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I. REQUEST/PROPOSAL DESCRIPTION 
 
The applicant requests Design Review approval, a Critical Areas Land Use Permit approval, 
and a Threshold Determination under the State Environmental Policy Act (SEPA) to demolish 
two existing apartment buildings and replace them with eight (8) new townhomes in two (2) 
buildings within a multi-family land use district. 
 

 
 

 
 

A. Review Process 
Because the proposal site lies adjacent to a single family land use district and is 
therefore within the Single-Family Transition Area Design District, Design Review is 
required per Land Use Code (LUC) 20.25B and 20.30F.  In addition, the project must 
also receive Critical Areas Land Use Permit approval because the development will 
intrude into a critical areas steep slope and steep slope buffer that currently exist on 
the site.  The Design Review, Critical Areas Land Use Permit, and SEPA Threshold 
Determination are all Process II decisions. Process II is an administrative process. The 
Environmental Coordinator issues the SEPA Threshold Determination and the Director 
of the Development Services Department issues the Design Review and Critical Areas 
Land Use Permit decision. An appeal of any Process II decision is heard and decided 
upon by the City of Bellevue Hearing Examiner. Refer to Condition of Approval 
regarding the approved steep slope and steep slope buffer modification and 
modifications to the Design Review plans in Section X of this report. 

 
B. Site Design 

The two new buildings will be located on a site that is relatively flat along the public 
street frontage (SE 2nd Street), but then drops off in the northeastern corner with 
slopes over 40%. The two buildings will each face the street.  For the purposes of this 
report, the western building will be Building 1 and the eastern building will be Building 
2.  A centrally located driveway accessed off SE 2nd Street will provide vehicular 

View of Proposal looking north from SE 2nd Street 

Building 1                                                              Building 2 
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access to the garages of all four units in Building 1 and three of the units in Building 2.  
A second, smaller driveway along the eastern side of the site will provide access to the 
garage in the southeastern corner of Building 2 to reduce encroachment of parking into 
the critical area and critical area buffer.  While the buildings are effectively mirror 
images of each other, Building 2 has also been pulled closer to the street with an 
allowed reduced front setback to further reduce the intrusion of the building footprint 
into the steep slope and steep slope buffer.   
 

Site Plan 

 
 

 
Pedestrian access to two units in Buildings 1 and two units in Building 2 will be from 
the central driveway via an access route delineated with special paving.  The 
remaining entries will be along the western side of Building 1 (2 units) and the eastern 
side of Building 2 (2 units).  Because the walkway along the eastern side of building 2 
will be located within the critical area buffer, it will be required to be constructed with 
permeable materials.  A new public sidewalk will also be constructed along the entire 
street frontage of SE 2nd Street; where no sidewalk currently exists. Refer to 
discussion of the public sidewalk in the Transportation technical review in 

BUILDING 2 

BUILDING 1 

Central Driveway – 
includes vehicular 

access to garages for 7 
units & pedestrian entry 

to 4 units 
Secondary Driveway for 

only one (southeast) 
townhome 

Steep Slope with 
mitigation plantings 

Approx. 
Top of 
Slope 

Permeable 
Walkway 
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Section VI of this report and Condition of Approval regarding the walkway along 
the eastern side of Building 2 in Section X of this report.  
 
The slopes on the site vary from 10 to 25 feet in height and have been created by past 
grading for the two existing apartment buildings on site and the developments at the 
toe of the slope on adjacent properties.  As shown below, there is a steep slope critical 
area (slopes 40% or greater) in the northeastern section of the site and an associated 
50-foot wide top-of-slope steep slope buffer.  A small portion of the northeastern 
corner of building will encroach into the steep slope.  A majority of the building 
foundation for Building 2 and the outdoor parking areas for the entire project will be 
within the steep slope critical area buffer. To minimize the impact of the development 
on the critical area and critical area buffer, the front setback for Building 2 has been 
reduced in order to pull Building 2 closer to SE 2nd Street and the distance between the 
two buildings has been reduced from 20 feet to 15’-9” to pull Building 2 further west.  
Additionally, a proposed second entry into the northeast unit will not be allowed as 
shown because it would provide additional, unnecessary disturbance at the top of the 
slope.  Refer to Condition of Approval regarding the entry stairs, pad and exterior 
door to the northeast unit of Building 2 in Section X of this report. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
 Steep Slope Critical Area and Buffer 
– Existing Condition 

 
 

 
 
 
 
 
 
 
 
 
 

 
Proposed Modification to the Steep 
Slope and Steep Slope Buffer 

Steep Slope Critical Area 

Steep Slope Critical Area Buffer 

Stairs, Pad & Unit Door that shall be 
removed from steep slope buffer  

49 SF of encroachment 
into the steep slope 

Approx. 2,100 SF of 
encroachment into the 

steep slope buffer 
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There are five existing significant trees on site and all will be removed with this 
proposal to construct the building foundations and/or retaining walls.  This includes 2 
interior trees (64 diameter inches combined) and three perimeter trees within 15 feet of 
the property line (64 diameter inches combined). Two of these trees are within the 
steep slope, one is in the steep slope buffer, and two are outside of any critical area or 
buffer.  To mitigate for this tree removal and modification of the steep slope and steep 
slope buffer, the applicant has proposed mitigation landscaping.  It will include a 
minimum of 17 replacement native and semi-native trees to be planted within the steep 
slope and steep slope buffer. Along with new additional native shrubs and groundcover 
landscaping, the proposed landscape enhancements will meet the requirements in the 
City of Bellevue’s Critical Areas Handbook and will provide increased habitat.  The 
critical area will also be required to be placed in a Native Growth Protection Easement 
(NGPE).  Refer to the discussion regarding the Alternative Tree Retention Option 
in Section III and Conditions of Approval regarding the approved steep slope 
and steep slope buffer modification, the final landscape plan, native growth 
protection easement (NGPE), NGPE recording, and performance 
standards/maintenance and monitoring in Section X of this report.  

 

C. Building Design 
The two proposed buildings will effectively be mirror images of each other and each 
will have the same clean, contemporary urban architectural language.  However, the 
buildings have also been designed to create a residential development consistent with 
both the surrounding multi-family and single family residential neighborhood in terms of 
scale, mass, color, and materials.   
 
The two separate buildings have been placed on the site to create three view corridors 
to the Downtown through the middle of the site and on either side (west and east).  In 
addition, by breaking what could have been one larger building into two, the apparent 
bulk of the building has been reduced.  The approximately 2,300 square foot footprint 
of each building is significantly smaller than the single family homes to the south – 
most of which have footprints well over 3,000 square feet. The buildings have also 
been designed to step down on the eastern and western sides to better reflect the 
scale of the surrounding development to the east and west.  Pitched roof forms will 
face the public street to the south and Downtown to the north to enhance the 
residential character of the buildings.  These roof forms will then fold into flat roof 
forms with roofdecks to further help to break down the overall bulk and mass of the 
building and create visual interest.   

 
 
 
 
 
 
 
 
 
 

  
 

View of Northern Elevation  
(looking south) 
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Southern Elevation (SE 2nd Street) 
 
 

 

 
 

Typical Interior Elevation  
(View of western elevation of Building 2 from interior driveway) 

 
 
Exterior materials were chosen to be residential in character and are found in 
contemporary residential construction throughout the City.  These high quality materials 
include cementitious panels that will be accented with wood-grained composite panels for 
additional warmth.  Large windows will also help to break down the overall scale and bulk 
of the buildings. 
 
 

 

Building 2                                                   Building 1 
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Color and Materials 
 
 

 
 
 

The grey palette of colors will be complementary to those found in the surrounding 
residential neighborhood.  A contrast of light and dark colors, accented with wood-grained 
composite panels will also help to further break down the mass of the building both 
horizontally and vertically.  For example, at the residential entries, the darker color will be 
placed against the lighter color of the garages to lessen the apparent width of the building.  

 
 

II. SITE DESCRIPTION/CONTEXT, ZONING, & CRITICAL AREAS 
 

A. Site Description/Context   
The existing 14,787 square foot site faces onto SE 2nd Street.  The site lies approximately 
one block south of the Downtown in a multi-family land use district.  Two older apartment 
buildings with a total of six units are on the site and parking for these apartment buildings 
is provided via 90-degree parking across the entire street frontage (see photograph 
below).  A flat area of lawn lies directly behind the buildings and the critical area steep 
slope is in the northeast corner of the site.  The slope and top of slope buffer in this 
location is vegetated with lawn, non-native plants, invasive species and three significant 
trees.  As such, the steep slope and steep slope buffer critical areas have received a low 
habitat score, which is documented in the Critical Areas and Habitat Assessment report, 
prepared by Talasaea Consultants, Inc.1                        

 

                                                           
1 Critical Areas and Habitat Assessment, Talasaea Consultants, Inc., dated April 28, 2016 
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One of Two Existing Apartment Buildings On-Site – to be demolished 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Aerial Photograph/Site Context 
 
 

 
 
 
 
 

Proposal Site w/ 2 Existing 
Apartment Buildings 

Metric Townhomes 
(aerial photo taken before 
construction) 

Single Family Homes 

Multi-Family Buildings 

Older Single Family 
Homes in Multi-
Family Land Use 
District 
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The surrounding area is developed with a mix of multi-family residential housing to the 
east and north, and single-family homes to the east and south as follows: 

 
North:   R-30 – Multi-Family land use district:   Older low-rise apartment buildings and a 

new multi-family townhome development – Metric Townhomes. 
East:   R-30 – Multi-Family land use district:  Small, older single family homes.   
South:  R-4 – Single Family land use district:  Large, newer single Family homes. 
West:   R-30 – Multi-Family land use district:  Multi-Family apartment buildings. 

 
 

B.   Zoning   
The site is zoned Multi-Family (R-30), and it also lies within the Transition Area Design 
District zoning overlay due its proximity to the single family R-4 zoning district to the south. 
Thus, the site is within the Single Family Transition Area.  To the north, east, and west, the 
site is surrounded by properties also within the R-30 Multi-Family land use district.  
 

 
 

Zoning Map 
 

 
 
 

Project Site 

Single-Family 
Transition Area 
(hatched)  

Multi-Family 
Apartments & 
Condominiums 

North 
Single Family 
Homes 

Downtown Land Use 
District – DNTN-MU 

Downtown Boundary  
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C. Critical Areas Functions and Values 
 
Geologic Hazard Areas 

Geologic hazards pose a threat to the health and safety of citizens when commercial, 
residential, or industrial development is inappropriately sited in areas of significant 
hazard.  Some geologic hazards can be reduced or mitigated by engineering, design, 
or modified construction practices.  When technology cannot reduce risks to 
acceptable levels, building in geologically hazardous areas is best avoided (WAC 365-
190). 
 
Steep slopes may serve several other functions and possess other values for the City 
and its residents. Several of Bellevue’s remaining large blocks of forest are located in 
steep slope areas, providing habitat for a variety of wildlife species and important 
linkages between habitat areas in the City.  These steep slope areas also act as 
conduits for groundwater, which drains from hillsides to provide a water source for the 
City’s wetlands and stream systems.  Vegetated steep slopes also provide a visual 
amenity in the City, providing a “green” backdrop for urbanized areas and the buffering 
of urban development. 
 
 

Steep Slope Critical Area and Critical Area Buffer - Existing Condition 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

North 
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The applicant has submitted a Critical Area Report that includes habitat and tree 
assessments, along with a geotechnical recommendation for development on this site.  
Refer to Section III.C of this report for how the proposal has met the performance 
standards within a steep slope and steep slope buffer.  
 
Per the Geotechnical Report prepared by Geotech Consultants, Inc.2, if foundation, 
grading, and retaining recommendations from the report are followed, “modification of 
the critical area and critical area buffer will not have adverse impact on stability of any 
adjacent slopes and will not impact the stability of any existing structures.”  In addition, 
dense plantings of native vegetation per the City’s Critical Area Handbook3 will further 
help to stabilize the steep slope and steep slope buffer and provide increased habitat 
function.  
 
