE (E) TREES

REMOVE (E) TREES

CONCRETE DRIVEWAY

N46°40'46"W

18.42'

N4
8°

45
'49

"E
96

.85
'

S41°14'11"E
115.58'

S4
8°

45
'49

"W
67

.56
'

L = 101.46'

R = 331.42'

W. MERCER WAY

LEGEND:
FINISH CONTOUR LINES

SILT FENCE

POWER LINE

GAS LINE

P
GAS

WATER LINEW

SANITARY SEWER LINESS

STORM DRAIN LINESD

AREA OF HARDSCAPE

AREA OF LOT COVERAGE

DEMO CONTOUR LINES

TREE PROTECTION FENCING

12

*13

TAG FOR REGULATED TREE

TAG FOR EXCEPTIONAL TREE
CHECKED BY:

DRAWN BY:

7/31/2025

SHEET

R
EV

IS
IO

N
S:

SCALE: IF SHEET IS LESS THAN 24" x 36", IT IS
A REDUCED PRINT, REDUCE SCALE ACCORDINGLY

www.sturmanarchitects.com
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SITE PLANN
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25'-0"

REAR YARD SETBACK

EXISTING POWER
POLE

NEW RESIDENCE
4115 78TH AVE.

MERCER ISLAND, WA 98040
NOTES:
1. ALL REPLACEMENT TREES ARE TO
BE PLANTED IN ACCORDANCE WITH
MICC 19.10.070. TREES SHALL BE
PRIMARILY NATIVE TO THE PNW.
CONIFEROUS TREES SHALL BE AT
LEAST 6' TALL. DECIDUOUS TREES
SHALL BE AT LEAST 1.5" IN CALIPER.

OUTLINE OF
STRUCTURE
FOUNDATION

OUTLINE OF
STRUCTURE
FOUNDATION1
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W. MERCER WAY

78TH AVE.

20'-0"
FRONT YARD SETBACK

5'-0"
SIDE YARD
SETBACK

APPROX. EXTENT
OF EXCAVATION
SHOWN SHADED

APPROX. EXTENT
OF EXCAVATION
SHOWN SHADED
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TREE #1
REPLACEMENT

TREE #2
REPLACEMENT

TREE #3
REPLACEMENT

TREE #4
REPLACEMENT

TREE #5

REPLACEMENT
TREE #6

REPLACEMENT
TREE #7

REPLACEMENT
TREE #8

REPLACEMENT
TREE #9

REPLACEMENT
TREE #10

REPLACEMENT
TREE #11

REPLACEMENT
TREE #12

REPLACEMENT
TREE #13

REPLACEMENT
TREE #14

REPLACEMENT
TREE #15

REPLACEMENT
TREE #16

REPLACEMENT
TREE #17REPLACEMENT

TREE #18REPLACEMENT
TREE #19

REPLACEMENT
TREE #20

REPLACEMENT
TREE #21

REPLACEMENT
TREE #22 TEMP. TREE PROTECTION FENCE

SEPARATING CONSTRUCTION FROM
UNDISTURBED AREAS.  ALL VEGETATION
IN UNDISTURBED AREAS  SHALL REMAIN

IN PLACE DURING CONSTRUCTION.

TEMP. TREE PROTECTION
FENCE SEPARATING
CONSTRUCTION FROM
UNDISTURBED AREAS.  ALL
VEGETATION IN UNDISTURBED
AREAS  SHALL REMAIN IN PLACE
DURING CONSTRUCTION.

LEGEND:
FINISH CONTOUR LINES

SILT FENCE

POWER LINE

GAS LINE

P
GAS

WATER LINEW

SANITARY SEWER LINESS

STORM DRAIN LINESD

AREA OF HARDSCAPE

AREA OF LOT COVERAGE

DEMO CONTOUR LINES

TREE PROTECTION FENCING
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TAG FOR REGULATED TREE

TAG FOR EXCEPTIONAL TREE
CHECKED BY:

DRAWN BY:

7/31/2025
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SCALE: IF SHEET IS LESS THAN 24" x 36", IT IS
A REDUCED PRINT, REDUCE SCALE ACCORDINGLY
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SCALE: 1/8" = 1'-0"
EXCAVATION & REPLACEMENT TREE PLANN

ON-SITE:
22

TOTAL REQUIRED REPLACEMENT TREES = 27

TREE PROTECTION RECOMMENDATIONS:

INSTALL TREE PROTECTION FENCING CONSISTING OF 6-FOOT-TALL CHAIN-LINK FENCING
AT THE PROPOSED LIMITS OF EXCAVATION.

CUT ANY ROOTS EXPOSED BY EXCAVATION CLEANLY AND IMMEDIATELY BACKFILL TO
PREVENT DESICCATION.

NOTIFY THE PROJECT ARBORIST IF ANY ROOTS IN EXCESS OF 2-INCHES ARE EXPOSED BY
EXCAVATION SO THAT IMPACTS MAY BE REASSESSED.

CONSIDER INSTALLING A 4-INCH LAYER OF COARSE WOODY MULCH (ARBORIST
WOODCHIPS) TO THE CRITICAL ROOT ZONE OF TREES 3, 4, 21 TO MITIGATE CONSTRUCTION
STRESS AND IMPROVE SOIL STRUCTURE.

REPLACEMENT TREES:





FILTER FABRIC FENCE (SILT FENCE)

STABILIZED CONSTRUCTION ENTRANCE

CATCH BASIN INLET PROTECTION

LIMITS OF DISTURBANCE

TREE PROTECTION FENCING

STRAW WATTLES

MULCHING

USE AS NEEDED

O O O O O O O O O O O O O O O O

SF

CE CE

IP

TP

SW

MU USE AS NEEDED

N47°35'35"W

18.42'

S47
°51

'00
"W

96.8
5'

S42°09'00"E

115.58'

S47
°51

'00
"W

67.5
6'

78th Avenue SE

W. Mercer Way

#5

#6
#7

#8#9

#10

#11

#12

#14
#15

NON VIABLE

#16

#17

#18

NON SIG.

#20

#21

#22

NON VIABLE

DYING MAPLE

#3

#4
#13

#19

#23

NON SIG.

NON SIG.NON SIG.

27.5"FIR

9.5"MAP

20.5"MAP

6.5"FIR

15"MAP

10"MAP

6.5"FIR

10"FIR 6"MAD

27.5"FIR

10"MAP

32"FIR

16"MAP

11.5"MAP

22"FIR

10"MAP

16.5"MAP

34"FIR

32"MAP

6"MAD

26.5"FIR

17"CED

NON SIG.

NON SIG.

NON SIG.

#2
26.5"FIR

DYING MAPLE

HAZEL

JUV.FIR
DYING MAPLE

SET TBM
ELEV.=171.01'

x

RECOMMEND #22 REMOVAL
32 INCH MAPLE
SEE DISCUSSION-

DECLINING TREE, PENDING FAILURE
LIKELY

10 1005

SCALE: 1"=10'

20

(2-STORY + ADU BASMENT)
MAIN FLOOR = 174.5
BASEMENT = 164.3±

PROPOSED
RESIDENCE
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EX PP
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SS VIDEO

SOIL TEST PIT, TYP.
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EROSION CONTROL LEGEND

TESC PLAN
SSSS C1.0

APN 362350-0210

DRAFTED:          DESIGN:

DATE:NO. BYDATE REVISIONS DRAWING NO:

RKK HOUSE

2117

4115 78th AVE SE, MERCER ISLAND, WA 98040

APPLICANT
JOB#

JASON KOEHLER
RKK CONSTRUCTION
3056 70th AVENUE SE
MERCER ISLAND, WA  98040
206-236-2920

DIGITAL SIGNATURE

Jul 17, 2025

701 N 36TH STREET                                           SEATTLE, WA 98103
206.930.0342 DUFFY@CESOLUTIONS.US

TREE RETENTION PLAN

LEGAL DESCRIPTION
LOT 1 OF D.B. REPLAT OF ISLAND PARK, AS PER PLAT RECORDED IN VOLUME 13 OF PLATS,
PAGE 58, RECORDS OF KING COUNTY AUDITOR;

SITUATE IN THE CITY OF MERCER ISLAND, COUNTY OF KING, STATE OF WASHINGTON.

COMPOST AMENDED SOIL REQUIRED ON ALL LANDSCAPED AREAS AFTER CONSTRUCTION.
SEE DETAIL ON C3.5.

SOIL AMENDMENT REQUIRED
A POST CONSTRUCTION INSPECTION & CERTIFICATION OF AMENDED SOILS
IS REQUIRED BY A LICENSED CIVIL ENGINEER. THIS IS REQUIRED BEFORE
FINAL SIGN-OFF BY CITY.

SOIL INSPECTION REQUIRED

ORGANIC SOIL REQUIREMENT

MINIMUM 10% ORGANIC
MULCH &

COMPOST SOIL
REQUIRED



1. ANY CHANGES TO THE APPROVED PLANS REQUIRES CITY APPROVAL THROUGH A REVISION.

2. APPLICANT IS RESPONSIBLE FOR ANY DAMAGES TO UNDERGROUND UTILITIES CAUSED FROM
THIS CONSTRUCTION.

3. CATCH BASIN FILTERS SHOULD BE PROVIDED FOR ALL STORM DRAIN CATCH BASINS/INLETS
DOWNSLOPE AND WITHIN 500 FEET OF THE CONSTRUCTION AREA. CATCH BASIN FILTERS SHOULD
BE DESIGNED BY THE MANUFACTURER FOR USE AT CONSTRUCTION SITES AND APPROVED BY
THE CITY INSPECTOR. CATCH BASIN FILTERS SHOULD BE INSPECTED FREQUENTLY, ESPECIALLY
AFTER STORM EVENTS. IF THE FILTER BECOMES CLOGGED, IT SHOULD BE CLEANED OR
REPLACED.

4. CONTRACTORS SHALL VERIFY LOCATIONS AND DEPTHS OF UTILITES.

5. AT LEAST 48 HOURS PRIOR TO CONSTRUCTION, CALL "ONE CALL" AT 1.800.424.5555

6. DO NOT BACKFILL WITH NATIVE MATERIAL ON PUBLIC RIGHT-OF-WAY. ALL MATERIAL MUST BE
IMPORTED.

7. EROSION CONTROL:  ALL "LAND DISTURBING ACTIVITY" IS SUBJECT TO PROVISIONS OF MERCER
ISLAND ORDINANCE 95C-118 "STORM WATER MANAGEMENT." SPECIFIC ITEMS TO BE FOLLOWED
AT YOUR SITE:

8. PROTECT ADJACENT PROPERTIES FROM ANY INCREASED RUNOFF OR SEDIMENTATION DUE TO
THE CONSTRUCTION PROJECT THROUGH THE USE OF APPROPRIATE "BEST MANAGEMENT
PRACTICES" (BMP) EXAMPLES INCLUDE, BUT ARE NOT LIMITED TO, SEDIMENT TRAPS, SEDIMENT
PONDS, FILTER FABRIC FENCES, VEGETATIVE BUFFER STRIPS OR BIOENGINEERED SWALES.

9. CONSTRUCTION ACCESS TO THE SITE SHOULD BE LIMITED TO ONE ROUTE. STABILIZE ENTRANCE
WITH QUARRY SPALLS TO PREVENT SEDIMENT FROM LEAVING THE SITE OR ENTERING THE
STORM DRAINS.

10. PREVENT SEDIMENT, CONSTRUCTION DEBRIS, PAINTS, SOLVENTS, ETC., OR OTHER TYPES OF
POLLUTION FROM ENTERING PUBLIC STORM DRAINS. KEEP ALL POLLUTION ON YOUR SITE.

11. ALL EXPOSED SOILS SHALL REMAIN DENUDED FOR NO LONGER THAN SEVEN (7) DAYS AND SHALL
BE STABILIZED WITH MULCH, HAY, OR THE APPROPRIATE GROUND COVER. ALL EXPOSED SOILS
SHALL BE COVERED IMMEDIATELY DURING ANY RAIN EVENT.

12. INSTALLATION OF CONCRETE DRIVEWAYS, TREES, SHRUBS, IRRIGATION, BOULDERS, BERMS,
WALLS, GATES, AND OTHER IMPROVEMENTS ARE NOT ALLOWED IN THE PUBLIC RIGHT-OF-WAY
WITHOUT PRIOR APPROVAL, AND AN ENCROACHMENT AGREEMENT AND RIGHT OF WAY PERMIT
FROM THE SENIOR DEVELOPMENT ENGINEER.

13. OWNER SHALL CONTROL DISCHARGE OF SURFACE DRAINAGE RUNOFF FROM EXISTING AND NEW
IMPERVIOUS AREAS IN A RESPONSIBLE MANNER. CONSTRUCTION OF NEW GUTTERS AND
DOWNSPOUTS, DRY WELLS, LEVEL SPREADERS OR DOWNSTREAM CONVEYANCE PIPE MAY BE
NECESSARY TO MINIMIZE DRAINAGE IMPACT TO YOUR NEIGHBORS. CONSTRUCTION OF MINIMUM
DRAINAGE IMPROVEMENTS SHOWN OR CALLED OUT ON THIS PLAN DOES NOT IMPLY RELIEF FROM
CIVIL LIABILITY FOR YOUR DOWNSTREAM DRAINAGE.

14. POT HOLING THE PUBLIC UTILITIES IS REQUIRED PRIOR TO ANY GRADING ACTIVITIES LESS THAN
6" OVER THE PUBLIC MAINS (WATER, SEWER AND STORM SYSTEMS). IF THERE IS A CONFLICT, THE
APPLICANT IS REQUIRED TO SUBMIT A REVISION FOR APPROVAL PRIOR TO ANY GRADING
ACTIVITIES OVER THE PUBLIC MAINS.

15. REMEMBER: EROSION CONTROL IS YOUR FIRST INSPECTION.

16. ROOF DRAINS MUST BE CONNECTED TO THE STORM DRAIN SYSTEM AND INSPECTED BY THE
PUBLIC WORKS DEPARTMENT PRIOR TO ANY BACKFILLING OF PIPE.

17. SILENT FENCE: CLEAN AND PROVIDE REGULAR MAINTENANCE OF THE SILT FENCE. THE FENCE IS
TO REMAIN VERTICAL AND IS TO FUNCTION PROPERLY THROUGHOUT THE TERM OF THE PROJECT.

18. WORK IN PUBLIC RIGHT OF WAY REQUIRES A RIGHT-OF-WAY USE PERMIT.

19. REFER TO WATER SERVICE PERMIT FOR ACTUAL LOCATION OF NEW WATER METER AND SERVICE
LINE DETERMINED BY MERCER ISLAND WATER DEPARTMENT.

16. THE TV INSPECTION OF THE EXISTING SIDE SEWER TO THE CITY SEWER MAIN IS REQUIRED. IF THE
RESULT OF THE TV INSPECTION IS NOT IN SATISFACTORY CONDITION, AS DETERMINED BY THE
CITY OF MERCER ISLAND INSPECTOR, THE REPLACEMENT OF THE EXISTING SIDE SEWER IS
REQUIRED. ALTERNATELY, A PRESSURE TEST OF THE SIDE SEWER, FROM SEWER MAIN TO POINT
OF CONNECTION, MAY BE SUBSTITUTED FOR THE VIDEO INSPECTION.

20. NEWLY INSTALLED SIDE SEWER REQUIRES A 4 P.S.I. AIR TEST OR PROVIDE 10' OF HYDROSTATIC
HEAD TEST.

21. POT HOLING THE PUBLIC UTILITIES IS REQUIRED PRIOR TO ANY GRADING ACTIVITIES LESS THAN
6" OVER THE PUBLIC MAINS (WATER, SEWER AND STORM SYSTEMS). IF THERE IS A CONFLICT, THE
APPLICANT IS REQUIRED TO SUBMIT A REVISION FOR APPROVAL PRIOR TO ANY GRADING
ACTIVITIES OVER THE PUBLIC MAINS.

22. THE LIMITS AND EXTENDS OF THE PAVEMENT IN THE PUBLIC RIGHT OF WAY SHALL BE
DETERMINED BY THE CITY ENGINEER PRIOR TO FINALIZE THE PROJECT.

APRIL 1 TO SEPT 30
ALL DENUDED AREAS MUST BE STABILIZED WITHIN 7 DAYS OF CONSTRUCTION. PLEASE READ ALL CITY
TESC NOTES ON SHEET C1.2.

OCT 1 TO MARCH 31
ALL DENUDED AREAS MUST BE STABILIZED WITHIN 2 DAYS OF GRADING.  IF AN EROSION PROBLEM
ALREADY EXISTS ON THE SITE, OTHER COVER PROTECTION AND EROSION CONTROL WILL BE REQUIRED.

DENUDED AREAS REQUIREMENTS

A DETAILED CONSTRUCTION SEQUENCE IS NEEDED TO ENSURE THAT EROSION AND SEDIMENT CONTROL
MEASURES ARE APPLIED AT THE APPROPRIATE TIMES. A RECOMMENDED CONSTRUCTION SEQUENCE IS
PROVIDED BELOW:

1. HOLD AN ONSITE PRE-CONSTRUCTION MEETING.

2. POST SIGN WITH NAME AND PHONE NUMBER OF ESC SUPERVISOR (MAY BE CONSOLIDATED WITH THE
REQUIRED NOTICE OF CONSTRUCTION SIGN).

3. FLAG OR FENCE CLEARING LIMITS.

4. INSTALL CATCH BASIN PROTECTION, IF REQUIRED.

5. GRADE AND INSTALL CONSTRUCTION ENTRANCE(S).

6. INSTALL PERIMETER PROTECTION (SILT FENCE, BRUSH BARRIER, ETC.).

7. CONSTRUCT SEDIMENT PONDS AND TRAPS.

8. GRADE AND STABILIZE CONSTRUCTION ROADS.

9. CONSTRUCT SURFACE WATER CONTROLS (INTERCEPTOR DIKES, PIPE SLOPE DRAINS, ETC.)
SIMULTANEOUSLY WITH CLEARING AND GRADING FOR PROJECT DEVELOPMENT.

10. MAINTAIN EROSION CONTROL MEASURES IN ACCORDANCE WITH CITY OF MERCER ISLAND STANDARDS
AND MANUFACTURER'S RECOMMENDATIONS.

11. RELOCATE SURFACE SURFACE WATER CONTROLS OR TESC MEASURES, OR INSTALL NEW MEASURES
SO THAT AS SITE CONDITIONS CHANGE, THE TESC IS ALWAYS IN ACCORDANCE WITH CITY OF MERCER
ISLAND TESC REQUIREMENTS.

12. COVER ALL AREAS THAT WILL BE UN-WORKED FOR MORE THAN SEVEN DAYS DURING THE DRY
SEASON (MAY 1 TO SEPT 30) OR TWO DAYS DURING THE WET SEASON (OCT 1 TO APRIL 30) WITH STRAW,
WOOD FIBER MULCH, COMPOST, PLASTIC SHEETING, OR EQUIVALENT.

13. STABILIZE ALL AREAS WITHIN SEVEN DAYS OF REACHING FINAL GRADE.

14. SEED, SOD, STABILIZE, OR COVER ANY AREAS TO REMAIN UNWORKED FOR MORE THAN 30 DAYS.

15. UPON COMPLETION OF THE PROJECT, STABILIZE ALL DISTURBED AREAS AND REMOVE BMPS IF
APPROPRIATE.

RECOMMENDED CONSTRUCTION SEQUENCE
2021 KC SWDM D.4.1 STANDARD ESC PLAN NOTES

1. APPROVAL OF THIS EROSION AND SEDIMENTATION CONTROL (ESC) PLAN DOES NOT CONSTITUTE AN
APPROVAL OF PERMANENT ROAD OR DRAINAGE DESIGN (E.G., SIZE AND LOCATION OF ROADS, PIPES,
RESTRICTORS, CHANNELS, RETENTION FACILITIES, UTILITIES, ETC.).

2. THE IMPLEMENTATION OF THESE ESC PLANS AND THE CONSTRUCTION, MAINTENANCE, REPLACEMENT,
AND UPGRADING OF THESE ESC FACILITIES IS THE RESPONSIBILITY OF THE APPLICANT/ESC SUPERVISOR
UNTIL ALL CONSTRUCTION IS APPROVED.

3. THE BOUNDARIES OF THE CLEARING LIMITS SHOWN ON THIS PLAN SHALL BE CLEARLY FLAGGED BY
SURVEY TAPE OR FENCING, IF REQUIRED, PRIOR TO CONSTRUCTION (SWDM APPENDIX D). DURING THE
CONSTRUCTION PERIOD, NO DISTURBANCE BEYOND THE CLEARING LIMITS SHALL BE PERMITTED. THE
CLEARING LIMITS SHALL BE MAINTAINED BY THE APPLICANT/ESC SUPERVISOR FOR THE DURATION OF
CONSTRUCTION.

4. STABILIZED CONSTRUCTION ENTRANCES SHALL BE INSTALLED AT THE BEGINNING OF CONSTRUCTION
AND MAINTAINED FOR THE DURATION OF THE PROJECT. ADDITIONAL MEASURES, SUCH AS CONSTRUCTED
WHEEL WASH SYSTEMS OR WASH PADS, MAY BE REQUIRED TO ENSURE THAT ALL PAVED AREAS ARE
KEPT CLEAN AND TRACK OUT TO ROAD RIGHT OF WAY DOES NOT OCCUR FOR THE DURATION OF THE
PROJECT.

5. THE ESC FACILITIES SHOWN ON THIS PLAN MUST BE CONSTRUCTED PRIOR TO OR IN CONJUNCTION
WITH ALL CLEARING AND GRADING SO AS TO ENSURE THAT THE TRANSPORT OF SEDIMENT TO SURFACE
WATERS, DRAINAGE SYSTEMS, FLOW CONTROL BMP LOCATIONS (EXISTING AND PROPOSED),AND
ADJACENT PROPERTIES IS MINIMIZED.

6. THE ESC FACILITIES SHOWN ON THIS PLAN ARE THE MINIMUM REQUIREMENTS FOR ANTICIPATED SITE
CONDITIONS. DURING THE CONSTRUCTION PERIOD, THESE ESC FACILITIES SHALL BE UPGRADED AS
NEEDED FOR UNEXPECTED STORM EVENTS AND MODIFIED TO ACCOUNT FOR CHANGING SITE CONDITIONS
(E.G. ADDITIONAL COVER MEASURES, ADDITIONAL SUMP PUMPS, RELOCATION OF DITCHES AND SILT
FENCES, PERIMETER PROTECTION ETC.) AS DIRECTED BY KING COUNTY.

7. THE ESC FACILITIES SHALL BE INSPECTED DAILY BY THE APPLICANT/ESC SUPERVISOR AND
MAINTAINED TO ENSURE CONTINUED PROPER FUNCTIONING. WRITTEN RECORDS SHALL BE KEPT OF
WEEKLY REVIEWS OF THE ESC FACILITIES.

8. ANY AREAS OF EXPOSED SOILS, INCLUDING ROADWAY EMBANKMENTS, THAT WILL NOT BE DISTURBED
FOR TWO CONSECUTIVE DAYS DURING THE WET SEASON OR SEVEN DAYS DURING THE DRY SEASON
SHALL BE IMMEDIATELY STABILIZED WITH THE APPROVED ESC METHODS (E.G., SEEDING, MULCHING,
PLASTIC COVERING, ETC.).

9. ANY AREA NEEDING ESC MEASURES THAT DO NOT REQUIRE IMMEDIATE ATTENTION SHALL BE
ADDRESSED WITHIN SEVEN (7) DAYS.

10. THE ESC FACILITIES ON INACTIVE SITES SHALL BE INSPECTED AND MAINTAINED A MINIMUM OF ONCE A
MONTH DURING THE DRY SEASON, BI-MONTHLY DURING THE WET SEASON, OR WITHIN TWENTY FOUR (24)
HOURS FOLLOWING A STORM EVENT.

11. AT NO TIME SHALL MORE THAN ONE (1) FOOT OF SEDIMENT BE ALLOWED TO ACCUMULATE WITHIN A
CATCH BASIN. ALL CATCH BASINS AND CONVEYANCE LINES SHALL BE CLEANED PRIOR TO PAVING.  THE
CLEANING OPERATION SHALL NOT FLUSH SEDIMENT-LADEN WATER INTO THE DOWNSTREAM SYSTEM.

12. ANY PERMANENT RETENTION/DETENTION FACILITY USED AS A TEMPORARY SETTLING BASIN SHALL BE
MODIFIED WITH THE NECESSARY EROSION CONTROL MEASURES AND SHALL PROVIDE ADEQUATE
STORAGE CAPACITY. IF THE FACILITY IS TO FUNCTION ULTIMATELY AS AN INFILTRATION SYSTEM, THE
TEMPORARY FACILITY MUST BE ROUGH GRADED SO THAT THE BOTTOM AND SIDES ARE AT LEAST THREE
FEET ABOVE THE FINAL GRADE OF THE PERMANENT FACILITY. FLOW CONTROL BMP AREAS (EXISTING OR
PROPOSED) SHALL NOT BE USED AS TEMPORARY FACILITIES AND SHALL BE PROTECTED FROM
SEDIMENTATION AND INTRUSION.

13. COVER MEASURES WILL BE APPLIED IN CONFORMANCE WITH APPENDIX D OF THE KING COUNTY
SURFACE WATER DESIGN MANUAL.

14. PRIOR TO THE BEGINNING OF THE WET SEASON (OCT. 1), ALL DISTURBED AREAS SHALL BE REVIEWED
TO IDENTIFY WHICH ONES CAN BE SEEDED IN PREPARATION FOR THE WINTER RAINS. DISTURBED AREAS
SHALL BE SEEDED WITHIN ONE WEEK OF THE BEGINNING OF THE WET SEASON. A SKETCH MAP OF THOSE
AREAS TO BE SEEDED AND THOSE AREAS TO REMAIN UNCOVERED SHALL BE SUBMITTED TO THE
DLS-PERMITTING INSPECTOR.