To minimize the intrusion of the development on the critical area and critical area 
buffer, the front setback for Building 2 will be reduced from 20 feet to ten feet to allow 
the applicant to pull Building 2 closer to SE 2nd Street.  The distance between the two 
buildings has been reduced from 20 feet to 15’-9” to pull Building 2 further to the west.  
By reducing the setback and the distance between buildings, the applicant will be able 
to minimize the encroachment by Building 2 into the steep slope. 

 
Refer to Condition of Approval regarding geotechnical recommendations in 
Section X of this report. 
 
 

III.  CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 
 

A. General Provisions of the Land Use Code 
 
1. Use 

 
Uses are regulated by LUC 20.10.400 (Use Charts) and LUC 20.25B (Transition Area 
Overlay District). The proposed multi-family residential use is permitted outright in the R-
30 multi-family land use district.  However, the proposal is subject to Design Review 
approval since it lies within the Transition Area Design District. 
 
2. Dimensional Requirements 

     
All applicable dimensional requirements of the Land Use Code will be met.  Refer to the 
following chart for specific information, as well as Conditions of Approval and the attached 
Project Plans. 
 

      
 
 
 
 
                                                           
2 Geotechnical Engineering Study for Proposed Residential Development at 10631 Southeast 2nd Street, dated October 6, 2015 
(with a January 22, 2016 Addendum), prepared by James H. Strange, Jr., P.E. 
 
3 Critical Areas Handbook – Restoring, Enhancing, and Preserving, City of Bellevue 
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Site 
Area/Zone 

14,782 SF 
R-30 in Transition Area Design 
District & Steep Slope Critical 
Areas 

 

 Permitted/Required Proposed 

Building 
Height  

30 FT for buildings located within  
R-30 that is overlaid by the 
Transition Area Design District*   
 
Measured from Average Exiting 
Grade to the mid-point of a 
pitched roof. 
 
*40 FT is allowed only with 
bonuses. 
 
LUC 20.25B.040.A 

Building 1: 
   Ave. Exist Grade: 180’-1 3/16” 
   Mid-Pt. of Pitched Roof:  
        217 – 11 ½” 
   Ht.: 37’-1” 
 
Building 2:   
   Ave. Exist Grade: 178’-1 3/16” 
   Mid-Pt. of Pitched Roof:  
        217’- 11 ½ ” 
   Ht.:  39’-10” FT 
 
Ht. Bonuses Provided: 

Pitched Roof Forms  – 5 FT 
No Mechanical on Roof –  
5 FT 

Meets LUC requirement. 
Setbacks  
 

Building 1: 
   Front:  20’-0” 
   Side (west):  5’-0” where   
        building less than 30’ tall 

20’where building over 30’ 
Rear: 25’ 
 

Building 2: 
   Front:  20’-0” ** 
   Side (west):   

5’-0” where   
        building less than 30’ tall 

20’-0” where building over 
30’ 

Rear: 25’ 
 
LUC 20.25B.040.B 

Building 1: 
   Front:  25’-4” 
   Side (west):  Approx. 12’ – 15’ 

where building less than 30’ 
20’ where building over 30’ 

Rear: 25’-9” 
 

Building 2: 
   Front:  10’* 
   Side (west):  Approx. 12’ – 15’ 

where building less than 30’ 
20’ where building over 30’ 

Rear: 35’-11” 
 

** Reduction in front setback 
allowed per LUC 20.25H to 
reduce disturbance in critical area 
steep slope and critical area 
buffer. 

Note that through Design Review, 
many of the walls around the 
around the exterior parking along 
the rear setback for both buildings 
have been reduced to be less 
than 30” to minimize setback 
intrusion 

Meets LUC requirements. 
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Permitted/Required Proposed 

Lot 
Coverage 

Parcel – Steep Slope = 12,883 SF 
35% of 12, 883 = 4,509 SF 
 
LUC 20.20.010 

Building 1:  2,205 SF 
Building 2:  2,205 SF 
Total:  4,410 SF = 34.3% 
4,410 < 4,509 
 
Meets LUC requirement. 

Maximum 
Impervious 
Surface 

80% of 14,782 SF = 11,826 SF 
 
LUC 20.20.010 

Proposed:  8,117 SF = 55% 
 
Meets LUC requirement. 
 

Distance 
between 
Structures 

Distance between structures in 
Transition: Min. 20 feet  
 
LUC 20.20.010, 20.25B.040.B.2 
 
May be modified per LUC 
20.25H.040.C 

Building are 15’-9” apart (at upper 
floors).  Modification is allowed per 
LUC 20.25H.040 to reduce impact 
of the intrusion of Building 2 into 
the steep slope critical area and 
critical area buffer. 
 
Distance between buildings at 
ground level 23’-9”.   
 
Meets LUC requirement. 

Landscape Compliance with LUC 20.20.520, 
20.20.900, LUC 20.25H210, and 
20.25B.040.C 
 
 

The landscape plan complies with 
all Land Use Code landscape 
requirements. 
Refer to Conditions of Approval 
regarding the final landscape  
plan, performance 
standards/maintenance and  
monitoring, and landscape 
installation and maintenance 
assurance devices in Section X 
of this report. 

Parking Required: 
8 – 3-bdrm @ 1.8/unit = 14stalls 
 
LUC 20.20.590.F.1 
 

Proposed:   
15 stalls (12 in garages and 3 
surface spaces) 
 
Meets LUC requirement. 

Loading Minimum one 10’ x 55’ area 
accessible to a public right of way. 
 
LUC 20.20.590.K.4 
 

Loading will to be handled on the 
internal private roadway in the site 
accessed off SE 2nd Street.   
 
Refer to Condition of Approval 
regarding provisions for loading 
in Section X of this report. 
 
Meets LUC requirement. 
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Permitted/Required Proposed 

Tree 
Retention 

Transition Area:   
15 foot Perimeter:  All trees to be 
retained within the Perimeter = 3 
trees with 64” dia. inches 
 

All five existing trees on site are to 
be removed to accommodate 
construction and replaced with a 
minimum of 17 new native and/or 
semi-native trees that are required  

Tree 
Retention 
(Cont’d) 

 Site Interior:   
15% of the diameter inches: 
15% of 64 dia. inches = 10 inches 
 
LUC 20.20.900 and 20.25B.040.C 

as part of the landscape mitigation 
plan.   
 
As conditioned, meets LUC 
requirements. 
 
Refer to discussion regarding 
the Alternative Tree Retention 
Options in Section III.B below 
and Conditions of Approval 
regarding the final landscape 
plan, and performance 
standards/maintenance and 
monitoring in Section X of this 
report. 
 

Recycling & 
Solid Waste 
Collection 
Area 

Solid Waste and Recycling 
containers must be contained 
within a structure enclosed on all 
four sides.  
 
LUC 20.20.725 and 20.25B.040.F    

Garbage and recycling cans for 
each individual unit will be stored 
within garages and moved to the 
public street for pick-up in the same 
manner that garbage is picked up 
for the single family homes directly 
across SE 2nd Street. 
 
Refer to Condition of Approval 
regarding solid waste/recycling 
in Section X of this report.   
As conditioned, meets LUC 
requirements. 

Mechanical 
Equipment 

Located on the roof & visually 
screened, within the building or 
below grade. 
 
LUC 20.20.525 

There will be no mechanical 
equipment on the roofs. All 
mechanical equipment will be 
located inside the buildings. 
Meet LUC requirements. 

 
 
B. Alternative Tree Retention Option and Alternative Landscaping Option 
 

1. Alternative Tree Retention Option:   
The applicant has proposed to remove all of the five existing trees on site.  Two of 
these trees are within the steep slope and one is in the steep slope buffer. 
Additionally, three of the trees are within the site perimeter.  The applicant is 
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requesting Alternative Tree Retention Option approval per LUC 20.20.900.G.2.b.iii 
for this tree removal. To mitigate for the removal of all five trees to accommodate 
the building foundation and parking area, a minimum of 17 replacement native and 
semi-native trees will be planted within the steep slope and steep slope buffer and 
additional trees will be placed throughout the site, outside of any critical areas. In 
the critical area and critical area buffer, these new trees, along with new additional 
native shrubs and groundcover landscaping, will meet the requirements in the City 
of Bellevue’s Critical Areas Handbook for planting on steep slopes.  These new 
native vegetation plantings will result in an improved landscape and habitat within 
the critical area over what currently exists on site. All landscaping within the steep 
slope critical area and critical area buffer will also be required to meet performance 
standards and undergo five years of maintenance and monitoring.  The vegetation 
in the steep slope and steep slope buffer must also be placed in a recorded Native 
Growth Protection Easement (NGPE).  Therefore, as conditioned, the Alternative 
Tree Retention Option may be approved. Refer to Condition of Approval 
regarding the final landscape plan, performance standards/ maintenance and 
monitoring plan, native growth protection easement (NGPE), and native 
growth protection easement recording in Section X of this report. 

 
2. Alternative Landscaping Option (ALO):   

The width of the required landscaping in the street frontage buffer will be reduced 
from 20 feet to 10 feet in front of Building 2 only to pull the building foundation 
further away from the steep slope.  This reduction is allowed per the approval of an 
Alternative Landscape Option.  The landscape materials proposed in this location 
will meet the landscaping requirements for the Transition Area Design District (LUC 
20.25B.040.C) and will create a residential street frontage consistent with the 
single family neighborhood to the south.  It will be supplemented with additional 
robust landscaping throughout the site, including new native mitigation/restoration 
landscaping on the steep slope and steep slope buffer and the buffer in front of 
Building 1 will remain at 20 feet.  Therefore, as conditioned, the proposal will result 
in an equal or better result than if the landscaping requirements were strictly 
followed and the proposal meets the requirements for an ALO in LUC 20.20.520.J.  
Refer to Condition of Approval regarding the final landscape plan in Section 
X of this report. 

 
 

C.  Critical Areas Requirements 
 

1. Consistency with Land Use Code Performance Standards (LUC 20.25H.125) – 
Landslide Hazards and Steep Slopes. 
 
Development within a landslide hazard, steep slope critical area, or the critical area 
buffers of such hazards shall incorporate the following additional performance 
standards in design of the development, as applicable.  The requirements for long-
term slope stability shall exclude designs that require regular and periodic 
maintenance to maintain their level of function. 

 
a. Structures and improvements shall minimize alterations to the natural 

contour of the slope, and foundations shall be tiered where possible to 
conform to the existing topography; 
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Finding:  Per the recommendations in the Geotechnical Report, the applicant 
will use the building wall for Building 2 as a retaining structure in combination 
with the retaining walls around the exterior parking area.  Using these 
structures will require only 71 square feet of disturbance/intrusion in the 
approximately 2,000 square foot steep slope area on site.  By providing these 
walls, the majority of the contours of the steep slope will remain in place.  Refer 
to Condition of Approval regarding the geotechnical recommendations 
and hold harmless agreement in Section X of this report. 

 
b. Structures and improvements shall be located to preserve the most 

critical portion of the site and its natural landforms and vegetation; 
 

Finding:  Based on the Geotechnical Report, the proposed development will 
not impact local soil or slope stability to any significant degree and may actually 
increase the stability of the existing slopes through the use of retaining 
foundation walls and the control of surface water above the slopes.  
Recommendations found in the Geotechnical Report and addendum must be 
followed for this project.  Three trees within the critical area steep slope and 
steep slope buffer will be removed.   Mitigation for this removal will include new 
native landscaping with a minimum of 17 new trees and understory plantings. 
These new plantings will conform to the planting recommendations found in the 
City of Bellevue’s Critical Areas Handbook. The steep slope and steep slope 
buffer will also be required to be placed in a Native Growth Protection 
Easement (NGPE).  Refer to Condition of Approval regarding the final 
landscape plan, native growth protection easement (NGPE), and 
geotechnical recommendations in Section X of this report. 

 
c. The proposed development shall not result in a greater risk or a need for 

increased buffers on neighboring properties; 
 

Finding:  Per the analysis and recommendations found within the 
Geotechnical Report, the improved stability of adjacent critical areas and 
critical area buffer will avoid negative impacts on neighboring properties as a 
result of the proposal.   

 
d. The use of retaining walls that allow maintenance of existing natural slope 

area is preferred over graded artificial slopes where graded slopes would 
result in increased disturbance as compared to use of retaining walls; and 
 
Finding:  Per the Geotechnical Report recommendations and through the use 
of excavation and pipe piles, the proposed building foundations will be 
supported on the dense soils on the site that are not subjected to instability.  
Retaining foundations walls will be used to minimize the intrusion into and 
disturbance of the steep slopes.  

 
e. Development shall be designed to minimize impervious surfaces within 

the critical area and critical area buffer. 
 