2021 KC SWDM D.4.1 STANDARD SWPPS PLAN NOTES:

1. ALL POLLUTANTS, INCLUDING WASTE MATERIALS, THAT OCCUR ONSITE SHALL BE HANDLED AND
DISPOSED OF IN A MANNER THAT DOES NOT CAUSE CONTAMINATION OF STORMWATER.

2. COVER, CONTAINMENT, AND PROTECTION FROM VANDALISM SHALL BE PROVIDED FOR ALL CHEMICALS,
LIQUID PRODUCTS, PETROLEUM PRODUCTS, AND NON-INERT WASTES PRESENT ON THE SITE (SEE
CHAPTER 173-304 WAC FOR THE DEFINITION OF INERT WASTE). ONSITE FUELING TANKS SHALL INCLUDE
SECONDARY CONTAINMENT.

3. MAINTENANCE AND REPAIR OF HEAVY EQUIPMENT AND VEHICLES INVOLVING OIL CHANGES,
HYDRAULIC SYSTEM DRAIN DOWN, SOLVENT AND DE-GREASING CLEANING OPERATIONS, FUEL TANK
DRAIN DOWN AND REMOVAL, AND OTHER ACTIVITIES WHICH MAY RESULT IN DISCHARGE OR SPILLAGE OF
POLLUTANTS TO THE GROUND OR INTO STORMWATER RUNOFF MUST BE CONDUCTED USING SPILL
PREVENTION MEASURES, SUCH AS DRIP PANS. CONTAMINATED SURFACES SHALL BE CLEANED
IMMEDIATELY FOLLOWING ANY DISCHARGE OR SPILL INCIDENT.  EMERGENCY REPAIRS MAY BE
PERFORMED ONSITE USING TEMPORARY PLASTIC PLACED BENEATH AND, IF RAINING, OVER THE VEHICLE.

4. APPLICATION OF AGRICULTURAL CHEMICALS, INCLUDING FERTILIZERS AND PESTICIDES, SHALL BE
CONDUCTED IN A MANNER AND AT APPLICATION RATES THAT WILL NOT RESULT IN LOSS OF CHEMICAL TO
STORMWATER RUNOFF. MANUFACTURERS' RECOMMENDATIONS FOR APPLICATION RATES AND
PROCEDURES SHALL BE FOLLOWED.

5. MEASURES SHALL BE USED TO PREVENT OR TREAT CONTAMINATION OF STORMWATER RUNOFF BY PH
MODIFYING SOURCES. THESE SOURCES INCLUDE, BUT ARE NOT LIMITED TO, BULK CEMENT, CEMENT KILN
DUST, FLY ASH, NEW CONCRETE WASHING AND CURING WATERS, WASTE STREAMS GENERATED FROM
CONCRETE GRINDING AND SAWING, EXPOSED AGGREGATE PROCESSES, AND CONCRETE PUMPING AND
MIXER WASHOUT WATERS. STORMWATER DISCHARGES SHALL NOT CAUSE OR CONTRIBUTE TO A
VIOLATION OF THE WATER QUALITY STANDARD FOR PH IN THE RECEIVING WATER.

EROSION CONTROL NOTES
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-4" STORM DRAIN (3034 PVC) @ MIN 1 % GRADE. USE HDPE DUAL WALL OR
EQUIVALENT WHEN PIPE COVER <24" IN PAVED AREAS.

-4" FOUNDATION DRAIN (3034 PVC) @ MIN 1 % GRADE

-6" STORM DRAIN (3034 PVC) @ MIN 2 % GRADE. USE HDPE DUAL WALL OR
EQUIVALENT WHEN PIPE COVER <24" IN PAVED AREAS.

-8" STORM DRAIN. (SDR 35 PVC OR EQUAL). SEE PROFILE FOR GRADE. USE HDPE
DUAL WALL OR EQUIVALENT WHEN PIPE COVER <24" IN PAVED AREAS.

-12" STORM DRAIN (SDR 35 PVC; or HDPE N12;  OR EQUAL).

-STORM DRAIN FORCE MAIN @ MIN. 30" DEPTH. SEE PLAN FOR DIAMETER.
SUITABLE PIPE OPTIONS INCLUDE SIDR-7 PE 250 PSI OR EQUAL

-6" SURFACE MOUNTED PIPE ANCHOR.

-XX

-BED & TRENCH PIPE. COMPACT TRENCH TO 95 % STD PROCTOR UNDER PAVED
AREAS.

22

STORM DRAIN PIPE KEY NOTES

-6" PVC SIDE SEWER PER MERCER ISLAND STANDARD DETAIL S-17

-4" SS ON PRIVATE PROPERTY: SDR 35 PVC SANITARY SEWER(SS) @ MIN 1.0 %.

-

-6" SEWER CLEANOUT PER MERCER ISLAND DETAIL S-19 .

-LOCATE AND VIDEO CONDITION OF EXISTING SANITARY SIDE SEWER. REPLACE
LINE IF FOUND DEFECTIVE AS DETERMINED BY CITY INSPECTOR.

1

SANITARY SEWER IMPROVEMENTS

2

3

4

21

20

31

STORM STRUCTURE KEY NOTES
30

32

33

-TYPE 1 CB WITH STANDARD GRATE. MAX 5' RIM TO FL DEPTH. PROVIDE RISOR
WITH TURNED-DOWN ELBOW FOR IMPROVED WATER QUALITY FUNCTION.

-TYPE 1 CB WITH VANED LID. MAX 5' RIM TO FL DEPTH.

-TYPE 1 CB WITH SOLID LID

-TYPE 40 CB (OR EQUAL), SPILL CONTROL STYLE. PROVIDE RISOR WITH
TURNED-DOWN ELBOW

-TYPE 2 CATCH BASIN. SEE PROFILE FOR RIM/INVERT

-PRIVATE 18" YARD DRAIN (OR EQUAL) WITH SOLID LID

-6" WIDE NDS DURASLOPE CHANNEL DRAIN KIT OR EQUAL. CLASS B VEHICLE
RATED GRATE.

-DURASLOPE CATCH BASIN WITH TRASH BUCKET (OR EQUAL)

-PRIVATE STORM CLEANOUT. PROVIDE PROTECTIVE COVER IF WARRANTED.

-SADDLE-TEE CONNECTION: ROMAC CB SEWER SADDLE (OR EQUAL)

-TYPE 40 PRIVATE CATCH BASIN OR EQUAL. PROVIDE RISOR WITH TURNED-DOWN
ELBOW FOR IMPROVED WATER QUALITY FUNCTION.

-54" ID TYPE 2 MH CONTROL STRUCTURE WITH SOLID LID. SEE ALL DETAILS AND
PROFILE C4.0.

-48" ID DUPLEX STORM PUMP STRUCTURE. SOLID LID. SEE PROIFLE C4.0 FOR
DEPTH CALCULATION. SEE PUMP CYCLE FLOATS FOR 18" PUMP CYCLE. SEE
PUMP SPECS ON SHEET C4.0.

-PUMPS: DUPLEX STORM PUMPS REQUIRED, SEE PLAN FOR PUMP SUGGESTION.
COORDINATE PUMP PACKAGE AND CONTROLLER WITH PUMP SUPPLIER (FOWLER
PUMP OR EQUAL).

-DETENTION PIPE: DUAL WALL HDPE OR ALUMINIZED CMP @ 0.5 % GRADE. SEE
PLAN FOR SIZE AND CONFIGURATION. SEE PROFILE, NOTES, AND DETAILS ON
C4.0.

-FOOTING DRAIN SUMP PUMP: USE 1/3 HP HYDROMATIC SUMP PUMP OR EQUAL.
120V, 1/3 HP, SINGLE PHASE, 8.0 AMP 1-1/2" DISCHARGE. PLACE IN 24" GREEN
ULTRA-RIB PVC PIPE OR EQUAL.

-DETENTION PIPE: ALUMINIZED CMP @ 0.5 % GRADE. SEE PLAN FOR SIZE AND
CONFIGURATION. SEE PROFILE, NOTES, AND DETAILS ON C4.0.

-54" DIA TYPE 2 MH PUMP BASIN FOR DUPLEX STORM PUMPS

34

35

36

40

7

SURVEYOR

25

23

24

39

LEGAL DESCRIPTION

41

43

46

VERTICAL DATUM

48

STORM BMP's

TOPOGRAPHIC SURVEY BY:

SEE C1.0

SEE SURVEY

COMPOST AMENDED SOIL REQUIRED ON ALL LANDSCAPED AREAS
AFTER CONSTRUCTION. SEE DETAIL ON C3.5.

SOIL AMENDMENT REQUIRED

A POST CONSTRUCTION INSPECTION & CERTIFICATION OF AMENDED SOILS IS
REQUIRED BY A LICENSED CIVIL ENGINEER.  THIS IS REQUIRED BEFORE FINAL
PERMIT & CERT. OF OCCUPANCY SIGN-OFF BY CITY.

SOIL CERTIFICATION REQUIRED

11

10
WATER IMPROVEMENTS

-RESIDENTIAL 1" WATER SERVICE & METER PIT. CONFIRM REQUIRED SIZE WITH
BUILDING PERMIT REVIEW. INSTALL PER MERCER ISLAND DETAIL W-13, W-14,
OR W-14A

-1.5" 250 PSI PRIVATE HDPE WATER (ASTM D2239) FROM METER TO HOUSE.
RECOMMENDED DEPTH=36". COORDINATE HOUSE ENTRY WITH
BUILDER/OWNER.

-EXISTING WATER METER BOX IN NEW DRIVEWAY LOCATION
UPGRADE TO TRAFFIC-RATED LID AT REVISED DRIVEWAY GRADE.

-NEW 1" METER DROP AT EXISTING LOCATION

12

14

52

50

53

-COMPOST AMENDED SOIL TO ALL DISTURBED AREAS (SEE DETAIL SHEET C3.5).
TILL 2-3" OF COMPOST INTO UPPER 8" OF SOIL. LOOSEN COMPACTED SUBSOIL, IF
NEEDED BY RIPPING TO 12" DEPTH. MULCH LANDSCAPE BEDS AFTER PLANTING.

-RAIN GARDEN PER COB NDP-23 DETAIL.

-SPLASHBLOCK DIRECTED AWAY FROM STRUCTURE.  MAXIMUM 700 sf ROOF PER
DOWNSPOUT.  MINIMUM 50 LF FLOWPATH TO PL REQUIRED.

-DISPERSAL TRENCH PER BELLEVUE DETAIL NDP-22.  SEE PLAN FOR LENGTH. SEE
DETAIL ON SHEET C3.5.

-INFILTRATION DRYWELL. SEE C3.5 FOR DETAIL. SEE PLAN FOR SIZE.

-SHALLOW INFILTRATION TRENCH PER BELLEVUE DETAIL NDP-23. SEE PLAN FOR
DIMENSIONS. SEE SIZING TABLE THIS SHEET BASED ON SOIL TYPE. OR RATE.

-PERFORATED TIGHTLINE TRENCH PER COB DETAIL NDP-25, SHEET 3.5

-PERMEABLE PAVER SURFACE (PATIO) PER DOE DETAIL.  MIN. 4" DEEP RESERVOIR
COURSE. SEE DETAIL ON C3.5.

-SHEET FLOW DISPERSION WITH 10' MIN VEGETATED FLOW PATH ADJACENT TO
DRIVE.  SEE DETAIL ON SHEET C3.5.

51

54

55

57

56

58

CRONES LAND SURVEYING
23806 190th AVENUE SE
KENT, WA  98042
PHONE 425-432-5930
www.crones.com

SOILS
SEE NOV. 2024 REPORT BY EARTH SOLUTIONS NW
SITE UNDERLAIN BY GLACIAL TILL
INFILTRATION IS NOT RECOMMENDED

37

MINIMUM 10% ORGANIC -
COMPOST & MULCH SOIL REQUIRED

47
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COMPOST AMENDED SOIL REQUIRED ON ALL LANDSCAPED AREAS AFTER
CONSTRUCTION. SEE DETAIL BELOW.

SOIL AMENDMENT REQUIRED

A POST CONSTRUCTION INSPECTION & CERTIFICATION OF AMENDED SOILS IS REQUIRED BY A
LICENSED CIVIL ENGINEER.
THIS IS REQUIRED BEFORE FINAL SIGN-OFF BY CITY.

SOIL INSPECTION REQUIRED BY ENGINEER

MINIMUM 10% ORGANIC -
COMPOST SOIL REQUIRED

DIFFUSER TEE DISCHARGE
SOURCED FROM CITY OF KIRKLAND STANDARD DETAILS

PERVIOUS PAVER SECTION COMPOST AMENDED SOIL SPEC



140

144

148

152

156

160

164

168

172

176

10+0011+00

15
8.0

16
9.6

17
5.7

17
7.4

144

148

152

156

160

164

168

172

176

6"

48" -> 36" REDUCER

EG

BULKHEAD TYP

TANK FABRICATION BY CONTECH (OR EQUAL)
CONTRACTOR FORWARD FABRICATION DRAWINGS

TO ENGINEER FOR APPROVAL

CO
NT

RO
L 

ST
RU

CT
UR

E

IE
 =

 16
3.4

IE
 =

 16
3.5

2
C4.0

RI
M=

16
9.5

RESTRICTOR PLATE
0.5" Ø ORIFICE

ELBOW RESTRICTOR
1.3"Ø ORIFICE @  2.9 FT ABOVE IE OUT

TOP OF RISER
=4.3' ABOVE IE OUT

LINE OF LOWER LEVEL OF HOUSE
162.7±

LINE OF GARAGE FFE (REF ONLY)

174.5±

SEE C2.0 FOR PLAN VIEW

42 LF DETENTION PIPE @ 0.5%

DETENTION PROFILE AND DETAILSSSS C4.0
APN 362350-0210

DRAFTED:          DESIGN:

DATE:NO. BYDATE REVISIONS DRAWING NO:

RKK HOUSE

2117

4115 78th AVE SE, MERCER ISLAND, WA 98040

APPLICANT
JOB#

JASON KOEHLER
RKK CONSTRUCTION
3056 70th AVENUE SE
MERCER ISLAND, WA  98040
206-236-2920

DIGITAL SIGNATURE

Jul 17, 2025

701 N 36TH STREET                                           SEATTLE, WA 98103
206.930.0342 DUFFY@CESOLUTIONS.US

MERCER ISLAND DETENTION DETAIL

DETENTION PROFILE

IMPERVIOUS TABLE - STORMWATER

SCALE: HORIZONTAL 1"=10', VERTICAL 1"=5'

MERCER ISLAND DETENTION "TABLE 1"

SEE PROFILE
THIS SHEET

MIN. 12" RISER

2

1
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WALL PARTITION TYPES:        
(SEE STRUCTURAL SHEETS FOR SHEARWALLS.N.T.S.

1HR. FIRE RATED GARAGE WALL

TYPICAL INTERIOR PARTITION
U.N.O. ALL INTERIOR WALL SHALL BE 2x4 WOOD STUDS
@ 16" O.C. w/ 5/8" GYPSUM WALLBOARD EACH SIDE.

TYPICAL EXTERIOR WALL
EXTERIOR WALL FINISH o/  CONTINUOUS R-5 RIGID
INSULATION o/ (2) LAYERS 60# BLDG. PAPER OR WRB o/
SHEATHING PER STRUCT o/ 2x6 WOOD STUDS AT 16" O.C.
w/ 5/8" w/ GYPSUM WALLBOARD AT INTERIOR & R-21 BATT
INSULATION EXCEPT EXT. OF GARAGE

5/8" GYPSUM WALLBOARD @ INTERIOR o/ 2X6 WOOD STUDS
@ 16" O.C. w/ R-21 BATT INSULATION w/ CONTINUOUS R-5
RIGID INSULATION w/ (1) LAYER 5/8" TYPE 'X' GWB PANEL
NAILED 7" O.C.-1 7/8" CEM CTD NAILS- JOINTS EXP OR FIN -
PERIM CAULKED- UL DES U305 & U314- JOINTS FIN

DRAINAGE MAT O/ WATERPROOFING ON CONC. WALL W/
2x4 P.T. WOOD STUDS SPACED 2" OFF CONC. WALL @ 16"
O.C. w/ 1/2" GYPSUM WALLBOARD AT INTERIOR. PROVIDE
R-21 BATT INSULATION.

TYPICAL BASEMENT WALL

2HR. FIRE RATED INTERIOR WALL
2X6 WOOD STUDS @ MAX 24" O.C. W/ DOUBLE TOP PLATES,
SINGLE SILL PLATE; INTERIOR & EXTERIOR SIDE COVERED
W/ (2) LAYERS OF 5/8" TYPE X GYPSUM WALLBOARD, 4'
WIDE, APPLIED HORIZ., W/ VERTICAL JOINTS OVER STUDS.
BASE LAYER FASTENED W/ 2-1/4" TYPE S DRYWALL
SCREWS, SPACED 24" O.C. & FACE LAYER FASTENED W/
TYPE S DRYWALL SCREWS, SPACED 8" O.C., WALLBOARD
JOINTS COVERED W/ PAPER TAPE & JOINT COMPOUND,
FASTENER HEADS COVERED W/ JOINT COMPOUND. CAVITY
FILLED W/ 5.5" MINERAL WOOL INSULATION. 2021 IBC 721.1(2)
ITEM 15.1.16.

A2.0

LO
W

ER
 F

LO
O

R
 P

LA
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KE

BJS

SCALE: 1/4" = 1'-0"
LOWER FLOOR PLAN1

CRAWLSPACE VENTING:

(AREA) 97 SF / 300 = .32 SF VENTING REQ'D.
.32 SF X 144 = 46.08 SQ. IN.
68 SQ. IN. STND. VENT.
34.56 / 68 = .68 VENTS REQ.
2 VENTS WILL BE PROVIDED TO ALLOW FOR
CROSS-VENTILATION

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

*FLOOR PLAN NOTES*

1. THERE IS ONLY TO BE (1) AADU PERMITTED.

2. THE AREA OF THE AADU (SHOWN SHADED) = 603 SF.

3. ONE OFF-STREET PARKING SPOT WILL BE ALLOTTED FOR AADU USE.

4. A SEPARATE LOCKING EXTERIOR ACCESS TO AADU, SEPARATE FROM
ENTRY TO MAIN  RESIDENCE, WILL BE PROVIDED.

5. FIRE ALARMS IN AADU WILL BE INTERCONNECTED WITH THOSE OF
THE MAIN RESIDENCE.

6. AADU TO HAVE SEPARATE ZONE ON HVAC, WITH INDEPENDENT
CONTROL OVER ITS OPERATION IN ITS ZONE.

7. PROVIDE A PROGRAMMABLE THERMOSTATE FOR THE HVAC SYSTEM
WITHIN EACH DWELLING UNIT.
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90 CFM

SMOKE & CARBON MONOXIDE
DETECTOR, HARDWIRED W/
BATTERY BACKUP, TYP., PER
IRC SECTION R315

600 CFM

HD

HEAT ALARM / DETECTOR RATED FOR
AMBIENT OUTDOOR TEMPERATURE
AND HUMIDITY TO BE INSTALLED PER
2021 IRC R314.2.3 REQS &
INTERCONNECTED TO SMOKE ALARM
SYSTEM

600 CFM MIN. AUTOMATIC MAKE-UP
AIR DAMPER - BROAN OR EQUAL.

DAMPER SWITCHED TO OPEN WHEN
HOOD FAN ACTIVATED, PER IRC

SECTION M1503.4

SLOPE
1/8" PER FOOT

1 HR. FIRE RATING
PROVIDE (1) LAYER 5/8" TYPE 'X'
GWB, FIRE TAPED, ON CEILING
AND ALL WALLS OF GARAGE.

SLOPE
1/8" PER FOOT
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WOOD FRAMED
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DIRECT VENT GAS
FIREPLACE, VENTED FROM

TOP OF UNIT UP THRU
CHIMNEY. EQUIPMENT WILL
BE ZERO-CLEARANCE UNIT

WOOD FRAMED
BUILT-OUT COLUMNS W/

INTERNAL POST, TYP.

BUILT-OUT SOFFIT (SHOWN
HATCHED) W/ INTERNAL
BEAM PER STRUCT.

2X6 WALL
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LINE OF UPPER
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NEW GUARDRAIL AT 36" AFF TO RESIST
200LB FORCE IN ANY DIRECTION

W/ VERTICAL PICKETS AT 4" O.C. TO
RESIST 50PSF
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REQS, TO RESIST 200# FORCE IN
ANY DIRECTION, TYP.
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13
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SCALE: 1/4" = 1'-0"
MAIN FLOOR PLAN1

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

1HR. FIRE RATED GARAGE WALL

TYPICAL INTERIOR PARTITION
U.N.O. ALL INTERIOR WALL SHALL BE 2x4 WOOD STUDS
@ 16" O.C. w/ 5/8" GYPSUM WALLBOARD EACH SIDE.

TYPICAL EXTERIOR WALL
EXTERIOR WALL FINISH o/  CONTINUOUS R-5 RIGID
INSULATION o/ (2) LAYERS 60# BLDG. PAPER OR WRB o/
SHEATHING PER STRUCT o/ 2x6 WOOD STUDS AT 16" O.C.
w/ 5/8" w/ GYPSUM WALLBOARD AT INTERIOR & R-21 BATT
INSULATION EXCEPT EXT. OF GARAGE

5/8" GYPSUM WALLBOARD @ INTERIOR o/ 2X6 WOOD STUDS
@ 16" O.C. w/ R-21 BATT INSULATION w/ CONTINUOUS R-5
RIGID INSULATION w/ (1) LAYER 5/8" TYPE 'X' GWB PANEL
NAILED 7" O.C.-1 7/8" CEM CTD NAILS- JOINTS EXP OR FIN -
PERIM CAULKED- UL DES U305 & U314- JOINTS FIN

DRAINAGE MAT O/ WATERPROOFING ON CONC. WALL W/
2x4 P.T. WOOD STUDS SPACED 2" OFF CONC. WALL @ 16"
O.C. w/ 1/2" GYPSUM WALLBOARD AT INTERIOR. PROVIDE
R-21 BATT INSULATION.

TYPICAL BASEMENT WALL
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SCALE: 1/4" = 1'-0"
UPPER FLOOR PLAN1

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

1HR. FIRE RATED GARAGE WALL

TYPICAL INTERIOR PARTITION
U.N.O. ALL INTERIOR WALL SHALL BE 2x4 WOOD STUDS
@ 16" O.C. w/ 5/8" GYPSUM WALLBOARD EACH SIDE.

TYPICAL EXTERIOR WALL
EXTERIOR WALL FINISH o/  CONTINUOUS R-5 RIGID
INSULATION o/ (2) LAYERS 60# BLDG. PAPER OR WRB o/
SHEATHING PER STRUCT o/ 2x6 WOOD STUDS AT 16" O.C.
w/ 5/8" w/ GYPSUM WALLBOARD AT INTERIOR & R-21 BATT
INSULATION EXCEPT EXT. OF GARAGE

5/8" GYPSUM WALLBOARD @ INTERIOR o/ 2X6 WOOD STUDS
@ 16" O.C. w/ R-21 BATT INSULATION w/ CONTINUOUS R-5
RIGID INSULATION w/ (1) LAYER 5/8" TYPE 'X' GWB PANEL
NAILED 7" O.C.-1 7/8" CEM CTD NAILS- JOINTS EXP OR FIN -
PERIM CAULKED- UL DES U305 & U314- JOINTS FIN

DRAINAGE MAT O/ WATERPROOFING ON CONC. WALL W/
2x4 P.T. WOOD STUDS SPACED 2" OFF CONC. WALL @ 16"
O.C. w/ 1/2" GYPSUM WALLBOARD AT INTERIOR. PROVIDE
R-21 BATT INSULATION.

TYPICAL BASEMENT WALL

POCHE LEGEND:

AREA OF ROOF BELOW

AREA OF CEILING
TALLER THAN 16'
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SCALE: 1/4" = 1'-0"
ROOF PLAN1

ROOF VENT CALCULATIONS
CODE REQUIREMENT CALCULATIONS ACTUAL

DESCRIPTION SF AREA REQ. VENTING VENT TYPE
X

VENT L.F.
=

TOTAL
X

SF CONVERT.
X

80% EFF
 PER SF AREA VENT AREA 1/144 FACTOR TOTAL

150 300 RIDGE SOFFIT SQ. IN.

ROOF A 1,809

28 SQ.IN./FT. 160 3840 26.67 21.33 28.39

12.06 1.5" VENT

12 SQ.IN/FT. 105.92 1271.04 8.83 7.06

CONTINUOUS

ROOF B 343

18 SQ.IN./FT. 57.17 1029.06 7.15 5.72 5.72

2.29 1.5" VENT

12 SQ.IN/FT. 0 0.00 0.00

CONTINUOUS

ROOF C 263

18 SQ.IN./FT. 67 1206 8.38 6.70 6.87

1.75 1.5" VENT

12 SQ.IN/FT. 2.5 30 0.21 0.17

CONTINUOUS

ROOF D 112

18 SQ.IN./FT. 25.42 457.56 3.18 2.54 2.54

0.75 1.5" VENT

12 SQ.IN/FT. 0 0.00 0.00

CONTINUOUS

ROOF E 130

18 SQ.IN./FT. 22 396 2.75 2.20 2.93

0.87 1.5" VENT

12 SQ.IN/FT. 11 132 0.92 0.73

CONTINUOUS

ROOF F 116

18 SQ.IN./FT. 15.5 279 1.94 1.55 2.08

0.77 1.5" VENT

12 SQ.IN/FT. 8 96 0.67 0.53

CONTINUOUS
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(E) & FINISH GRADE(E) GRADE

FINISH GRADE(E) GRADE FINISH GRADE

(E) & FINISH GRADE

HARDIE PLANK
SIDING, PTD.