Finding:  Design flexibility is allowed per LUC 20.25H to reduce impacts to 
critical areas and critical area buffers.  
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 Building 2 has been pulled as far south as possible (toward SE 2nd Street) 
with a reduced front setback to minimize the square footage of the structure 
and impervious surfaces in the critical area and critical area buffer.   

 The number of exterior parking spaces along the northern end of Building 2 
was reduced from two to one to further minimize impacts to the steep slope 
in this area.  

 Buildings 1 and 2 were placed closer than the 20 feet required for buildings 
in Transition to pull Building 2 further away from the critical area and critical 
area buffer.   

 To further minimize impervious surface within the steep slope buffer, 
walkways along the eastern side of Building 2 will be required to be 
constructed with permeable materials.  Total impervious surfaces for the 
entire site will be approximately 55 percent.  Refer to Condition of 
Approval regarding walkways along the eastern side of Building 2 in 
Section X of this report. 

 A secondary entry on the northern façade of Building 2, which includes 
exterior stairs from the surface parking, must be eliminated to avoid placing 
additional impervious surfaces within the critical area buffer. Refer to 
Condition of Approval regrading entry stairs and pad to northeast unit 
of Building 2 in Section X of this report. 

 
f.  Where change in grade outside the building footprint is necessary, the 

site retention system should be stepped and regarding should be 
designed to minimize topographic modification.  On slopes in excess of 
40 percent, grading for yard area may be disallowed where inconsistent 
with the criteria; 

 
Finding:  The steep slope will be avoided as much as possible during 
construction and returned to a natural condition with dense mitigation plantings 
post-construction.  There will be no access from the building units into the 
steep slopes and the residents will not be able to use the critical area.  After 
construction, this area shall be designated and recorded as a Native Growth 
Protection Easement (NGPE).  Refer to Condition of Approval regarding the 
native growth protection easement (NGPE) and NGPE recording in 
Section X of this report. 

 
g. Building foundation walls shall be utilized as retaining walls rather than 

rockeries or retaining structures built separately and away from the 
building wherever feasible.  Freestanding retaining devices are only 
permitted when they cannot be designed as structural elements of the 
building foundation. 

 
Finding:  The northern and eastern building walls of Building 2 will be utilized 
as retaining walls.  They will then transition to the foundation walls around the 
parking area on the northern side of the site. These walls will eliminate the 
need for free standing retaining walls and will reduce intrusion into the steep 
slope critical area and the necessity to regrade the critical area slope. 

 
 



Bellevue Urban Homes Staff Report 
Design Review and Critical Areas Land Use Permit 
16-123385-LD and 16-123376-LO 

Page 18 
 

 

 

     

h. On slopes in excess of 40 percent, use of pole type construction which 
conforms to existing topography is required where feasible.  If pole-type 
construction is not technically feasible, the structure must be tiered to 
conform to the existing topography and minimize topographic 
modification; 

 
Finding:  Per the recommendations found in the Geotechnical Report, the 
portion of Building 2 in the steep slope buffer and/or within the steep slope will 
be supported on a deep foundation system consisting of small diameter steel 
pipe piles driven through the loose upper fill and into the competent underlying 
glacial till and hard silts. The northern edge of the central, exterior parking area 
will be supported by a retaining wall that should extend approximately eight feet 
below the existing grade to stabilize the edge of the parking and minimize 
disruption to the steep slope and/or buffer.  The base of the wall should bear on 
the dense native soils. Refer to Condition of Approval regarding 
geotechnical recommendations in Section X of this report. 

 
i. On slopes in excess of 40 percent, piled deck support structures are 

required where technically feasible for parking or garages over fill based 
construction types; 

 
Finding:  Per the Geotechnical Report, the majority of the site consists of 
dense glacial till and hard silts that are suitable to support the townhome 
buildings using conventional foundations.  However, in the area near the top of 
the steep slope in the northeast corner of the site, loose upper soils are not 
capable of supporting the new building.  Therefore, per the Geotechnical 
Report, the northeastern corner of Building 2 should be supported on a deep 
foundation system consisting of small-diameter steel pipe piles.   Refer to 
Condition of Approval regarding geotechnical recommendations in 
Section X of this report. 

 
j. Areas of new permanent disturbance and all areas of temporary 

disturbance shall be mitigated and/or restored pursuant to a mitigation and 
restoration plan meeting the requirements of LUC Section 25.25H.210. 

 
Finding:  To mitigate the disturbance within a steep slope critical area and 
associated buffer, the applicant shall restore approximately 2,000 square feet 
of critical area slope and 600 square feet of critical area buffer with native 
vegetation per the recommendations in the City of Bellevue’s Critical Areas 
Handbook. This area then will be required to be placed in an NGPE.  The 
proposed restoration is intended to provide increased habitat function within the 
critical area and critical area buffer than currently exists.  Additionally, the 
project is expected to provide an increase in slope stability through the 
construction of retaining foundation walls (either crawlspaces or site walls) and 
Utilities improvements, which will provide increased control of the surface 
stormwater on the slope.  
    
Impacts will also be mitigated by application of best management practices for 
temporary erosion and sedimentation controls and rainy season restrictions on 
clearing and grading during the Clearing and Grading Permit review.  
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Additionally, excavation/trenching along the northern property line required for 
the stormwater connections will require trenching by hand where the trenching 
occurs within the street slope or steep slope buffer. Refer to Condition of 
Approval regarding preliminary design, utility codes and engineering 
standards in Section X of this report. 

 
2. Consistency with Critical Areas Report (LUC 20.25H.230) 

The applicant supplied a complete Critical Areas Report, prepared by Talasaea 
Consultants, Inc., dated April 28, 2016, and the Geotechnical Report prepared by 
Geotech Consultants, Inc., dated October 6, 2015 and amended January 22, 2016.  
The Report has met the minimum requirements in LUC 20.25H.250 and the 
proposal has been designed to be consistent with the recommendations in the 
Geotechnical Report and mitigation will be provided in the form of native 
landscaping consistent with the Critical Areas Handbook. 
 

3. Consistency with Critical Areas Report with Provision for Landslide Hazards 
and Steep Slopes (LUC 20.25H.140 and 145) 
Modification of a steep slope buffer requires a Critical Areas Report as part of the 
application for a Critical Area Land Use Permit, which includes a geotechnical 
analysis of the site. The applicant has obtained the services of a qualified 
geotechnical engineering company, Geotech Consultants, Inc., to study the site 
and document the observed conditions.  Staff has reviewed the documents in the 
Geotechnical Report. 
 
The geotechnical engineer’s recommendations shall be incorporated into the 
construction drawings and permits for the proposal.  Recommendations include, 
but are not limited to, the following: 
 
 The northeastern corner of the Building 2 should be supported on a deep 

foundation system consisting of small diameter steel pipe piles driven through 
the loose upper fill and into the competent underlying glacial tell and hard silts. 
 

 Construction drawings should include standard details for both pile-supported 
and conventional foundations with transition areas to allow for piles to be 
added or deleted based on the conditions exposed during construction. 
 

 The northern edge of the central parking area should include a retaining wall 
that extends approximately 8 feet below the existing grade to stabilize the edge 
of the parking area.  The base of the wall should bear on the dense native 
soils. 
 

 Sufficient ventilation, either passive or mechanical, shall be provided to prevent 
a build-up of excessive water vapor within the planned structure.  

 
Refer to Condition of Approval regarding the geotechnical recommendations 
in Section X of this report. 
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IV.  Design Guidelines and Design Criteria – LUC 20.25B.050.A & B 
The proposal complies with the Site and Building Design Guidelines for development 
within the Transition Area Design District as follows: 
 
A. Site Design Guidelines – LUC 20.25B.050.A 

1. Vehicular Access:  Access will be via one main driveway and one secondary 
driveway off of SE 2nd Street. This neighborhood street is shared by multi-family 
and single family development. 

2. Loading/Refuse Collection Areas:  Loading will take place on-site in the internal 
driveway and in the exterior parking spaces.  Each resident will store garbage and 
recycling cans in their unit garage and the cans will be taken to the curb in the 
same manner as the garbage is handled for the single family homes across the 
street.  Cans must be returned to the units by the end of the day.  Refer to 
Condition of Approval regarding solid waste/recycling in Section X of this 
report. 

3. Significant Vegetation Retention:  The five existing significant trees on-site will be 
removed.  However, they will be replaced with robust native plantings within the 
critical area, critical area buffer, and additional landscaping throughout the rest of 
the site.  Also refer to discussion regarding the Alternative Tree Retention Option 
and Alternative Landscaping Option in Section III.B. 

4. Compatibility with Surrounding Residential Development:  The site layout, 
landscaping, minimal curb cuts, architectural design, and architectural colors and 
materials will create a development that is compatible with the surrounding 
neighborhood – including the surrounding multi-family developments and the single 
family development directly across the street to the south. 
 

B. Building Design Guidelines - LUC 20.25B.050.B 
1. Exterior Cladding: The color and materials of this residential building are 

compatible with the surrounding multi-family and single family buildings.   
2. Building Scale:  The building will employ overhangs, offsets, changes in roof 

planes, building step backs, and changes in materials and color to break down the 
overall scale of this building. The footprints of each building will actually be smaller 
than the footprints of individual single family homes to the south.  

3. Roof Form:  A pitched roof form, in conjunction with flat roof that have exterior 
patios, will provide a look that is compatible with the surrounding residential 
development; particularly that of newer development such as the Metric 
Townhomes to the north. 

4. Communication Dishes:  No communication dishes are planned. 
5. Compatibility of Materials and Colors:  The grey color palette and use of high 

quality residential materials in complementary to the surrounding neighborhood. 
 
V. PUBLIC NOTICE AND COMMENT 
 

Application Date: January 25, 2016 
Application Completeness Date: February 25, 2017 
Notice of Application published: March 3, 2016 
Public Notice Sign installed: March 3, 2016 
Minimum Comment Period ended: March 17, 2016 
Public Meeting:  March 29, 2016 
 

Sally Nichols                    (425) 452-2727                    spnichols@bellevuewa.gov
Text Box
2016
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Although the minimum required public comment period ended on March 17, 2016, three 
written comments from Parties of Record were accepted up to the date of this decision.  In 
addition, two citizens attended the public meeting at City Hall.  Questions raised by the 
parties of record are discussed below: 
 
1. The heights of the townhome buildings are too high.  It will block the neighborhood 

views to Downtown Bellevue. 
 
Response:  The buildings will be designed to comply with the Transition Area height 
requirements, which allow the buildings to be 40 feet tall.  However, the buildings will 
be stepped to down to 30 feet on the western side of Building 1 and the eastern side of 
Building 2.  
 
Views are not protected in the Land Use Code.  However, by breaking the proposal 
into two buildings, the applicant will provide three view corridors to the Downtown 
through the site.   