METAL GUTTER ON
WOOD FASCIA

STANDING SEAM
METAL ROOF

ALUMINUM & CABLE GUARDRAIL
W/ CABLES @ 4" OC @ 36" ABOVE

FINISH GRADE INSTALLED PER
MANUFACTURER'S REQS, TO

RESIST 200# FORCE IN ANY
DIRECTION, TYP.

CONC. STEPS TO
ADU ENTRANCE

HARDIE PLANK SIDING, PTD.

METAL GUTTER ON
WOOD FASCIA

ADHERED STONE
VENEER ON WOOD
FRAMED CHIMNEY

COMP SHINGLE ROOF

ADHERED STONE
VENEER AT ENTRY

ADHERED STONE
VENEER

WOOD BAND
TRIM, PTD.

ADHERED STONE
VENEER

METAL GUTTER ON
WOOD FASCIA

STANDING SEAM
METAL ROOF

HARDIE PLANK
SIDING, PTD.

METAL GUTTER ON
WOOD FASCIA

LINE OF LOWER FLOOR

DECORATIVE
METAL SHROUD

ALUMINUM DOWNSPOUT
TIGHTLINED TO

STORMWATER SYSTEM, TYP.
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(E) GRADE

FINISH GRADE

(E) & FINISH GRADE

(E) & FINISH GRADE

DECORATIVE
METAL SHROUD

STANDING SEAM
METAL ROOF

METAL GUTTER ON
WOOD FASCIA

HARDIE PLANK
SIDING, PTD.

WOOD BAND TRIM,
PTD.

RETAINING WALL
BEYOND

HARDIE PLANK
SIDING, PTD.

METAL GUTTER ON
WOOD FASCIA

COMP SHINGLE ROOF ADHERED STONE
VENEER ON WOOD
FRAMED CHIMNEY

BUILT-OUT WOOD COLUMN
W/ INTERNAL POST AND
WOOD TRIM, PTD., TYP.

CONC. SLAB ON
GRADE PATIO

WOOD TRIM, PTD.

SKYLIGHTS

ADHERED STONE
VENEER AT WOOD
FRAMED CHIMNEY

LINE OF LOWER FLOOR

HARDIE PLANK
SIDING, PTD.

METAL GUTTER ON
WOOD FASCIA

STANDING SEAM
METAL ROOF

HARDIE PLANK
SIDING, PTD.

METAL GUTTER ON
WOOD FASCIA

EGRESS WINDOW
WELL

ALUMINUM & CABLE
GUARDRAIL W/ CABLES @
4" OC @ 36" ABOVE FINISH
GRADE INSTALLED PER
MANUFACTURER'S REQS,
TO RESIST 200# FORCE IN
ANY DIRECTION, TYP.

ALUMINUM DOWNSPOUT
TIGHTLINED TO

STORMWATER SYSTEM, TYP.
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SCALE: 1/4" = 1'-0"
FRONT EXTERIOR ELEVATION1

SCALE: 1/4" = 1'-0"
REAR EXTERIOR ELEVATION2
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FRAMED CHIMNEY
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ENTRY ROOF
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ADHERED STONE
VENEER

METAL GUTTER ON
WOOD FASCIA

LINE OF PATIO
BEYOND

BUILT-OUT WOOD COLUMN
W/ INTERNAL POST AND
WOOD TRIM, PTD., TYP.

WOOD TRIM, PTD.

METAL GUTTER ON
WOOD FASCIA

CHIMNEY BEYOND

HARDIE PLANK SIDING, PTD.

HARDIE PLANK
SIDING, PTD.

METAL GUTTER ON
WOOD FASCIA

COMP SHINGLE ROOF

ALUMINUM DOWNSPOUT
TIGHTLINED TO
STORMWATER SYSTEM, TYP.
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ENTRY ROOF BEYOND

METAL GUTTER ON
WOOD FASCIA

COMP SHINGLE ROOF

DECORATIVE
METAL SHROUD

ADHERED STONE
VENEER ON WOOD
FRAMED CHIMNEY

HARDIE PLANK SIDING,
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WOOD BAND TRIM, PTD.
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SCALE: 1/4" = 1'-0"
EXTERIOR ELEVATION3

SCALE: 1/4" = 1'-0"
EXTERIOR ELEVATION4



UNHEATED
ATTIC SPACE UNHEATED

ATTIC SPACE

UNHEATED
CRAWLSPACE

10-MIL POLYETHYLENE
OR APPROVED EQ.

VAPOR RETARDER WITH
JOINTS LAPPED NOT

LESS THAN 6", TYP AT
ALL CRAWL SPACES

EL. = 173.57'
BUILD. ELEV.

AVERAGE

EL. = 203.57
HEIGHT LIMIT

BUILDING

30
'-0

"

EL. = 174.5'
T.O. SUBFLOOR

(MAIN FLR)

EL. = 184.5'
T.O. PLATE
(MAIN FLR)

EL. = 185.73'
T.O. SUBFLOOR

(SECOND FLR)

EL. = 194.73'
T.O. PLATE

(SECOND FLR)
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'-0

"
1'-

23
4"

9'-
0"

EL. = 173.27'
T.O. PLATE

(LOWER FLR) 1'-
23

4"

EL. = 164.27'
T.O. SLAB

(LOWER FLR)

9'-
0"

EL. = 202.73'
T.O. RIDGE
(FRAMING)

8'-
0"

TYP. BELOW GRADE WALL
CONSTRUCTION:

DRAINAGE MAT O/
SPRAY-ON WATERPROOFING O/

CONCRETE WALL PER STRUCT. O/
2X4 STUD WALL 2" OFF CONC WALL O/

R-21 BATT INSULATION O/
5/8" PAINTED GWB

TYP. EXTERIOR
WALL CONSTRUCTION:

SIDING PER EXTERIOR ELEVATIONS O/
CONTINUOUS R-5 RIGID INSULATION O/

(2) LAYERS 60 MIN. BLDG. PAPER OR WRB O/
EXTERIOR SHEATHING PER STRUCT. O/

2x6 STUDS @ 16" O.C. W/
R-21 KRAFT FACED BATT INSULATION O/

5/8" PAINTED GWB

TYPICAL ROOF
CONSTRUCTION:

COMP SHINGLE ROOFING O/
UNDERLAYMENT OR 30# BUILDING FELT O/

SHEATHING PER STRUCTURAL O/
TRUSSES OR JOISTS PER STRUCT. W/

R-60 BATT INSULATION W/
5/8" PAINTED GWB CEILING

TYP. SLAB ON GRADE
CONSTRUCTION:
FINISH FLOOR O/
UNDERLAYMENT O/
CONCRETE SLAB W/ 2" PERIMETER
THERMAL BREAK PER STRUCTURAL W/
R-10 RIGID INSULATION UNDER SLAB &
SIDES OF GRADE BEAMS & FOOTINGS W/
10 MIL VAPOR BARRIER O/
6" FREE-DRAINING MATERIAL

TYP. FLOOR CONSTRUCTION
OVER GARAGE:
INTERIOR FINISH FLOOR MATERIAL O/
UNDERLAYMENT O/
SUBFLOOR PER STRUCT O/
FLOOR JOISTS PER STRUCTURAL W/
R-38 BATT INSULATION W/
(1) LAYER 5/8" TYPE 'X' GWB, FIRE TAPEDDOOR TO

ADU BED

DOOR TO
HALLCLOSET DOORS

DOOR TO
HALL

DOOR TO
PRIMARY

DOOR TO
PRIMARY

4"Ø PVC FOOTING DRAIN IN GRAVEL BED,
WRAP DRAIN AND GRAVEL BED IN FILTER
FABRIC. TIGHTLINE TO STORMWATER
SYSTEM, TYP.

(E) & FINISH
GRADE

(E) & FINISH
GRADE

(E) GRADE

(E) GRADE

DINING GARAGEOFFICE

ADU REC
ROOM

POWDER

PRIMARY BATHPRIMARY CLOSETBED-1 BATH-1

KITCHEN/LIVING ENTRY

GUARDRAIL W/ METAL VERTICALS SPACED
MAX. 4" & WOOD TOP RAIL @ 36" ABOVE
FINISH FLOOR INSTALLED PER
MANUFACTURER'S REQS, TO RESIST 200#
FORCE IN ANY DIRECTION, TYP.

UNHEATED
ATTIC SPACE

1 HR. FIRE RATING
PROVIDE (1) LAYER 5/8" TYPE 'X'
GWB, FIRE TAPED, ON GARAGE

CEILING  AND AT ALL WALLS.

BEAM PER
STRUCT.

BEAM PER
STRUCT.

BEAMS PER STRUCT.

BEAM PER
STRUCT.

GIRDER TRUSS

3'-
0"

3'-
0"

2 HR FIRE
WALL PER

PLAN

2 HR FIRE-RATED
FLOOR CONSTRUCTION:

INTERIOR FINISH FLOOR MATERIAL O/
UNDERLAYMENT O/

SUBFLOOR PER STRUCTURAL O/
FLOOR I-JOISTS PER STRUCTURAL W/

(2) LAYERS 5/8" TYPE X GYPSUM WALLBOARD
INSTALLED ON MIN. .019" THICK RESILIENT

CHANNELS @ 16" O.C., INSTALLED PER 2021
IBC 721.1(3) ITEM 27-1.1.

INCLUDE MIN. R-38 BATT INSULATION OVER
CRAWLSPACE

STORAGE/
MECH
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BUILDING
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1 HR. FIRE RATING
PROVIDE (1) LAYER 5/8" TYPE 'X'
GWB, FIRE TAPED, ON GARAGE
CEILING  AND AT ALL WALLS.

UNHEATED
ATTIC SPACE

HEATED ATTIC
SPACE FOR HVAC

UNHEATED
CRAWLSPACE

UNHEATED
ATTIC SPACE

TYP. EXTERIOR
WALL CONSTRUCTION:
SIDING PER EXTERIOR ELEVATIONS O/
CONTINUOUS R-5 RIGID INSULATION O/
(2) LAYERS 60 MIN. BLDG. PAPER OR WRB O/
EXTERIOR SHEATHING PER STRUCT. O/
2x6 STUDS @ 16" O.C. W/
R-21 KRAFT FACED BATT INSULATION O/
5/8" PAINTED GWB

TYP. BELOW GRADE WALL
CONSTRUCTION:
DRAINAGE MAT O/
SPRAY-ON WATERPROOFING O/
CONCRETE WALL PER STRUCT. O/
2X4 STUD WALL 2" OFF CONC WALL O/
R-21 BATT INSULATION O/
5/8" PAINTED GWB

TYPICAL ROOF
CONSTRUCTION:
COMP SHINGLE ROOFING O/
UNDERLAYMENT OR 30# BUILDING FELT O/
SHEATHING PER STRUCTURAL O/
TRUSSES OR JOISTS PER STRUCT. W/
R-60 BATT INSULATION W/
5/8" PAINTED GWB CEILING

STANDING SEAM METAL ROOFING O/
UNDERLAYMENT OR 30# BUILDING FELT O/
SHEATHING PER STRUCTURAL O/
ROOF JOISTS PER STRUCTURAL W/
1" AIR GAP ALLOWANCE W/
R-38 BATT INSULATION

CATHEDRAL CEILING
ROOF CONSTRUCTION:

TYP. FLOOR CONSTRUCTION
OVER GARAGE:

INTERIOR FINISH FLOOR MATERIAL O/
UNDERLAYMENT O/

SUBFLOOR PER STRUCT O/
FLOOR JOISTS PER STRUCTURAL W/

R-38 BATT INSULATION W/
(1) LAYER 5/8" TYPE 'X' GWB, FIRE TAPED

TYP. SLAB ON GRADE
CONSTRUCTION:

FINISH FLOOR O/
UNDERLAYMENT O/

CONCRETE SLAB W/ 2" PERIMETER
THERMAL BREAK PER STRUCTURAL W/
R-10 RIGID INSULATION UNDER SLAB &

SIDES OF GRADE BEAMS & FOOTINGS W/
10 MIL VAPOR BARRIER O/

6" FREE-DRAINING MATERIAL

DOOR TO
BATH

DOOR TO
CLOSET

DOOR TO
BATH-1

(E) GRADE

(E) & FINISH
GRADE

(E) & FINISH
GRADE

(E) GRADE

GARAGE MUD RM POW-2 KITCHEN DINING

PRIMARY BED HALL BED-2HALL

MECH/STORAGE BATH-1 BED-1

DOOR TO
CLOSET

DOOR TO
HALL

DOOR TO
ADU REC

BEAM PER
STRUCT.

GIRDER TRUSS

BEAMS PER STRUCT.