 
2. What will happen to the trees on the hill (slope) on SE 2nd Street? 

 
Response:  Due to construction associated with the townhomes, the five existing trees 
on-site will be removed.  However, per the alternative tree retention option and a 
detailed mitigation plan, the steep slope and buffer will be replanted with a minimum of 
17 new native or semi-native trees and native understory vegetation per the City of 
Bellevue’s Critical Areas Handbook and there will be additional robust landscaping 
throughout the site.  The resulting vegetated condition will improve the habitat, slope 
stability, and stormwater functions of the slope.  

 
3. Traffic Concerns:   

 The road leading up to SE 2nd Street is very narrow and cannot accommodate 
the increase in traffic during construction or after the project is complete and 
occupied. 

 How will damage to the street from construction be handled? 
 The proposal will be detrimental to the neighborhood and pedestrians; and    
 Construction noise, rubble, and traffic will have a greater impact on the 

surrounding neighborhood because this is a dead end street. 
 

Response:  Although there will be more units within the complex than there would be 
with a single family home site, there will be only two more units than currently exist in 
the apartment buildings on this multi-family site. The increase in multi-family units from 
six to eight units adds one additional trip in the p.m. peak hour, totaling five p.m. peak 
hour trips.  The difference in traffic with the completed project will therefore be 
negligible, and will be consistent with the underlying multi-family zoning.  Parking for 
the residential units will be accommodated on site either in garages, or in the three 
exterior parking spaces and all but one garage will be accessed off one central internal 
driveway – thereby eliminating the current condition where cars are parked at a 90-
degree angle along the street and back out directly onto SE 2nd Street. 
 
The pedestrian environment for the project and the entire adjacent neighborhood will 
be greatly improved with this development.  The applicant will be required to construct 
a public sidewalk per City of Bellevue standards along the entire street frontage. 
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VI. TECHNICAL REVIEW 
 

A. Clearing & Grading 

A Clearing and Grading Permit is required for this project per BCC 23.76.035.  The 
Clearing and Grading review of the project will be facilitated under the submitted Clearing 
and Grading permit application - 16-125868 GD. 
 
B. Utilities 

Storm Drainage 
This project will be reviewed under the 2016 Utilities Engineering Standards or those in 
effect at the time of building permit application. 
 
The project drains to Lake Washington via the Mercer Slough Basin. The project is 
redevelopment as there is more than 35% existing impervious surface. Minimum 
Requirements (MR) #1-9 apply because the total of the new plus replaced impervious 
surfaces is 5,000 square feet or more, AND the value of improvements exceeds 50% of 
the assessed value of the existing. 
 
The project addresses MR #4: Preservation of Natural Drainage Systems and Outfalls by 
continuing to discharge stormwater to the same location. The outfall will be protected with 
the use of an energy dissipation trench. Section D4-02.2 allows for use of a rock pad or 
other system that serves to disperse flows if the 100-year flow for the pre-developed and 
post-developed are both less than 0.2 cubic feet per second (cfs). The 100-year flow for 
the pre-developed is 0.166 cfs and the 100-year flow for the post-developed site is 0.180 
cfs. 
 
The project addresses MR #5: Onsite Stormwater Management by using Onsite 
Stormwater Best Management Practices (BMP’s) to infiltrate, disperse and retain 
stormwater onsite to the maximum extent feasible without causing flooding or erosion 
impacts downstream. 
 
MR #6: Runoff Treatment applies based on Figure 2.3 Flow Chart for Determining 
Requirement for Redevelopment but is not triggered because the pollution generating 
impervious surface (PGIS) is less than 5,000 square feet in the threshold area of the 
project. This project results in 3,170 square feet (less than 5,000 square feet) of new and 
replaced PGIS. Therefore, runoff treatment is not required per Table 2.1 of the 2016 Storm 
and Surface Water Engineering Standards (SSWES). 
 
MR #7: Flow Control applies based on Figure 2.3 Flow Chart for Determining Requirement 
for Redevelopment but is not triggered because the total effective impervious area is less 
than 10,000 square feet in the threshold discharge area. The project results in 8,447 
square feet (less than 10,000 sf) of new and replaced impervious surfaces. Therefore, flow 
control is not required per Table 2.2 of the 2016 SSWES. 
 
Three new storm connection permits (UB Permits) will be required. One is for the joint use 
line from the energy dissipator to the end of line cleanout. ANY excavation from storm 
drain pipe installation in the steep slope critical area or steep slope buffer shall be hand 
excavation only. Include a Storm Drainage Report (SDR) with this joint use permit 
application. Additional, submit one storm connection permit for each building.  
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Water 
The water supply for this project is provided from City of Bellevue owned water mains 
located on SE 2nd Street. Any irrigation lines or services are required to have an approved 
and certified backflow assembly installed as well as provide an Irrigation Water Budget 
prior to acceptance of the installation. 
 
New water services will require a water service application (UC permit). Application fees 
will include permit fees, Regional Capital Facilities Charge and any other applicable fees 
due at the time. 
 
Sewer 
UA permits (commercial side sewer permits) will be required for each sanitary side sewer 
connection including modifications. 
 
Refer to Condition of Approval regarding preliminary design, utility codes and 
engineering standards in Section X of this report. 
 
 
C. Transportation Department 
 
Site Access 
Access to the proposed project will be provided by two driveways, one central driveway 
that provides access to seven of the eight townhomes and one driveway that provides 
access to the remaining unit. The additional driveway is located on the east end of the 
frontage. The eastern building was sited further south to avoid the steep slope on the 
northeast portion of the property; the additional eastern driveway is needed to provide 
access to one unit in this building as a result of this configuration. 
 
Although the design standards limit access to one driveway on a street frontage of 200 
feet or less, SE 2nd Street ends just east of the property and a future through connection is 
not expected. The eastern driveway will allow backing into the public right of way, 
however, vehicles will back into a dead end street and do not create a conflict with other 
vehicles accessing 107th Place SE. The applicant’s engineer has submitted a Design 
Justification Form documenting that this variance will not create a safety issue.  
 
The central driveway will meet the standards for commercial development with a 26 foot 
width. The eastern driveway will function as a single- family driveway and will be ten feet 
wide. All loading and unloading and deliveries must be contained within the project site. 
No portion of the city right of way may be used for these services. All units will be 
addressed off of SE 2nd Street.  Refer to Condition of Approval regarding provisions 
for loading and civil engineering plans for transportation in Section X of this report. 
 
Street Frontage Improvements 
In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to 
provide infrastructure improvements with a consistent and attractive appearance, the 
construction of street frontage improvements is required as a condition of development 
approval. The design of the improvements must conform to the requirements of the 
Americans with Disabilities Act, the Transportation Development Code (BCC 14.60), and 
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the provisions of the Transportation Department Design Manual. Refer to Condition of 
Approval regarding street frontage improvements in Section X of this report. 
 
1. The existing frontage consists of an asphalt shoulder with no curb. The applicant is 
required to install a 5 foot wide sidewalk with curb and gutter along the frontage. 
Landscaping planter is not required and matches the condition on the south side of the 
street. The new curb will be placed to allow a 28 foot width, curb to curb, on SE 2nd Street. 
A sidewalk and utilities access easement shall be provided for a portion of the sidewalk 
that is located outside of the city right of way. At the sidewalk ends, asphalt ramps shall be 
provided that comply with ADA standards. Adequate street lighting exists on the south side 
of SE 2nd Street; therefore, the applicant is not required to install street lights. The project 
proposes interior lighting for the site.  Street parking within the sight triangle will not be 
permitted and the applicant is required to install no parking signs accordingly. 
 
2. The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes not 
exceed two percent.  The sidewalk cross slope may be less than two percent only if the 
sidewalk has a longitudinal slope sufficient to provide adequate drainage.  Bellevue’s 
standard for curb height is six inches, except where curb ramps are needed.  The 
engineering plans must comply with these requirements, and must show adequate details, 
including spot elevations, to confirm compliance.  New curb and sidewalk shall be 
constructed in compliance with these requirements.   
 
ADA also requires provision of a safe travel path for visually handicapped pedestrians. 
Potential tripping hazards are not allowed in the main pathway and must be located so as 
not to interfere with the main pedestrian path. ADA-compliant curb ramps shall be installed 
where needed, consistent with City and WSDOT standard drawings. If such standards 
cannot be met, then deviation from standards must be justified on a Design Justification 
Form to be filed with the Transportation Department. 
 
3. Two driveways along the street frontage are proposed. The main, central driveway that 
provides access to the majority of the units shall have an approach width of 26 feet. The 
secondary driveway, located on the east end of the frontage, will function as a single-
family driveway and provide access to one unit; therefore, the minimum width is ten feet. 
The driveway apron design shall be consistent with standard drawing DEV-7A. For the 
main, central driveway, a 24 foot width is provided for internal circulation. The driveway 
grades shall be limited to a 10% maximum for the first twenty feet behind the driveway 
approach and limited to a maximum of 15% thereafter.  
 
4. The applicant is encouraged to work with the multi-family property owner to the north 
to add a pedestrian connection through both sites to connect to 107th Avenue SE. Main 
Street is the future site of an Eastlink light rail stop. This connection would create public 
benefit to the neighborhood and residents. 
 

5. The applicant is required to coordinate mailbox location with the Bellevue Postmaster 
and show the mailbox location on the engineering plans. The mailbox location shall not 
create a sight obstruction at the driveways.  
 
6. If the developer requests alternative paving materials, samples must be submitted for 
review. If approved, any non-standard patterns, colors, or other features may be installed 
only if an agreement is recorded against the property to hold the landowners responsible 
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for maintenance and replacement of all such non-standard sidewalk features. 
 

7. To the extent feasible, no utility vaults may be located within the primary walking path 
in any sidewalk. 
 
8. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed within 
ten feet of a driveway edge, defined as Point A in standard drawing DEV-7A. Fixed objects 
are defined as anything with breakaway characteristics greater than a four-inch by four-
inch wooden post. 
 
9. No new overhead utility lines will be allowed within or across any right of way or 
sidewalk easement, and existing overhead lines must be relocated underground. 
 
10. Per the Addressing Coordinator, all units will be addressed off of SE 2nd Street. 
 
Easements 
The applicant shall provide sidewalk and utility easements to the City as needed to 
encompass the full required width of any sidewalks located outside the city right of way 
fronting this site. If an agreement is made with the property owner to the north, a public 
access easement shall be provided. Any negative impact that this development has on 
existing easements must be mitigated or easements relinquished.  
 
Transformers and utility vaults to serve the buildings shall be placed inside the building or 
below grade, to the extent feasible.  
 
Refer to Conditions of Approval regarding existing easements and sidewalk/utility 
easements in Section X of this report. 
 
Holiday Construction & Traffic Restrictions 
From November 15th to January 5th, construction activities such as hauling and lane 
closures will be allowed only between the hours of 10:00 p.m. and 6:00 a.m. due to holiday 
traffic. The dates and times of these restrictions are subject to change. The applicant shall 
contact the Transportation Department Right-of-Way Section to confirm the specifics of 
this restriction prior to applying for a Right-of-Way Use Permit. Refer to Condition of 
Approval regarding holiday construction and traffic restrictions in Section X of this 
report. 
 
Use of the Right of Way during Construction 
Applicants often request use of the right of way and of pedestrian easements for materials 
storage, construction trailers, hauling routes, fencing, barricades, loading and unloading 
and other temporary uses as well as for construction of utilities and street improvements. 
A Right of Way Use Permit for such activities must be acquired prior to issuance of any 
construction permit including demolition permit. Sidewalks may not be closed except as 
specifically allowed by a Right of Way Use Permit. Refer to Condition of Approval 
regarding the right of way use permit in Section X of this report. 

 
Pavement Restoration 
The City of Bellevue has established the Trench Restoration Program to provide 
developers with guidance as to the extent of resurfacing required when a street has been 
damaged by trenching or other activities. Under the Trench Restoration Program, every  
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street in the City of Bellevue has been examined and placed in one of three categories 
based on the street’s condition and the period of time since it has last been resurfaced. 
These three categories are, “No Street Cuts Permitted,” “Grind and Overlay Required,” 
and “Standard Trench Restoration.” Each category has different trench restoration 
requirements associated with it. Damage to the street can be mitigated by placing an 
asphalt overlay well beyond the limits of the trench walls to produce a more durable 
surface without the unsightly piecemeal look that often comes with small strip patching.  
 
Near this project, SE 2nd Street has been classified as “grind and overlay required.” For 
street cuts, the minimum pavement restoration will consist of a full grind and overlay for a 
minimum of 50 feet as specified in the right of way use permit. The Transportation 
Inspector may adjust the limits based upon field conditions. Refer to Condition of 
Approval regarding pavement restoration in Section X of this report.  

 
D. Fire 

The Fire Department has reviewed and approved this Design Review application.  Formal 
Fire Department review will occur under subsequent building and fire permits for this 
proposal.  Fire sprinkler determination will be take place under building permit review. 
 
E. Building 

The Building Division has no comments or requirements for this Design Review; all 
comments are reserved for construction permit review. 

 
 

VII. STATE ENVIRONMENTAL POLICY ACT (SEPA) 
 
The environmental review indicates no probability of significant adverse environmental 
impacts occurring as a result of the proposal (see annotated Environmental Checklist 
attached to this staff report).  Therefore, issuance of a Determination of Non-Significance 
(DNS) is the appropriate threshold determination under the State Environmental Policy Act 
(SEPA) requirements with the incorporation by reference of the 2016-2027 Transportation 
Facilities Plan Environmental Impact Statement (TFP EIS) Addendum.  Specifically 
regarding the 2016-2027 TFP, it was determined that a new Addendum to the 2013-2024 
TFP EIS would adequately address the required review under SEPA.  The Addendum for 
the 2016-2027 TFP Update was published on October 8, 2015. These documents analyze 
the transportation and air quality impacts of the City’s Transportation Commission 
recommendations to meet the Comprehensive Plan, Transportation Element, and Mobility 
Management goals.  The Transportation Facilities Plan was subsequently adopted 
December 7, 2015 via Resolution 9032.  All referenced documents above are available in 
the Records Office at City Hall. 

 
This section of the staff report is an addendum to the adopted EIS referenced above. 
Adverse impacts which are less than significant are usually subject to City Code or 
Standards which are intended to mitigate those impacts.  Where such impacts and 
regulatory items correspond, further documentation is not necessary. For other adverse 
impacts which are less than significant, Bellevue City Code Section 22.02.140 provides 
substantive authority to mitigate impacts disclosed through the environmental review 
process.  A discussion of the impacts is noted below together with specific conditions of 
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approval.  These impacts will be mitigated through exercise of Code authority as well as 
through project-specific conditions of approval, contained in Section X of this report. 

 
A. NOISE/AIR 

Given the project site’s close proximity to other residences, consideration of the 
construction noise will be particularly important.   
 
Construction Noise: The Bellevue Noise Control Ordinance BCC 9.18 limits noise 
levels at the property line to 60 dBA (A-weighted sound level), except from 7:00 a.m. 
to 6:00 p.m. on weekdays and 9:00 a.m. to 6:00 p.m. on Saturdays that are not legal 
holidays.  Expanded hours may be approved by the Land Use Director under two 
conditions: to accommodate traffic mitigation and/or for construction of essential 
public facilities.  Since the site is surrounded by residential uses, expanded 
construction hours during evening or early morning hours should be avoided to 
minimize noise impacts to nearby residents. In addition, the contractor must use the 
best available noise abatement technology consistent with feasibility during 
construction. Refer to Condition of Approval regarding noise and construction 
hours and use of best available noise abatement technology in Section X of 
this report. 

 
Construction Vehicle Pollution:  To mitigate for air pollution generated by 
construction vehicles while transporting materials to and from the site, all 
construction vehicles will be required to cover their loads per the requirements of the 
Revised Code of Washington (RCW) 46.61.655. 
 
Refer to Conditions of Approval regarding air pollution from construction 
vehicles and equipment in Section X of this report. 

 

 

B. EARTH 
  Disturbance of the critical area buffer and small portion of the steep slope critical 

area will be necessary to construct Building 2 and the associated parking space 
along the northern end of the building. Retaining/foundation walls will be required to 
avoid further disturbance to adjacent steep slopes. Any proposed impacts to the 
critical areas buffer will be mitigated with mitigation/restoration landscaping per the 
Critical Areas Handbook.  To ensure slope stability during construction and post-
construction, the project will be required to comply with the City of Bellevue’s BMP’s 
and sediment and erosion controls for clearing and grading during construction as 
well as all clearing and grading codes in BCC 23.76.  Refer to Condition of 
Approval regarding the final landscape plan, performance standards/ 
maintenance and monitoring in Section X of this report. 

 

C. TRANSPORTATION 

 
Long Term Impacts and Mitigation 
The long-term impacts of development projected to occur in the City by 2027 have 
been addressed in the City’s 2016 – 2027 Transportation Facilities Plan FEIS 
Addendum. The impacts of growth that are projected to occur within the City by 2027 
are evaluated on the roadway network assuming that all the transportation 
improvement projects proposed in the City’s 2016 - 2027 Transportation Facilities 
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Plan are in place. The Transportation Facilities Plan EIS divides the City into several 
Mobility Management Areas (MMAs) for analysis purposes. Bellevue Urban Homes 
lies within MMA #7, which has a 2027 total growth projection that does not anticipate 
multi-family growth. The Bellevue Urban Homes development proposes eight 
townhomes – with an increase of two homes over the existing condition. It is 
recognized that the TFP projections fall short in this area in terms of this proposed 
land use; however, the TFP is updated every two years at which time land use 
projections can be updated to meet current growth trends. With this considered, the 
long-term transportation impacts are fully mitigated by payment of traffic impact fees, 
as described below. 
 
Traffic impact fees are used by the City to fund street improvement projects to 
alleviate traffic congestion caused by the cumulative impacts of development 
throughout the City. Payment of the transportation impact fee, as required by BCC 
22.16, contributes to the financing of transportation improvement projects in the 
current adopted Transportation Facilities Plan, and is considered to be adequate 
mitigation of long-term traffic impacts. The project site is the former site of a multi-
family development with a total of six units. For the purpose of impact fee calculation, 
credit is given for the previous use. The applicant is required to pay the impact fee 
for a net increase of two multi-family dwelling units. Fee payment is required at the 
time of building permit issuance. Refer to Condition of Approval regarding the 
transportation impact fee in Section X of this report. 
 
Mid-Range Impacts and Mitigation 
Project impacts anticipated to occur in the next six years are assessed through a 
concurrency analysis. The Traffic Standards Code (BCC 14.10) requires that 
development proposals generating 30 or more new p.m. peak hour trips undergo a 
traffic impact analysis to determine if the concurrency requirements of the State 
Growth Management Act are maintained.  The Bellevue Urban Homes development 
proposes eight multi-family dwelling units. The Bellevue Urban Homes will generate 
approximately 5 new p.m. peak hour trips and, therefore, will not trigger concurrency 
requirements.  
 
Short Term Operational Impacts and Mitigation 
City staff analyzed the short term operational impacts of this proposal in order to 
recommend mitigation if necessary. Issues that were analyzed included sight 
distance, access location and design, and onsite circulation.   
 
The existing site access consists of parking spaces that require backing into the 
public street along the entire frontage. This configuration will be removed and 
replaced with one central driveway that provides access to seven of the eight units, 
and a secondary driveway that provides access to the remaining one unit on the east 
end of the property. The details of the access design are addressed elsewhere in this 
Staff Report under Summary of Technical Reviews - Site Access in Section VI.C. 
Sight distance was reviewed, and it appears that adequate sight distance will be 
available. The access design shall meet the sight distance requirements of BCC 
14.60.240 and 14.60.241. Vegetation shall be trimmed as needed within the sight 
triangle. 
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VIII. DECISION CRITERIA 
 

A. CRITICAL AREAS REPORT – GENERAL  (LUC 20.25H.255.A) 
 

The Director may approve, or approve with modifications, the proposed 
modification where the applicant demonstrates:  

 
1. The modifications and performance standards included in the proposal 
lead to levels of protection of critical area functions and values at least as 
protective as application of the regulations and standards of this code; 
 
Finding: As confirmed by the Habitat Assessment, the steep slope and steep slope 
buffer has a low habitat value.  Through the removal of lawn and noxious plants and 
replanting of the slope with native species, as outlined in the Critical Areas Handbook, 
the habitat condition will be improved.  By placing this area in a Native Growth 
Protection Easement, the slope will be further protected the area from further damage 
from human intervention.    
 
The project is expected to provide an increase in slope stability through the 
construction of retaining foundation walls (either crawlspaces or site walls and 
increased control of the surface stormwater above the slopes. Mitigation plantings per 
the Critical Areas Handbook will provide improved wildlife habitat within the critical 
area and buffer than currently exists. 
 
2.  Adequate resources to ensure completion of any required mitigation and 
monitoring efforts;  
 
Finding:  The applicant has demonstrated that there will be adequate resources to 
complete the required mitigation landscape work and to provide monitoring for a five 
year period. 
 
3. The modifications and performance standards included in the proposal are 
not detrimental to the functions and values of critical area and critical area 
buffers off-site; and 
 
Finding:  Refer to discussion in Section III.C regarding how the proposal has met the 
steep slope and steep slope buffer performance standards.  With application of the 
mitigation plan, the overall condition of the steep slope and buffer will be improved and 
habitat and stormwater functions will be increased. 
 
4. The resulting development is compatible with other uses and development 
in the same land use district. 
 
Finding:  The development of two multi-family residential buildings with associated 
site landscape development is compatible with the surrounding development; most of 
which is also multi-family development.  Additional native and semi-native landscape 
plantings required as mitigation for modifying the steep slope and steep slope buffer 
will complement the existing trees on surrounding properties. 
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B. CRITICAL AREAS REPORT - CRITICAL AREA BUFFER (LUC 20.25H.255.B) 
 

The Director may approve, or approve with modifications, a proposal to reduce 
the regulated critical area buffer on a site where the applicant demonstrates: 
 
1. The proposal includes plans for restoration of degraded critical area or 
critical area buffer functions which demonstrate a net gain in overall critical area 
or critical area buffer functions;  
 
Finding:  The proposed mitigation for work within a critical area and critical area buffer 
will include restoration of the steep slope and steep slope buffer - an area of 
approximately 2,600 square feet – with plantings of native and semi-native plants, 
including a minimum of 17 new trees. This area will then be placed in a recorded 
NGPE. Restoration activities will result in overall net gain in critical area and critical 
area buffer functions by increasing soil stabilization, providing improved habitat, 
preventing erosion, and limiting access into the critical area and critical area buffer. 
 
2. The proposal includes plans for restoration of degraded critical area or 
critical area buffer functions which demonstrate a net gain in the most important 
critical area or critical area buffer functions to the ecosystem in which they 
exist;  
 
Finding:  Restoration of the steep slope and steep slope buffer to a more natural 
condition with native landscaping will result in overall net gain in critical area and 
critical area buffer functions to the ecosystem by removing invasive species, 
increasing native species diversity, and improving native species habitat. 
 
3. The proposal includes a net gain in stormwater quality function by the 
critical area buffer or by elements of the development proposal outside of the 
reduced regulated critical area buffer;  
 
Finding:  The project is expected to provide an increase in slope stability through the 
construction of retaining foundation walls (either crawlspaces or site walls) and 
increased control of the surface stormwater above the slopes through new storm 
connections.  Refer to Conditions of Approval regarding preliminary design, 
utility codes and engineering standards in Section X of this report. 