GUARDRAIL W/ METAL VERTICALS SPACED
MAX. 4" & WOOD TOP RAIL @ 36" ABOVE

FINISH FLOOR INSTALLED PER
MANUFACTURER'S REQS, TO RESIST 200#

FORCE IN ANY DIRECTION, TYP.
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0"

3'-
0"
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16
'-0

"

2 HR FIRE-RATED
FLOOR CONSTRUCTION:
INTERIOR FINISH FLOOR MATERIAL O/
UNDERLAYMENT O/
SUBFLOOR PER STRUCTURAL O/
FLOOR I-JOISTS PER STRUCTURAL W/
(2) LAYERS 5/8" TYPE X GYPSUM
WALLBOARD INSTALLED ON MIN. .019"
THICK RESILIENT CHANNELS @ 16"
O.C., INSTALLED PER 2021 IBC
721.1(3) ITEM 27-1.1.
INCLUDE MIN. R-38 BATT INSULATION
OVER CRAWLSPACE

2 HR FIRE
WALL PER

PLAN 4"Ø PVC FOOTING
DRAIN IN GRAVEL BED,
WRAP DRAIN AND
GRAVEL BED IN FILTER
FABRIC. TIGHTLINE TO
STORMWATER SYSTEM,
TYP.

STAIRS
BEYOND THE
WALL SHOWN

DASHED
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SCALE: 1/4" = 1'-0"
BUILDING SECTION1

2
SCALE: 1/4" = 1'-0"
BUILDING SECTION



UNHEATED
ATTIC SPACE

TYP. EXTERIOR
WALL CONSTRUCTION:
SIDING PER EXTERIOR ELEVATIONS O/
CONTINUOUS R-5 RIGID INSULATION O/
(2) LAYERS 60 MIN. BLDG. PAPER OR WRB O/
EXTERIOR SHEATHING PER STRUCT. O/
2x6 STUDS @ 16" O.C. W/
R-21 KRAFT FACED BATT INSULATION O/
5/8" PAINTED GWB

TYPICAL ROOF
CONSTRUCTION:
COMP SHINGLE ROOFING O/
UNDERLAYMENT OR 30# BUILDING FELT O/
SHEATHING PER STRUCTURAL O/
TRUSSES OR JOISTS PER STRUCT. W/
R-60 BATT INSULATION W/
5/8" PAINTED GWB CEILING

TYP. FLOOR CONSTRUCTION
OVER GARAGE:
INTERIOR FINISH FLOOR MATERIAL O/
UNDERLAYMENT O/
SUBFLOOR PER STRUCT O/
FLOOR JOISTS PER STRUCTURAL W/
R-38 BATT INSULATION W/
(1) LAYER 5/8" TYPE 'X' GWB, FIRE TAPED

EL. = 173.57'
BUILD. ELEV.
AVERAGE

EL. = 203.57
HEIGHT LIMIT
BUILDING

30
'-0

"

EL. = 174.5'
T.O. SUBFLOOR
(MAIN FLR)

EL. = 184.5'
T.O. PLATE

(MAIN FLR)

EL. = 185.73'
T.O. SUBFLOOR

(SECOND FLR)

EL. = 194.73'
T.O. PLATE
(SECOND FLR)

10
'-0

"
1'-

23
4"

9'-
0"

EL. = 173.27'
T.O. PLATE
(LOWER FLR)1'-

23
4"

EL. = 164.27'
T.O. SLAB
(LOWER FLR)

9'-
0"

EL. = 202.73'
T.O. RIDGE
(FRAMING)

8'-
0"

4"Ø PVC FOOTING DRAIN IN GRAVEL
BED, WRAP DRAIN AND GRAVEL BED
IN FILTER FABRIC. TIGHTLINE TO
STORMWATER SYSTEM, TYP.

(E) & FINISH
GRADE

(E) GRADE

FINISH GRADE

1 HR. FIRE RATING
PROVIDE (1) LAYER 5/8" TYPE 'X'
GWB, FIRE TAPED, ON GARAGE

CEILING  AND AT ALL WALLS.

PRIMARY BEDPRIMARY BATH

GARAGE

DOOR TO
MUD RM

BEAM PER
STRUCT.

BEAM PER
STRUCT.

CONC. SLAB ON GRADE
PER STRUCTURAL

UNHEATED
ATTIC SPACE

UNHEATED
ATTIC SPACE

EL. = 173.57'
BUILD. ELEV.
AVERAGE

EL. = 203.57
HEIGHT LIMIT
BUILDING

30
'-0

"

EL. = 174.5'
T.O. SUBFLOOR
(MAIN FLR)

EL. = 184.5'
T.O. PLATE

(MAIN FLR)

EL. = 185.73'
T.O. SUBFLOOR

(SECOND FLR)

EL. = 194.73'
T.O. PLATE
(SECOND FLR)

10
'-0

"
1'-

23
4"

9'-
0"

EL. = 173.27'
T.O. PLATE
(LOWER FLR)1'-

23
4"

EL. = 164.27'
T.O. SLAB
(LOWER FLR)

9'-
0"

EL. = 202.73'
T.O. RIDGE
(FRAMING)

8'-
0"

TYP. EXTERIOR
WALL CONSTRUCTION:
SIDING PER EXTERIOR ELEVATIONS O/
CONTINUOUS R-5 RIGID INSULATION O/
(2) LAYERS 60 MIN. BLDG. PAPER OR WRB O/
EXTERIOR SHEATHING PER STRUCT. O/
2x6 STUDS @ 16" O.C. W/
R-21 KRAFT FACED BATT INSULATION O/
5/8" PAINTED GWB

TYPICAL ROOF
CONSTRUCTION:
COMP SHINGLE ROOFING O/
UNDERLAYMENT OR 30# BUILDING FELT O/
SHEATHING PER STRUCTURAL O/
TRUSSES OR JOISTS PER STRUCT. W/
R-60 BATT INSULATION W/
5/8" PAINTED GWB CEILING

TYP. SLAB ON GRADE
CONSTRUCTION:
FINISH FLOOR O/
UNDERLAYMENT O/
CONCRETE SLAB W/ 2" PERIMETER
THERMAL BREAK PER STRUCTURAL W/
R-10 RIGID INSULATION UNDER SLAB &
SIDES OF GRADE BEAMS & FOOTINGS W/
10 MIL VAPOR BARRIER O/
6" FREE-DRAINING MATERIAL

TYP. BELOW GRADE WALL
CONSTRUCTION:
DRAINAGE MAT O/
SPRAY-ON WATERPROOFING O/
CONCRETE WALL PER STRUCT. O/
2X4 STUD WALL 2" OFF CONC WALL O/
R-21 BATT INSULATION O/
5/8" PAINTED GWB

TYP. ROOF CONSTRUCTION

TYP. FLOOR CONSTRUCTION
OVER UNHEATED SPACE:

INTERIOR FINISH FLOOR MATERIAL O/
UNDERLAYMENT O/

SUBFLOOR PER STRUCTURAL O/
FLOOR JOISTS PER STRUCTURAL W/

R-38 BATT INSULATION W/
3/4" WOOD T&G CEILING, EXCEPT IN

CRAWL SPACE 4"Ø PVC FOOTING DRAIN IN GRAVEL
BED, WRAP DRAIN AND GRAVEL BED
IN FILTER FABRIC. TIGHTLINE TO
STORMWATER SYSTEM, TYP.

(E) AND FINISH
GRADE

(E) AND FINISH
GRADE

BED-3 PRIMARY
CLO

HALL

MUD RM OFFICE

MECH/STORAGE

COVERED
PATIO

DOOR TO
BATH-2

DOOR TO
CLOSET

DOOR TO
PRIMARY

DOOR TO
CLOSET

DOOR TO
GARAGE

BEAM PER
STRUCT.

BEAM PER
STRUCT.

BEAM PER
STRUCT.

BEAMS PER
STRUCT.

WOOD FRAMED
BUILT-OUT SOFFIT

CHECKED BY:
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SCALE: 1/4" = 1'-0"
BUILDING SECTION3

SCALE: 1/4" = 1'-0"
BUILDING SECTION4



UNHEATED
ATTIC SPACE

UNHEATED
ATTIC SPACE

ENTRY ROOF
CONSTRUCTION:

STANDING SEAM METAL ROOFING O/
UNDERLAYMENT OR 30# BUILDING FELT O/

SHEATHING PER STRUCTURAL O/
ROOF JOISTS PER STRUCT. W/

MIN. R-38 BATT INSULATION W/
1" AIR GAP ALLOWANCE W/

5/8" PAINTED GWB CEILIING INTERIOR

TYPICAL ROOF
CONSTRUCTION:
COMP SHINGLE ROOFING O/
UNDERLAYMENT OR 30# BUILDING FELT O/
SHEATHING PER STRUCTURAL O/
TRUSSES OR JOISTS PER STRUCT. W/
R-60 BATT INSULATION W/
5/8" PAINTED GWB CEILING

FLOOR CONSTRUCTION
OVER HEATED SPACE:
INTERIOR FINISH FLOOR MATERIAL O/
UNDERLAYMENT O/
SUBFLOOR PER STRUCT O/
FLOOR JOISTS PER STRUCT W/
5/8" PAINTED GWB CEILING

EL. = 173.57'
BUILD. ELEV.
AVERAGE

EL. = 203.57
HEIGHT LIMIT
BUILDING

30
'-0

"

EL. = 174.5'
T.O. SUBFLOOR
(MAIN FLR)

EL. = 184.5'
T.O. PLATE

(MAIN FLR)

EL. = 185.73'
T.O. SUBFLOOR

(SECOND FLR)

EL. = 194.73'
T.O. PLATE
(SECOND FLR)

10
'-0

"
1'-

23
4"

9'-
0"

EL. = 173.27'
T.O. PLATE
(LOWER FLR)1'-

23
4"

EL. = 164.27'
T.O. SLAB
(LOWER FLR)

9'-
0"

EL. = 202.73'
T.O. RIDGE
(FRAMING)

8'-
0"

TYP. EXTERIOR
WALL CONSTRUCTION:
SIDING PER EXTERIOR ELEVATIONS O/
CONTINUOUS R-5 RIGID INSULATION O/
(2) LAYERS 60 MIN. BLDG. PAPER OR WRB O/
EXTERIOR SHEATHING PER STRUCT. O/
2x6 STUDS @ 16" O.C. W/
R-21 KRAFT FACED BATT INSULATION O/
5/8" PAINTED GWB

TYP. BELOW GRADE WALL
CONSTRUCTION:
DRAINAGE MAT O/
SPRAY-ON WATERPROOFING O/
CONCRETE WALL PER STRUCT. O/
2X4 STUD WALL 2" OFF CONC WALL O/
R-21 BATT INSULATION O/
5/8" PAINTED GWB

1
A5.0

4"Ø PVC FOOTING DRAIN IN GRAVEL
BED, WRAP DRAIN AND GRAVEL BED

IN FILTER FABRIC. TIGHTLINE TO
STORMWATER SYSTEM, TYP.

FINISH
GRADE

(E) GRADE

FINISH
GRADE

(E) GRADE
TYP. SLAB ON GRADE
CONSTRUCTION:
FINISH FLOOR O/
UNDERLAYMENT O/
CONCRETE SLAB W/ 2" PERIMETER
THERMAL BREAK PER STRUCTURAL W/
R-10 RIGID INSULATION UNDER SLAB &
SIDES OF GRADE BEAMS & FOOTINGS W/
10 MIL VAPOR BARRIER O/
6" FREE-DRAINING MATERIAL

HALL

HALL

HALLHALL

ENTRY

DOOR TO
ADU REC

DOOR TO
STORAGE

DOORS TO LIVING RM
DOOR TO
CLOSET

BEAM PER
STRUCT.GIRDER

TRUSSES PER
STRUCT FOR

ENTRY FRAME

ENTRY FRAME
BEYOND

TYP.
GUARDRAIL

3'-
0"

COVERED
PATIO

UNHEATED
ATTIC SPACE

TYPICAL ROOF
CONSTRUCTION:
COMP SHINGLE ROOFING O/
UNDERLAYMENT OR 30# BUILDING FELT O/
SHEATHING PER STRUCTURAL O/
TRUSSES OR JOISTS PER STRUCT. W/
R-60 BATT INSULATION W/
5/8" PAINTED GWB CEILING

FLOOR CONSTRUCTION
OVER HEATED SPACE:
INTERIOR FINISH FLOOR MATERIAL O/
UNDERLAYMENT O/
SUBFLOOR PER STRUCT O/
FLOOR JOISTS PER STRUCT W/
5/8" PAINTED GWB CEILING

TYP. EXTERIOR
WALL CONSTRUCTION:
SIDING PER EXTERIOR ELEVATIONS O/
CONTINUOUS R-5 RIGID INSULATION O/
(2) LAYERS 60 MIN. BLDG. PAPER OR WRB O/
EXTERIOR SHEATHING PER STRUCT. O/
2x6 STUDS @ 16" O.C. W/
R-21 KRAFT FACED BATT INSULATION O/
5/8" PAINTED GWB

EL. = 173.57'
BUILD. ELEV.
AVERAGE

EL. = 203.57
HEIGHT LIMIT
BUILDING

30
'-0

"

EL. = 174.5'
T.O. SUBFLOOR
(MAIN FLR)

EL. = 184.5'
T.O. PLATE

(MAIN FLR)

EL. = 185.73'
T.O. SUBFLOOR

(SECOND FLR)

EL. = 194.73'
T.O. PLATE
(SECOND FLR)

10
'-0

"
1'-

23
4"

9'-
0"

EL. = 173.27'
T.O. PLATE
(LOWER FLR)1'-

23
4"

EL. = 164.27'
T.O. SLAB
(LOWER FLR)

9'-
0"

EL. = 202.73'
T.O. RIDGE
(FRAMING)

8'-
0"

TYP. BELOW GRADE WALL
CONSTRUCTION:
DRAINAGE MAT O/
SPRAY-ON WATERPROOFING O/
CONCRETE WALL PER STRUCT. O/
2X4 STUD WALL 2" OFF CONC WALL O/
R-21 BATT INSULATION O/
5/8" PAINTED GWB

2
A5.0

4"Ø PVC FOOTING DRAIN IN GRAVEL
BED, WRAP DRAIN AND GRAVEL BED

IN FILTER FABRIC. TIGHTLINE TO
STORMWATER SYSTEM, TYP.