 
4. Adequate resources to ensure completion of any required restoration, 
mitigation and monitoring efforts;  
 
Finding:  This proposal will reduce a steep slope buffer and encroach minimally into 
the steep slope critical area.  The applicant is proposing mitigation proportional to the 
anticipated impact and has included a mitigation and restoration plan with this 
proposal.  To ensure installation and appropriate maintenance of the proposed and 
required mitigation, the applicant will be required to submit a financial security device 
meeting the requirements of LUC 20.40.490 and will be required to meet performance 
standards and submit a maintenance and monitoring report for a period of five years.  
Additionally, mitigation measures must be installed before occupancy is granted and 
maintenance and monitoring of required plantings is required for a period of five years. 
Refer to Conditions of Approval regarding the landscape maintenance device, 
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and performance standards/maintenance and monitoring in Section X of this 
report.  
 
5. The modifications and performance standards included in the proposal are 
not detrimental to the functions and values of critical area and critical area 
buffers off-site; and 

 
Finding:  As outlined in the Critical Areas Report information, the modifications and 
performance measures in this proposal are not detrimental to the functions and values 
of the steep slope critical area. 
 
6. The resulting development is compatible with other uses and development 
in the same land use district.  
 
Finding:  The project will result in the construction of a two-building, multi-family 
project which will be compatible with the surrounding residential uses; the majority of 
which are also multi-family.  It will also be compatible with the single family land use 
district to the south in terms of scale, colors and materials, and landscaping. 
 

C. CRITICAL AREAS LAND USE PERMIT DECISION CRITERIA (LUC 20.30P) 
 

The Director may approve or approve with modifications an application for a 
critical areas land use permit if: 
 
1. The proposal obtains all other permits required by the Land Use Code;  
 
Finding:  The applicant will be required to obtain all necessary development and 
construction permits. 
 
2. The proposal utilizes to the maximum extent possible the best available 
construction, design and development techniques which result in the least 
impact on the critical area and critical area buffer; 
 
Finding:  The two proposed multi-family structures, retaining walls, and native 
landscaping will utilize the best available construction, design, and development 
techniques as recommended in the Geotechnical and Critical Areas Reports.  
Degraded slope and buffer conditions have been documented and will be addressed 
through the mitigation and restoration landscaping to increase the level of function of 
the steep slope critical area and steep slope buffer.   
 
3. The proposal incorporates the performance standards of Part 20.25H to the 
maximum extent applicable, and ; 
 
Finding:  Refer to Section III.C of this report for a discussion of how the applicable 
performance standards will be met. 
 
4. The proposal will be served by adequate public facilities including street, 
fire protection, and utilities; and; 
 
Finding:  The proposal will be served by adequate public facilities. 
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5. The proposal includes a mitigation or restoration plan consistent with the 
requirements of LUC Section 20.25H.210; and  
 
Finding:  The proposal seeks modification of the top-of-slope buffer and a minor 
intrusion by the corner of the building into the steep slope to facilitate construction of 
two multi-family townhome buildings.  Included with this proposal is a mitigation and 
restoration plan which will provide approximately 2,600 square feet of native plantings 
to restore a currently degraded steep slope and steep slope buffer.  The applicant will 
be required to follow the recommendations included in the project Geotechnical 
Report, which shall be verified by an inspection made by a qualified engineer.  Refer 
to Condition of Approval regarding the geotechnical recommendations in 
Section X of this report. 
 
6. The proposal complies with other applicable requirements of this code. 
 
Finding:  As discussed in Sections III and IV of this report, the proposal complies with 
all other applicable requirements of the Land Use Code.  

 
D. DESIGN REVIEW (LUC 20.30F.145) 

The Director may approve, or approve with modifications, an application for 
Design Review under LUC 20.30F.145.A–E if: 

 
1. The proposal is consistent with the Comprehensive Plan. 
  This project is consistent with the Comprehensive Plan, which includes policies for 

the provision of housing along with policies that address the goals of site and 
building design.  The addition of new residential units is consistent with the City’s 
goal of creating housing for its population and the region under the State’s Growth 
Management Act. This project is also in alignment with the City’s commitment to 
maintain, strengthen, protect and enhance its existing residential neighborhoods. 
The most applicable policies for this proposal are the following: 

 
Land Use Policies: 
Policy LU-6: Encourage new residential development to achieve a substantial portion 
of the maximum density allowed on the net buildable acreage.  

 

Finding:  The proposed development is being built to the maximum density (8 
units) allowed on a site with a critical area in the R-30 land use district.   

 
Housing Policies: 
Policy HO-13: Ensure that mixed-use development complements and enhances the 
character of the surrounding residential and commercial areas.  
 
 Finding:  The proposed development is surrounded by existing multifamily and 

single family developments with similar building heights and residential detailing.  
The proposed residential use and design will achieve compatibility with the 
surrounding built environment.   

 
 This proposal involves infill within an underutilized multi-family site.  This is 

beneficial to the City’s housing goals and the region’s promotion of jobs/housing 
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balance under the State’s Growth Management Act; this project will help provide 
additional housing for people who choose to live near their jobs Downtown or in 
other proximate locations within the City. The increase to the housing inventory by 
the proposed new development, together with the replacement of older housing 
stock and the upgrade of the current landscaping will enhance the surrounding 
residential neighborhood.  

 
Environmental Policies: 
 
Policy EN-37: Use geotechnical information and an analysis of critical areas functions 
and values to evaluate the geologic and environmental risks of potential development 
on slopes between 15% and 40%, and implement appropriate controls on 
development.  

 
Finding:  Because the site contains critical area steep slopes and steep slope 
buffers, the proposal has been designed to conform to the recommendations found 
in the Critical Areas Report, which also includes the Geotechnical Report.    The 
applicant will be required to incorporate the recommendations contained in the 
Geotechnical Report to ensure protection of the critical areas functions and values.  
Refer to Condition of Approval regarding the final landscape plan and 
geotechnical recommendations in Section X of this report. 
 

Urban Design Policies: 
 

Policy UD-23:  Encourage excellence in architecture, site design and workmanship, 
and durability in building materials to enrich the appearance of a development’s 
surroundings.  
 

Finding:  The architectural design, high-quality materials, and earthtone colors of 
the proposed building will be complimentary to the surrounding multi-family and 
single family residential neighborhoods.  

 
Policy UD-38:  Minimize paved surfaces within open spaces and use permeable 
surfaces where appropriate.  

 
Finding:  The applicant will be required to use permeable paving materials along 
the eastern side of Building 2, where the walkway is required within the steep 
slope critical area buffer.  Refer to Condition of Approval regarding the 
walkway along the eastern side of Building 2 in Section X of this report. 

 
Policy UD-6:  Encourage the green and wooded character of existing neighborhoods. 
Policy UD-54:  Use landscape designs that are appropriate for urban and suburban 
settings.  
Policy UD-55:  Exemplify the Pacific Northwest character through the use of 
appropriate plants in new landscaping.  

 
Finding:  Although the five existing trees on site will be removed, the required 
mitigation plan for modification of a critical area and critical area buffer will result in 
improved landscaping within the critical area and buffer through the planting of a 
minimum of 17 new trees and native understory plants.  The character of this 
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landscape will be carried throughout the entire development into the portions of the 
site that are outside of any critical area.  The steep slope critical area and portions 
of the steep slope critical area buffer will also be required to be retained in a Native 
Growth Protection Easement to protect and preserve the proposed plantings and 
vegetated character of the site.  Refer to Conditions of Approval regarding the 
final landscape plan, performance standards/maintenance and monitoring, 
and the native growth protection easement recording in Section X of this 
report. 

 
2. The proposal complies with the applicable requirements of this Code. 
 
 Finding:  The proposal complies with all applicable requirements of the Land Use 

Code.  Refer to Section III of this report for specific information how the proposal 
has met the applicable Land Use Code requirements. 

 
3. The proposal addresses all applicable design guidelines or criteria of this 

Code in a manner which fulfills their purpose and intent. 
 
 Finding: As conditioned, the proposal complies with all applicable site and building 

design guidelines for the Transition Area Design District in LUC 20.25B.050. Refer 
to Section IV of this report for a discussion of how the proposal has complied with 
these guidelines. 

 
4. The proposal is compatible with, and responds to, the existing or intended 

character, appearance, and quality of development and physical 
characteristics of the subject property and immediate vicinity. 

 

 Finding:  The proposed buildings have been designed and sited to be compatible 
with the surrounding multi-family development and the single family neighborhood 
to the south.   

 
5. The proposal will be served by adequate public facilities including streets, fire 

protection, and utilities. 
 

 Finding:  All required public services and facilities are available to the site.   
 

 
IX. DECISION  
 
After conducting the various administrative reviews associated with the proposal, including 
applicable Land Use consistency, City Code & Standard compliance reviews and SEPA review, 
the Director does hereby APPROVE WITH CONDITIONS the subject proposal. 
 
 
X. CONDITIONS OF APPROVAL: 
  

Compliance with City Codes and Documents 
The applicant shall comply with all applicable Bellevue City Codes, Standards, and Ordinances, 
including, but not limited to the following: 
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Applicable Codes, Standards and Ordinances 
 

Contact Person 
 

Clearing & Grading Code – BCC 23.76 Savina Uzunow, 425-452-7860 
Construction Codes – BCC Title 23 Bldg. Desk, 425-452-4121 
Fire Code – BCC 23.11 Sean Nichols, 425-452-2926 
Land Use Code – BCC Title 20 Sally Nichols, 425-452-2727 
Environmental Procedures Code – BCC Title 22.02 Sally Nichols, 425-452-2727 
Noise Control – BCC 9.18 Sally Nichols, 425-452-2727 
Right of Way Use Code – BCC 14.30 Tim Stever, 425-452-4294 
Sign Code – BCC Title 22 Sally Nichols, 425-452-2727 
Transportation Code – BCC 14.60 Vanessa Humphreys, 425-452-2569 
Utility Code – BCC Title 24 Chris Brookes, 425-452-6825 

 
The following conditions are imposed on the applicant under the authority referenced: 

 
 

A. GENERAL CONDITIONS: The following conditions apply to all phases of 
development. 
 
1. Noise & Construction Hours 

The proposal will be subject to normal construction hours of 7 a.m. to 6 p.m., Monday 
through Friday and 9:00 a.m. to 6:00 p.m. on Saturdays, except for Federal holidays 
and as further defined by the Bellevue City Code.   

 
AUTHORITY:   BCC 9.18.020.C & 9.18.040 
REVIEWER:  Sally Nichols, Land Use 

 
2. Holiday Construction & Traffic Restrictions 

Construction activities such as hauling and lane closures between November 15th and 
January 5th will be allowed only between the hours of 10:00 pm and 6:00 am due to 
holiday traffic. The Transportation Department will be monitoring traffic and may 
modify this restriction accordingly. 
 
AUTHORITY:   BCC 14.30.060 
REVIEWER:  Tim Stever, Transportation/Right of Way  

 
3. Use of Best Available Noise Abatement Technology  

The use of best available noise abatement technology consistent with feasibility is 
required during construction to mitigate construction noise impacts to surrounding 
uses. 
 
AUTHORITY:  BCC 9.18.020F 
REVIEWER:  Sally Nichols, Land Use 

 
4. Air Pollution from Construction Vehicles and Equipment 

Construction vehicles and heavy construction equipment shall emit the least amount of 
air pollution as possible.  While on city streets, all construction vehicles shall meet the 
requirements of the Revised Code of Washington 46.61.655 for covered loads. 
 



Bellevue Urban Homes Staff Report 
Design Review and Critical Areas Land Use Permit 
16-123385-LD and 16-123376-LO 

Page 36 
 

 

 

     

AUTHORITY: State Environmental Policy Act, Bellevue City Code 23.76, 
Revised Code of Washington (RCW) 46.61.655 

REVIEWER:  Sally Nichols, Land Us3 
 
5. Approved Steep Slope and Steep Slope Buffer Modification 

The steep slope and steep slope buffer modification approved is for the construction of 
the multi-family residential structures only, as depicted on the project site plan(s), and 
does not authorize additional site changes outside of this project scope.  The 
modification does not allow future structures or improvement to be located in the buffer 
without approval of a Critical Areas Land Use Permit and geotechnical evaluation. 