(E) AND FINISH
GRADE

FINISH
GRADE

(E) GRADE

TYP. SLAB ON GRADE
CONSTRUCTION:
FINISH FLOOR O/
UNDERLAYMENT O/
CONCRETE SLAB W/ 2" PERIMETER
THERMAL BREAK PER STRUCTURAL W/
R-10 RIGID INSULATION UNDER SLAB &
SIDES OF GRADE BEAMS & FOOTINGS W/
10 MIL VAPOR BARRIER O/
6" FREE-DRAINING MATERIAL

ADU-LIVING ADU-BATH ADU-CLO.

KITCHEN

BATH-1 BATH-1 HALL LAUNDRY

LIVING ROOM

DOOR TO
LINEN

DOOR TO
BED-2

DOOR TO
ADU BED

DOOR TO
ADU BEDADU ENTRANCE FROM EXT.

BEAM PER
STRUCT.

TYP. ROOF
CONSTRUCTION

2 HR FIRE-RATED
FLOOR CONSTRUCTION:

INTERIOR FINISH FLOOR MATERIAL O/
UNDERLAYMENT O/

SUBFLOOR PER STRUCTURAL O/
FLOOR I-JOISTS PER STRUCTURAL W/

(2) LAYERS 5/8" TYPE X GYPSUM WALLBOARD
INSTALLED ON MIN. .019" THICK RESILIENT

CHANNELS @ 16" O.C., INSTALLED PER 2021
IBC 721.1(3) ITEM 27-1.1.

INCLUDE MIN. R-38 BATT INSULATION OVER
CRAWLSPACE
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DRAWN BY:

7/31/2025
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SCALE: 1/4" = 1'-0"
BUILDING SECTION5

SCALE: 1/4" = 1'-0"
BUILDING SECTION6



TRUSS PER
STRUCT.

SHEATHING PER
STRUCT.

ADHERED STONE
VENEER

WOOD FASCIA, PTD.

ROOFING PER
ELEV.

PLYWD. SHEATHING
PER STRUCT.

METAL FLASHING,
PTD.

5/8" GWB, PTD.

R-10 RIGID INSULATION
@ ALL HEADERS

R-21 BATT INSULATION
2X WOOD FRAMED EXTERIOR WALL

SHEATHING PER STRUCTURAL

SIDING PER ELEVATIONS
O/ R-5 CONTINUOUS RIGID

INSULATION

HEADER PER STRUCT.

WOOD TRIM, PTD.

3/4" WOOD T&G SOFFIT

1" STRIP VENT W/ 1/8" WIRE
SCREEN. PAINT JOISTS

ABOVE MESH BLACK, TYP.

DRILL BLOCKING FOR AIRFLOW W/ (3) 2"Ø HOLES PER
BAY MIN. OR USE PRE-DRILLED VENTED BLK'G. MAINTAIN

MIN. 1" CLR. AIRSPACE

ROOF JOISTS PER STRUCT.

WOOD TRIM, PTD.

WOOD TRIM, PTD.
WOOD TRIM, PTD.

WINDOW UNIT PER
SCHEDULE

HEADER PER STRUCT.

DOOR UNIT PER
SCHEDULE

5/8" GWB, PTD.

2X4 STUDS SPACED 2"
OFF CONC. WALL

R-21 BATT INSULATION

FLOOR JOISTS PER STRUCT.
SUBFLOOR PER STRUCT.
FINISH FLOOR

METAL DOOR PAN O/
MIN. 8" WIDE METAL

FLASHING

CONC. SLAB ON
GRADE PER STRUCT.

4"Ø PVC FOOTING DRAIN IN
GRAVEL BED, WRAP DRAIN AND
GRAVEL BED IN FILTER FABRIC.

TIGHTLINE TO STORMWATER
SYSTEM, TYP.

2" PERIMETER THERMAL BREAK PER
STRUCTURAL W/ R-10 RIGID

INSULATION UNDER SLAB & SIDES OF
GRADE BEAMS & FOOTINGS

CONC. FOUNDATION
PER STRUCT.

FINISH FLOOR O/ UNDERLAYMENT O/
CONCRETE SLAB O/ R-10 RIGID INSULATION
UNDER SLAB & SIDES OF GRADE BEAMS &
FOOTINGS W/ 10 MIL VAPOR BARRIER O/ 6"
FREE-DRAINING MATERIAL

R-38 BATT INSULATION
AT PERIMETER OF

FLOOR

EL. = 175.5'
T.O. SUBFLOOR
(MAIN FLR)

EL. = 185.5'
T.O. PLATE

(MAIN FLR)

EL. = 186.76'
T.O. SUBFLOOR

(SECOND FLR)

EL. = 195.76'
T.O. PLATE
(SECOND FLR)

10
'-0

"
1'-

23
4"

9'-
0"

EL. = 174.24'
T.O. SUBFLOOR

(SECOND FLR)1'-
23

4"

EL. = 165.24'
T.O. SLAB
(LOWER FLR)

9'-
0"

R-21 BATT INSULATION

2X WOOD FRAMED EXTERIOR WALL

SHEATHING PER STRUCTURAL

SIDING PER ELEVATIONS
O/ R-5 CONTINUOUS RIGID
INSULATION

WINDOW UNIT PER
SCHED.

HEADER PER STRUCT.

R-60 BATT INSULATION

TRUSS PER STRUCT.

SHEATHING PER STRUCT.

SIDING PER ELEVATIONS
O/ R-5 CONTINUOUS RIGID
INSULATION

WOOD FASCIA, PTD.

HEADER PER STRUCT.

WINDOW UNIT PER
SCHED.

R-21 BATT INSULATION

2X WOOD FRAMED EXTERIOR WALL

SHEATHING PER STRUCTURAL

SIDING PER ELEVATIONS
O/ R-5 CONTINUOUS RIGID
INSULATION

R-38 BATT INSULATION
AT PERIMETER OF
FLOOR

4"Ø PVC FOOTING DRAIN IN
GRAVEL BED, WRAP DRAIN AND
GRAVEL BED IN FILTER FABRIC.
TIGHTLINE TO STORMWATER
SYSTEM, TYP.

2" PERIMETER THERMAL BREAK PER
STRUCTURAL W/ R-10 RIGID
INSULATION UNDER SLAB & SIDES OF
GRADE BEAMS & FOOTINGS

CONC. FOUNDATION
PER STRUCT.

FINISH GRADE

(2) LAYERS TYPE X 5/8" GWB, PTD.,
ON MIN. .019" THICK RESILIENT

CHANNELS, INSTALLED PER 2021 IBC
721.1(3) ITEM 27-1.1.

2X4 STUDS SPACED 2"
OFF CONC. WALL

R-21 BATT INSULATION

FINISH FLOOR O/ UNDERLAYMENT O/
CONCRETE SLAB O/ R-10 RIGID INSULATION
UNDER SLAB & SIDES OF GRADE BEAMS &
FOOTINGS W/ 10 MIL VAPOR BARRIER O/ 6"
FREE-DRAINING MATERIAL

R-38 BATT INSULATION
AT PERIMETER OF
FLOOR

5/8" GWB, PTD.

R-10 RIGID INSULATION
@ ALL HEADERS

R-21 BATT INSULATION

5/8" GWB, PTD.

R-10 RIGID INSULATION
@ ALL HEADERS

FLOOR JOISTS PER STRUCT.
SUBFLOOR PER STRUCT.

FINISH FLOOR

FLOOR JOISTS PER STRUCT.
SUBFLOOR PER STRUCT.

FINISH FLOOR

RIM BEAM PER STRUCT.

ROOFING PER ELEV.

PLYWD. SHEATHING PER STRUCT.

METAL FLASHING, PTD.

METAL BASE FLASHING W/ DRIP
EDGE. CAULK & MECHANICALLY
FASTEN TO SHEATHING

DOOR TYPES:
DOOR
WIDTH

SWING DOOR

3'-
0"

DO
OR

 H
EI

GH
T

DOUBLE
SWING DOOR

A B

SLIDING GLASS
DOOR

FE

FIXED

TEMP TEMP

OVERHEAD DOOR MULTISLIDE
DOOR

G

D
POCKET
DOOR

C
DOUBLE SWING
GLASS DOOR

TEMP TEMP TEMP

FIXED

TEMP TEMP
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SCALE: 3/4" = 1'-0"
WALL SECTION2

SCALE: 3/4" = 1'-0"
WALL SECTION1

WINDOW SCHEDULE RKK78

TAG.
DESCRIPTION R.O. SIZE TEMP

. QTY. AREA
(SF)

U-VAL
(MIN.) GLAZING REMARKS & NOTES

WIDTH HEIGHT

A CASEMENT 3'-0" 5'-0" Y 15 0.28 LOW E / CLEAR SOME TEMP
B SLIDER 7'-0" 5'-0" 1 0.28 LOW E / CLEAR EGRESS
C FIXED 2'-0" 3'-0" Y 1 0.28 LOW E / CLEAR TEMP GLASS, OBSCURED (VERIFY)

D FIXED 2'-6" 3'-6" 8 0.28 LOW E / CLEAR

E SLIDER 8'-0" 5'-0" Y 1 0.28 LOW E / CLEAR TEMP GLASS, EGRESS

F FIXED 4'-0" 5'-0" Y 4 0.28 LOW E / CLEAR TEMP GLASS
G FIXED 7'-0" 5'-0" 1 0.28 LOW E / CLEAR TRANSOM
H CASEMENT 3'-0" 6'-0" 2 0.28 LOW E / CLEAR EGRESS
I FIXED 5'-0" 6'-0" 1 0.28 LOW E / CLEAR

J CASEMENT 2'-6" 4'-0" 2 0.28 LOW E / CLEAR

K FIXED 4'-0" 5'-6" 2 0.28 LOW E / CLEAR

L CASEMENT 2'-6" 3'-6" 1 0.28 LOW E / CLEAR

M CASEMENT 3'-0" 5'-6" 2 0.28 LOW E / CLEAR

DOOR SCHEDULE RKK78
DOOR

NO. LOCATION SIZE
WIDTH

SIZE
HEIGHT

DOOR
TYPE

TEMP.
GLASS

DOOR
THK.

U-VAL
(MIN.) REMARKS

LOWER FLOOR
001 ADU LIVING 3'-0 7'-0" A 1-3/4" 20 MIN FIRE-RATED, SELF-CLOSING

002 ADU LIVING PR 2'-8" 8'-0" B Y 1-3/4" 0.28 TEMP GLASS
003 ADU BEDROOM 2'-8" 7'-0" A 1-3/4"
004 ADU BATH 2'-6" 7'-0" A 1-3/4"
005 ADU CLOSET 2'-6" 7'-0" A 1-3/4"
006 STORAGE 3'-0" 7'-0" A 1-3/4"
007 POWDER-1 2'-6" 7'-0" A 1-3/4"
008 MECH. 3'-0" 7'-0" A 1-3/4"

009 UNDER-STAIR
STORAGE 2'-8" 7'-0" A 1-3/4"

MAIN FLOOR
101 ENTRY PR 3'-6" 8'-0" B Y 1-3/4" 0.28 TEMP GLASS
102 ENTRY CLOSET 2'-8" 8'-0" A 1-3/4"
103 OFFICE PR 2'-8" 8'-0" C Y 1-3/4" 0.28 TEMP GLASS
104 POWDER-2 2'-6" 8'-0" A 1-3/4"
105 MUD RM CLOSET 2'-6" 8'-0" A 1-3/4"
106 MUD RM 3'-0" 8'-0" A 1-3/4" 20 MIN FIRE-RATED, SELF-CLOSING

107 GARAGE 18'-0" 8'-0" E 1-3/4"
108 not used

109 ENTRY HALL 8'-6" 8'-0" G Y 1-3/4" 0.28 TEMP GLASS
110 ENTRY HALL 8'-6" 8'-0" G Y 1-3/4" 0.28 TEMP GLASS
111 LIVING ROOM 6'-0" 8'-0" F Y 1-3/4" 0.28 TEMP GLASS

UPPER FLOOR
201 BATH-1 2'-8" 8' - 0" A 1-3/4"
202 BATH-1 2'-8" 8' - 0" A 1-3/4"
203 BED-1 2'-8" 8' - 0" A 1-3/4"
204 BED-1 CLOSET PR 2'-8" 8' - 0" B 1-3/4"
205 HALL LINEN 2'-8" 8' - 0" A 1-3/4"
206 BED-2 2'-8" 8' - 0" A 1-3/4"
207 BED-2 CLOSET 2'-8" 8' - 0" D 1-3/4"
208 LAUNDRY 3'-0" 8' - 0" A 1-3/4"
209 BED-3 2'-8" 8' - 0" A 1-3/4"
210 BATH-2 2'-6" 8' - 0" A 1-3/4"
211 BED-3 CLOSET 2'-6" 8' - 0" A 1-3/4"
212 PRIMARY BED 3'-0" 8' - 0" A 1-3/4"
213 PRIMARY CLOSET 2'-8" 8' - 0" D 1-3/4"
214 PRIMARY BATH 2'-8" 8' - 0" A 1-3/4"
215 PRIMARY BATH 2'-4" 8' - 0" A 1-3/4"

1.) CONTRACTOR TO VERIFY ALL GLAZING SIZING, AND DOOR
DIMENSIONS IN FIELD PRIOR TO ROUGH FRAMING & ORDERING OF

GLAZING/WINDOW/DOOR MATERIALS.  REVIEW SIZES AND ANY
DISCREPANCIES W/ ARCHITECT.