 
AUTHORITY:   LUC 20.30P.140 
REVIEWER:  Sally Nichols, Land Use 

 
6. Provisions for Loading 
 The property owner shall provide an off-street loading space which can access a 

public street for loading and unloading and deliveries.  On-street loading and unloading 
will not be permitted. 

 
 AUTHORITY:  LUC 20.20.590.K.4; BCC 14.60.180 
 REVIEWER:  Vanessa Humphreys, Transportation 
 
7. Solid Waste/Recycling 

Solid waste and recycling bins shall be stored in individual garages and moved to the 
public street for pick-up in the same manner.  
 
All bins must be returned to the garages on pick-up day. 
 
All lids for any solid waste and/or recycling receptacles must be made of molded 
plastic or other sound buffering material.   

 
 AUTHORITY: LUC 20.20.725 and 20.25B.040.F 
  REVIEWER:  Sally Nichols, Land Use 
 
8. Modifications to the Design Review Plans 

Prior to Construction:  Any modification or addition to the site and/or building design 
submitted for this proposal shall be processed as a revision to this approval.  
 
Post Construction:  Any modification or addition to this approval made post 
construction shall be processed either as a Land Use Exemption to this issued land 
use approval OR as a new Design Review decision. The applicant shall demonstrate 
compliance with the Land Use Code in effect at the time of issuance of this report 
when the modification occurs within the two-year vesting period.  Any modification of 
the project design must be reviewed for consistency with the design intent as stated in 
this report. Conditions of Approval run for the life of the project. 

 
AUTHORITY: LUC 20.30F.175, 20.25A.060 
REVIEWER:  Sally Nichols, Land Use 
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9. Preliminary Design, Utility Codes and Engineering Standards 
Utility review has been completed on the preliminary information submitted at the time 
of this application. The review has no implied approvals for water, sewer and storm 
drainage components of the project. A Utility Extension Agreement will be required for 
review and approval of the utility design for sewer, water and storm. The side sewer 
connection will be reviewed, permitted and inspected under separate multifamily side 
sewer permits. Submittal of the Utility Extension will coincide with future clearing and 
grading permit review. Final civil engineering may require changes to the site layout to 
accommodate the utilities. Preliminary storm drainage review was completed under the 
codes and standards in place at the time of this application.  
 
ANY excavation from storm drain pipe installation in the steep slope critical area or 
steep slope buffer shall be hand excavation only. 

 
AUTHORITY:  BCC Title 24.02, 24.04, 24.06  
REVIEWER:   Chris Brookes, Utilities   

 
 
B.  PRIOR TO CLEARING & GRADING PERMIT:  These conditions must be complied 

with on plans submitted with the Clearing & Grading or Demolition permit  
application: 

 
10. Right-of-Way Use Permit  

Prior to issuance of any construction or clearing and grading permit, the applicant shall 
secure applicable right-of-way use permits from the City’s Transportation Department, 
which may include: 

Designated truck hauling routes. 
Truck loading/unloading activities. 
Location of construction fences. 
Hours of construction and hauling. 
Requirements for leasing of right of way or pedestrian easements. 
Provisions for street sweeping, excavation and construction. 
Location of construction signing and pedestrian detour routes. 
All other construction activities as they affect the public street system. 

 
In addition, the applicant shall submit for review and approval a plan for providing 
pedestrian access during construction of this project. Access shall be provided at all 
times during the construction process, except when specific construction activities 
such as shoring, foundation work, and construction of frontage improvements prevent 
access. General materials storage and contractor convenience are not reasons for 
preventing access.  

 
The applicant shall secure sufficient off-street parking for construction workers before 
the issuance of a clearing and grading, building, a foundation or demolition permit. 
 
AUTHORITY:  BCC 11.70 & 14.30 
REVIEWER:   Tim Stever, Transportation, Right of Way 
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11. Civil Engineering Plans – Transportation    
Civil engineering plans produced by a qualified engineer must be approved by the 
Transportation Department prior to issuance of the clearing and grading permit. The 
design of all street frontage improvements and driveway accesses must be in 
conformance with the requirements of the Americans with Disabilities Act (ADA), the 
Transportation Development Code, the provisions of the Transportation Department 
Design Manual, and specific requirements stated elsewhere in this document.  All 
relevant standard drawings from the Transportation Department Design Manual shall 
be copied exactly into the final engineering plans.  Requirements for the engineering 
plans include, but are not limited to: 

 
a) The construction of the driveway approaches per Standard Drawing DEV-7A. The 

main, central driveway shall be a minimum of 26 feet wide for the first 20 feet and 
will taper down to the internal circulation width of 24 feet thereafter. The eastern 
driveway providing access to one unit shall be a minimum of ten feet wide to meet 
the minimum single-family driveway requirements. The engineering plans shall be 
the controlling document on the design of these features; architectural and 
landscape plans must conform to the engineering plans as needed. 

 
b) The construction of the 24 foot wide internal access.  
 
c) The applicant is required to install a 5 foot wide sidewalk with curb and gutter along 

the SE 2nd street frontage. Asphalt ramps that are compliant with ADA standards 
shall be provided at the sidewalk ends and match into existing conditions.  

 
d) Landings on sloping approaches are not to exceed a 10% slope for a distance of 

20 feet approaching the back edge of sidewalk and limited to a maximum of 15% 
thereafter. Driveway grade must be designed to prevent vehicles from bottoming 
out due to abrupt changes in grade.  

 
e) Show the required sight triangles and include any sight obstructions, including 

those off-site. Sight distance triangles must be shown at all driveway locations and 
must consider all fixed objects and mature landscape vegetation. Vertical as well 
as horizontal line of sight must be considered when checking for sight distance. 

 
f) Undergrounding of existing overhead utility lines, which should be coordinated with 

adjacent sites. Transformers and utility vaults to serve the building shall be placed 
inside the building or below grade, to the extent feasible. 

 
g) Pavement and trench restoration limits within any right of way or access easement. 
 
h) The applicant is required to coordinate mailbox location with the Bellevue 

Postmaster and show the mailbox location on the engineering plans. The mailbox 
shall not create a sight obstruction for the driveways.  

 
i) Construction of all street and street frontage improvements must be completed 

prior to closing the clear and grade permit and right of way use permit for this 
project. A Design Justification Form must be provided to the Transportation 
Department for any aspect of any pedestrian route adjacent to or across any street 
that cannot feasibly be made to comply with ADA standards. Design Justification 
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Forms must be provided prior to approval of the clear and grade plans for any 
deviations from standards that are known in advance. Forms provided in advance 
may need to be updated prior to project completion. For any deviations from 
standards that are not known in advance, Forms must be provided prior to project 
completion. 

 
AUTHORITY: BCC 14.60; Transportation Department Design Manual; 

Americans with Disabilities Act 
REVIEWER:  Vanessa Humphreys, Transportation 

 
12. Final Landscape Plan/Mitigation and Restoration Planting  
 Critical Areas and Critical Area Buffer:  The Final Landscape Plan shall be submitted 

with the Clearing and Grading Permit application to ensure compliance will all Land 
Use Code requirements. Plans submitted must provide a minimum of 2,600 square 
feet of mitigation and restoration planting within the steep slope and steep slope buffer 
that adheres to the minimum standards found in the City of Bellevue’s Critical Areas 
Handbook.  The plan shall also specifically document the total area of permanent 
disturbance and shall include a minimum of 17 new native trees within the steep slope 
and steep slope buffer.   

 
 Planting Outside of Critical Areas:  Plant species proposed outside of the critical area 

and critical area buffer on the site shall also be chosen to minimize irrigation demands 
and reduce maintenance requirements.   

 
 Transition Area:  The applicant shall provide landscaping within the NE 2nd Street 

streetscape that meets the buffer requirements for the Transition Area in LUC 
20.25B.040.C. The reduction of the buffer width in front of Building 2 to ten feet has 
been approved to protect the steep slope and steep slope buffer per LUC 20.25H. 

 
 AUTHORITY: LUC 20.20.520, 20.25B.040.C and 20.30P.140  
 REVIEWER:  Sally Nichols, Land Use 
 
13. Native Growth Protection Easement (NGPE) 
 The entire steep slope (minus the 71 square feet of intrusion by the proposal) and 

approximately 600 square feet of the steep slope buffer shall be placed in a Native 
Growth Protection Easement (NGPE).  The applicant shall work with Land Use to 
identify the exact boundaries of the NGPE and the NGPE shall be placed on all 
subsequent permits, including all building permits. 

 
AUTHORITY:  LUC 20.25H.030.B 
REVIEWER:  Sally Nichols, Land Use 

 
14. Performance Standards/Maintenance and Monitoring 
 The mitigation and restoration areas shall be self-maintained and self-monitored for 

five (5) years.  Annual monitoring reports are to be submitted to Land Use in each of 
the five years at the end of each growing season or October 31st. Photos from selected 
points, determined by the City during the pre-construction inspection, will be included 
in the monitoring reports to document the planting.  The following schedule and 
performance standards apply and are evaluated in the report each year.   
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Year 1 (from date of plant installation) 
100% survival of all installed plants or replanting in following dormant season to 
re-established 100% 
10% maximum coverage of invasive plants in planting area. 

 
Year 2 (from date of plant installation 
90% survival of all installed plants and 100% of all trees or replanting in the 
following dormant season to re-establish to 100% 
20% minimum vegetative coverage 
10% maximum coverage of invasive plants in planting areas. 

 
Years 3-5 (from date of plant installation) 

85% survival of all installed plants and 100% of all trees or replanting in the 
following dormant season to re-establish to 100% 
35% minimum vegetative coverage 
10% maximum coverage of invasive plants in planting area 

 
The reports, along with a copy of the planting plan, can be sent to Sally Nichols 
at spnichols@bellevuewa.gov or to the address below: 

 
Development Services Department 
City of Bellevue 
PO Box 90012 
Bellevue, WA  98009-9012 

 
 AUTHORITY: LUC 20.30P.140, 20.25H.220 
 REVIEWER:  Sally Nichols, Land Use 
 
15. Hold Harmless Agreement 
 The applicant shall submit a hold harmless agreement in a form approved by the City 

Attorney which releases the City from liability for any damage arising from the location 
of improvements within a critical area buffer in accordance with LUC 20.30P.170.  The 
hold harmless agreement is required to be recorded with King County prior to Clearing 
and Grading Permit issuance and a copy of the recorded document shall be submitted 
under the Clearing and Grading Permit.  Staff will provide the applicant with the hold 
harmless form. 

 
 AUTHORITY: LUC 20.30P.170, BCC 23.76 
 REVIEWER:  Sally Nichols, Land Use 

 
16. Walkway along the Eastern Side of Building 2 
 Because this walkway falls within the steep slope buffer, it will need to be constructed 

using porous materials. 
 
 AUTHORITY: LUC 20.25H 
 REVIEWER:  Sally Nichols, Land Use 
 
17. Entry Stairs and Pad to Northeast Unit of Building 2 
 The stairs and entry pad from the surface parking to a door on the northern side of the 

northeastern unit of Building 2 will not be allowed due to its impacts on the steep slope 

mailto:spnichols@bellevuewa.gov
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buffer.  This area and the entry door into the building shall be removed on the Clearing 
and Grading and Building Permit submittal drawings. 

 
 AUTHORITY: LUC 20.25H 
 REVIEWER:  Sally Nichols, Land Use 
 

 
C.  PRIOR TO ISSUANCE OF BUILDING PERMIT:   Unless specified otherwise below, 

these conditions must be complied with on plans submitted with the Building Permit 
Application: 

 
18. Geotechnical Recommendations 

The project shall be constructed per the recommended procedures and practices in 
the Geotechnical Report, prepared by Geotech Consultants, Inc., dated October 6, 
2015 and amended January 22, 2016.    A letter of record from the geotechnical 
engineer shall be provided prior to issuance of the building permit confirming 
compliance. 