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

3.) ALL OPERABLE WINDOWS TO HAVE SCREENS.

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

WINDOWS.

5.) 2021 WSEC & VIAQ RESIDENTIAL PRESCRIPTIVE OPTION 3 ADOPTED.
GLAZING AREA INDICATED UNLIMITED. SEE ENERGY NOTE AT A1.0 SHEET

FOR DETAILS.

6.) ALL SKYLIGHTS SHALL BE FULLY TEMPERED OVER LAMINATED GLASS

WINDOW & DOOR SCHEDULE NOTES:



1" SAND BED

4" LAYER OF
CRUSHED ROCK

4" CONC. SLAB
ON GRADE

1/2" PLYWOOD SHEATHING

HARDI PANEL W/ METAL
CORNERS, PTD.

HARDI PANEL BASE CONT. MTL. FLASHING, PTD.

POST PER STRUCTURAL

CONC PLINTH PER
STRUCTURAL

2" PVC OR ABS INTERNAL
DRAIN FROM DECK ABOVE,
TIGHTLINE TO
STORMWATER SYSTEM

1 2"

8" MI
N.

MIN. 8" WIDE STRIP
OF METAL FLASHING

METAL DOOR PAN

DOOR SILL SET IN
SEALANT

CONC. SLAB

1" SAND BED

4" LAYER OF
CRUSHED ROCK

GRAVEL BACKFILL

WATERPROOF
MEMBRANE

FLOOR FINISHSLOPE

2X WOOD FRAMING
PER PLAN

3 4
SCALE: 3" = 1'-0"
FLASHING @ FLUSH THRESHOLD DETAIL

SCALE: 3" = 1'-0"
CONC. PLINTH COLMN BASE DETAIL

SCALE: 1 1/2" = 1'-0"
TYP. STONE VENEER AT STUD WALL

FLOOR JOISTS PER STRUCT.

FLOOR SHEATHING STRUCT.
FINISH FLOOR

4"

CONC. FDN. PER STRUCT.

FINISH GRADE

METAL FLASHING, PTD.

WATER-RESISTANT BARRIER
CARRIES OVER FLASHING

STONE VENEER, TBD

CEMENT BOARD OR LATH & STUCCO

(2) LAYERS WATER-RESISTANT BARRIER

PLYWOOD SHEATHING PER STRUCT.

2X6 STUD WALLINSIDE

ROOF SHEATHING PER STRUCT.

ASPHALT SHINGLE ROOFING ON
30# FELT OR OTHER REQ.
UNDERLAYMENT OVER 5/8"
PLYWOOD SHEATHING

RIDGE VENT MATT

PER ELEV.

12

HOLD BACK SHEATHING TO
ALLOW FOR VENTILATION

CONT. METAL ROOFING CAP

ROOF FRAMING PER STRUCT.

1 2 3 4

5 6 7 8
SCALE: 1 1/2" = 1'-0"
TYPICAL ROOF EAVE DETAIL

SCALE: 1 1/2" = 1'-0"
TYPICAL ROOF RAKE DETAIL

SCALE: 1 1/2" = 1'-0"
TYP. ROOF RIDGE VENT DETAIL

PER
PLAN

ROOFING PER ELEV.

5/4X6 WOOD FASCIA, PTD.

PLYWD. SHEATHING PER STRUCT.

2X FLAT OUTRIGGER. NOTCH TOP
CHORD. SEE STRUCT. DETAILS
FOR MORE INFO

SIDING PER ELEVATIONS

CONTINUOUS R-5 RIGID INSULATION

SHEATHING PER STRUCT. RUN TO
B.O. OUTRIGGER

GABLE TRUSS PER MANUF.

METAL FLASHING

3/4" SOFFIT, PTD.

PER
PLAN

ROOFING PER ELEV

METAL GUTTER

METAL FLASHING

PLYWD. SHEATHING PER STRUCT.

ROOF TRUSSES PER MANUF.

5/4 X 6 WOOD TRIM, PTD.

R-60 BATT INSULATION

1" STRIP VENT W/ 1/8" WIRE
SCREEN. PAINT JOISTS
ABOVE MESH BLACK, TYP.

3/4" T&G SOFFIT

DRILL BLOCKING FOR AIRFLOW W/ (3) 2"Ø HOLES PER
BAY MIN. OR USE PRE-DRILLED VENTED BLK'G. MAINTAIN
MIN. 1" CLR. AIRSPACE

WOOD BLK'G FOR SOFFIT

1'-1"
SQ. R.O.

SCALE: 1 1/2" = 1'-0"
REAR COLUMN PLAN DETAIL

3 8"

38"

312" 912" 312"

1'-412"

31
2"

91
2"

31
2"

1'-
41

2"
1/2" FINISH ACX PLYWD., PTD.

1/2" CDX PLYWOOD SHEATHING

STRUCTURAL POSTS PER
PLAN
1X WOOD TRIM, PTD.

BUILDING PAPER WRAP O/ PLYWD.

2X WOOD FRAMING COLUMN
BUILD-OUT

WOOD BLK'G

3/4" AZEK BASE BELOW, PTD.

SCALE: 1 1/2" = 1'-0"
ENTRY COLUMN PLAN DETAIL

MIRRORED ACROSS ENTRY

1'-8"
R.O.

1'-
5"

R.
O.

OUTSIDE OF FINISH SOFFIT ABOVE

2X6 WOOD WALLS RETURN TO HOUSE

OUTSIDE OF FINISH SOFFIT ABOVE

ROOF TRUSSES PER
STRUCT. ABOVE

1/2" CDX PLYWOOD SHEATHING

STRUCTURAL POSTS PER
PLAN

BEAM PER STRUCT
FOR LOW ROOF ABOVE

BUILDING PAPER WRAP O/ PLYWD.

2X WOOD FRAMING COLUMN
BUILD-OUT PER STRUCT.

ADHERED STONE VENEER

1'-5"

SIM. AT WINDOW JAMB

OUTSIDE INSIDE

R-10 RIGID
INSULATION AT
HEADER

5/8" GWB, PTD.

GWB WRAP, PTD.

OUTSIDE INSIDE

1X WOOD SILL, PTD.

SHIM SPACE

5/8" GWB, PTD.

MIN. R-21 BATT
INSULATION IN
EXTERIOR WALLS

MIN. R-21 BATT
INSULATION IN
EXTERIOR WALLS

5/4 WOOD TRIM PTD.

SIDING PER ELEVATIONS

PLYWOOD SHEATHING PER STRUCTURAL

WINDOW UNIT PER SCHED.

 MIN R-5 CONTINUOUS RIGID INSULATION-
FOIL-FACED POLYISOCYANURATE PR XPS.

TAPE SEAMS

(2) LAYERS 60 MIN. BLDG. PAPER OR WRB

SILL PAN FLASHING, WRAP OVER
INSULATION

SOLID 5/4 BLOCKING AROUND
WINDOW FRAMES, TYP.

ICE & WATER SHIELD,
WRAP INTO OPENING

METAL DRIP FLASHING, PTD. SHEATHING
TAPE TO INSULATION FACE

METAL WINDOW HEAD FLASHING
W/ DRIP, PTD.

WINDOW UNIT PER SCHED.

HEADER PER STRUCTURAL

SIDING PER ELEVATIONS

5/4 WOOD TRIM, PTD.

 MIN R-5 CONTINUOUS RIGID INSULATION-
FOIL-FACED POLYISOCYANURATE PR XPS.

TAPE SEAMS

(2) LAYERS 60 MIN. BLDG. PAPER OR WRB

PLYWOOD SHEATHING

SOLID 5/4 BLOCKING AROUND
WINDOW FRAMES, TYP.

ICE AND WATER
SHIELD, WRAP
INTO WINDOW
OPENING

SCALE: 3" = 1'-0"
TYPICAL WINDOW HEAD DETAIL9

10
SCALE: 3" = 1'-0"
TYPICAL WINDOW SILL DETAIL

1"

1/2" OR 5/8" GWB, TYP. AT
ALL UNDERSTAIRS,
INCLUDING AT INTERIOR OF
UNDER-STAIR STORAGE

PAINTED WOOD SKIRT
BOARD AT WALL BEYOND

3/4" STAINED WOOD TREAD
W/ EASED EDGES

PE
R 

PL
AN

1 1
2 "

3/4" PLYWOOD SUB-TREAD

STAIR STRINGERS PER
STRUCTURAL

PER PLAN

1312

14 15

SCALE: 1 1/2" = 1'-0"
TYPICAL BAND TRIM DETAIL

SCALE: 1 1/2" = 1'-0"
TYPICAL CLOSED STAIR RISER DETAIL

62
62

62

SLOPE

1'-
21

4"

2X12 WOOD TRIM, PTD

10
3 4"

1X4 WOOD TRIM, PTD.

PAINTED METAL FLASHING
SLOPED TO DRAIN

INSIDE

PEEL AND STICK FLASHING OVER
METAL FLASHING, TYP.

SIDING PER ELEVATIONS

INSIDE

R-5 CONTINUOUS RIGID
INSULATION

WRB OR (2) LAYERS 60 MIN.
BUILDING PAPER

62

INSIDE

COVERED PATIO

SLOPE

2X12 WOOD TRIM, PTD

10
3 4"

1X4 WOOD TRIM, PTD.

PAINTED METAL FLASHING
SLOPED TO DRAIN

PEEL AND STICK FLASHING OVER
METAL FLASHING, TYP.

5/4X12 WOOD TRIM, PTD.

R-5 CONTINUOUS RIGID
INSULATION

1/2" PLYWOOD SHEATHING

BUILT-OUT WOOD SOFFIT

10
3 4"

UPPER FLOOR RIM BEAM
PER STRUCT.

2'-
1"

3/4" WOOD T&G CEILING

1X4 WOOD TRIM, PTD.

5/4X12 WOOD TRIM, PTD.

1/2" PLYWOOD SHEATHING

1'-
0"

1'-1"

SCALE: 1 1/2" = 1'-0"
BAND TRIM @ SOFFIT DETAIL

EGRESS
WELL

6"

4"

3'-0"
MIN.

NEW DRAIN IN
GRAVEL. CONNECT TO

NEW STORMWATER
SYSTEM, TYP.

NEW CONC.
RETAINING WALL

6" GRAVEL

THE CLEAR HORIZ. DIM. SHALL
ALLOW THE WINDOW TO BE FULLY

OPENED AND PROVIDE A MIN.
ACCESSIBLE NET CLEAR OPENING
OF 9 SQ. FT., W/ A MIN. DIM. OF 36"

EGRESS LADDER IN WINDOW
WELL TALLER THAN 44".

LADDER PER IRC R310.2.3.1,
TO ENCROACH NO MORE

THAN 6" INTO CLEAR SPACE.

11
SCALE: 1 1/2" = 1'-0"
TYPICAL EGRESS WELL DETAIL

112"

SECTION

23 4"

PLAN VIEW

3 4"
1 2"

516"

WOOD
RAILING

3/16" FLAT BAR OR OTHER
STANDARD CONNECTION
PLATE

FACE OF GWB WALL

FACE OF
GWB WALL

RETURN HANDRAIL
ENDS TO WALL (TYP.)TAP SCREWS FROM

UNDERSIDE OF RAILCAP

TYPICAL WALL MOUNTED
BRACKET

PLEASE NOTE:
HANDRAIL REQ'S PER SRC R311.7.8:
*LOCATION AT 34-38" ABOVE STAIR

NOSING
*GRASP DIMS BETWEEN 1.25-2"

*PROVIDE CONTINUOUS HANDRAIL
OR TERMINATE AT NEWEL POSTS OR

SAFETY TERMINAL
*WHERE USED AS A GUARDRAIL, MAX

OPENING OF 4"

15
SCALE: 3" = 1'-0"
HANDRAIL DETAIL A6.0
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