 
AUTHORITY: LUC 20.30P.140 
REVIEWER:  Sally Nichols, Land Use 

 
19. Transportation Impact Fee 

Payment of the traffic impact fee will be required at the time of building permit 
issuance. If multiple building permits will be issued, the impact fee will be tied to the 
primary above-ground permit. Removal of existing buildings will be eligible for impact 
fee credit. The impact fee is currently $2,587 per multi-family dwelling unit until 
12/31/2016; a 3% increase per year is required by Ordinance Number 6266-D. Impact 
fees are subject to change and the fee schedule in effect at the time of building permit 
issuance will apply. 

 
AUTHORITY: BCC 22.16     

 REVIEWER:  Vanessa Humphreys, Transportation 
 
20. Existing Easements 
 Any utility easements contained on this site which are affected by this development 

must be identified.  Any negative impact that this development has on those 
easements must be mitigated or easements relinquished.   

 
 AUTHORITY:    BCC 14.60.100 
 REVIEWER:          Tim Stever, Transportation/Right of Way 
 
21. Sidewalk/Utility Easements 

The applicant shall provide sidewalk and utility easements to the City such that 
sidewalks outside of the City right of way along the property frontage are located within 
a pedestrian easement area.  

 
AUTHORITY:  BCC 14.60.100 
REVIEWER:  Vanessa Humphreys, Transportation 
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D.  PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY: The following 
conditions are required by City Code and supported by City Policy.  The conditions 
shall be complied with prior to issuance of the Temporary Certificate of Occupancy 
(TCO): 
 
22. Street Frontage Improvements 
 All street frontage improvements and other required transportation elements, including 

street light and traffic signal revisions, must be constructed by the applicant and 
accepted by the Transportation Department inspector. All existing street light and 
traffic signal apparatus affected by this development, including traffic controllers, 
pedestrian signal poles, traffic signal poles, and power sources, must be relocated as 
necessary. Existing overhead lines must be relocated underground. All required 
improvements must be constructed as per the approved plans or as per direction of 
the Transportation Department inspector. Bonding or other types of assurance devices 
will not be accepted in lieu of construction, unless the City requires a delay.  

 
 AUTHORITY: BCC 14.60; Comprehensive Plan Policy UT-58; Transportation 

Department Design Manual; and Transportation Department Design Manual Standard 
Drawings. 
REVIEWER:  Vanessa Humphreys, Transportation  

 
23. Pavement Restoration 
 Pavement restoration associated with street frontage improvements or to repair 

damaged street surfaces shall be provided as follows: 
 
 SE 2nd Street: Based on this street’s excellent condition, it is classified with the City’s 

overlay program as “Grind and Overlay Required.”  Street cutting is permitted only with 
extraordinary pavement restoration. Pavement restoration will consist of a grind and 
overlay for a minimum of 50 feet as specified on the right of way use permit. 

 
AUTHORITY:   BCC 14.60. 250; Transportation Design Manual Standard #23 
REVIEWER:  Tim Stever, Transportation/Right of Way 

 

24. Landscape Installation Assurance Device 
All site landscaping shall be 100% complete per the plan approved by the City.   
Alternatively, the applicant shall submit the following: 1) a red-marked plan identifying 
which landscape areas are incomplete; 2) an estimate for the total cost to complete 
these areas; and 3) a notarized Assignment of Savings dedicated to the City for 150% 
of the estimated cost to complete these areas per the approved Landscape Plan.  The 
assurance device will be released upon complete installation and inspection approval 
by Land Use. 

 
AUTHORITY:  LUC 20.40.490 
REVIEWER:  Sally Nichols, Land Use 

 
25. Landscape Maintenance Assurance Device 

A landscape maintenance assurance device for all landscaping must be filed with the 
Development Services Department for a one-year period from final planting in the form 
of an assignment of savings or letter of credit for 20% of the cost of labor and materials 
for all required landscaping.   



Bellevue Urban Homes Staff Report 
Design Review and Critical Areas Land Use Permit 
16-123385-LD and 16-123376-LO 

Page 43 
 

 

 

     

 
AUTHORITY: LUC 20.40.490 
REVIEWER:  Sally Nichols, Land Use 

 
26. Native Growth Protection Easement Recording (NGPE) 

The steep slope and portions of the steep slope buffer on the site, as identified in the on 
the Final Landscape Plan and all subsequent construction permits as the Native Growth 
Protection Easement, shall be recorded with the King County prior to TCO.  

 
AUTHORITY:  LUC 20.25H. 030.B 
REVIEWER:  Sally Nichols, Land Use 

 
 
 

Attachments: 
Project Drawings 
Environmental Checklist 
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PROJECT TEAM
OWNER:
Isola Homes
1518 1st Ave S, Suite 301
Seattle, WA  98134
Contact:  Alex Mason
(P)  206.737.9700
(E)  Alex.Mason@Isolacm.com

ARCHITECT:
Lemons Architecture PLLC
98 Yesler Way
Seattle, WA  98104
Contact: Jonathan Lemons
(P)  206.306.5952
(E)  Jon@LemonsArchitecture.com

PROJECT INFORMATION

DRAWING INDEX

The Bellevue Condos Permit Corrections - 2017.02.21

ADDRESS:

PARCEL #:

LEGAL DESCRIPTION:

SITE AREA:

10631 SE 2nd Street
Bellevue, WA 98004

8682800040

Lots 8 and 9, Trinwith Addition, According To The Plat Thereof Recorded In
Volume 44 Of Plats, Page 96, Records of King County, WA

14,782sf

NOTE:  RENDERING FOR ILLUSTRATIVE PURPOSES ONLY

GEOTECH:
Geotech Consultants, Inc
13256 Northeast 20th Street, Suite 16
Bellevue, WA 98005
Contact:  James H. Strange
(P)  425.747.5618
(E)  JamesS@GeotechNW.com

ZONING CODE DATA
ZONING CODE:
ZONE:
OVERLAYS:
ECA:
MISC:

PROJECT DESCRIPTION
Construct 2 buildings per plan, each containing 4 residences.  Existing buildings to be deconstructed.

BUILDING CODE DATA
BUILDING CODE:
ENERGY CODE:

PROPOSED USE:
CONSTRUCTION TYPE:
OCCUPANCY GROUP:
BUILDING HEIGHT:
FIRE SPRINKLER:
DEFFERED SUBMITTALS:

2012 INT'L BUILDING CODE W/ BELLEVUE AMENDMENTS
2012

Residential - Multi-Family
5B
R2
40'
Required
Fire Sprinkler - FB, Fire Underground - FD

VICINITY MAP
Site

STRUCTURAL ENGINEER:
Malsam Tsang
122 S Jackson St, Suite 210
Seattle, WA 98104
Contact: Marc Malsam
(P)  206.789.6038
(E)  MarcM@Malsam-Tsang.com

CIVIL ENGINEER:
PACE Engineers, Inc
11255 Kirkland Way, Suite 300
Kirkland, WA 98033
Contact: Scott Sherrow
(P)  425.827.2014
(E)  ScottS@PaceEngrs.com

LANDSCAPE ARCHITECT:
Root of Design
26231 72nd Avenue NW, Suite 202
Stanwood, WA 98292
Contact: Devin Peterson
(P)  206.491.9545
(E)  Devin@RootOfDesign.com

ZONING MAP Site

SURVEYOR:
Chadwick & Winters
1422 NW 85th St
Seattle, WA 98117
Contact: Brandon Winters
(P)  206.297.0996
(E)  BrandonW@ChadwickWinters.com

R-30
Multi-Family Residential District
Transitional Area Design District
Steep Slope Criticial Areas
None
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AIR CONDITIONING
ADDITIONAL
ADJUSTABLE
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ALTERNATE
APPROXIMATE(LY)
APARTMENT
ARCHITECT(URAL)
AWNING

BA
BF
BLDG
BLK
BM
BO
BR
BSMT
BTW

BATH
BARRIER FREE
BUILDING
BLK
BEAM
BOTTOM OF
BEDROOM
BASEMENT
BETWEEN

CAB
CB
CIP
CL
CL
CLG
CLR
CMU

COL
CONC
CONSTR
CONT
COORD
CORR
CPT
CSMT

CABINET
CATCH BASIN
CAST IN PLACE
CENTERLINE
CLOSET
CEILING
CLEAR
CONCRETE MASONRY
UNIT
COLUMN
CONCRETE
CONSTRUCTION
CONTINUOUS
COORDINATE
CORRIDOR
CARPET
CASEMENT

DEMO
DIA
DN
DR
DS
DTL
DW
DWG

DEMOLISH
DIAMETER
DOWN
DOOR
DOWNSPOUT
DETAIL
DISHWASHER
DRAWING

(E)
E
EA
EG
EL
ELEV
ENCL
EJ
EO
EQ
EXH
EXT

EXISTING
EAST
EACH
EGRESS
ELEVATION
ELEVATOR, ELEVATION
ENCLOSURE
EXPANSION JOINT
EDGE OF
EQUAL
EXHAUST
EXTERIOR

F
FD
FDN
FE
FF
FIN
FLR
FM
FO
FT
FTG
FURN

FAN
FLOOR DRAIN
FOUNDATION
FIRE EXTINGUISHER
FINISHED FLOOR
FINISHED
FLOOR
FACTORY MULLED
FACE OF
FEET
FOOTING
FURNITURE, FURNACE

GA
GALV
GC
GL
GSF
GWB

GAUGE
GALVANIZED
GENERAL CONTRACTOR
GLASS
GROSS SQUARE FEET
GYPSUM WALLBOARD

H
HB
HDR
HDWD
HOR
HR
HSS
HT
HV
HVAC

HIGH
HOSE BIB
HEADER
HARDWOOD
HORIZONTAL
HOUR
HEIGHT
HOLLOW STRUCTURAL STEEL
HOSE VALVE
HEATING, VENTILATION, AND
AIR CONDITIONING

ID
IN
INCL
INS
INSUL
INT

INSIDE DIAMETER
INCH
INCLUDED. INCLUDING
INSULATION
INSULATION
INTERIOR

L
LAM
LAV
LB
LRG

LONG, LEFT
LAMINATED
LAVATORY
POUND
LARGE

MATL
MAX
MECH
MED
MEZZ
MFG
MFR
MIN
MISC
MTL

MATERIAL
MAXIMUM
MECHANICAL
MEDIUM
MEZZANINE
MANUFACTURER
MANUFACTURER
MINIMUM
MISCELLANEOUS
METAL

(N)
N
N/A
NIC
NO
NSF
NTS

NEW
NORTH
NOT APPLICABLE
NOT IN CONTRACT
NUMBER
NET SQUARE FEET
NOT TO SCALE

OC
OD
OFF
OPP
OVHD

ON CENTER
OUTSIDE DIAMETER
OFFICE
OPPOSITE
OVERHEAD

PERF
PERIM
PERM
PL
PLAM
PLYWD
PR
PREFIN
PRELIM
PKG
PROJ
PROP
PSI
PT

PERFORATED
PERIMETER
PERMEABLE, PERMANENT
PROPERTY LINE
PLASTIC LAMINATE
PLYWOOD
PAIR
PREFINISHED
PRELIMINARY
PARKING, PACKAGE
PROJECT
PROPERTY
POUNDS/SQUARE INCH
PRESSURE TREATED, POST
TENSIONED

R
R/A
RAD
RC
RCP
RD
REF
REQ
REV
RM
RO

RISER
RETURN AIR
RADIUS
RESILIENT CHANNEL
REFLECTED CEILING PLAN
ROOF DRAIN
REFRIGERATOR
REQUIRED
REVERSE, REVISION
ROOM
ROUGH OPENING

S
S/A
SCD
SD
SF
SGD
SHT
SIM
SLD
SP
SPEC
SPKLR
SQ
SS

SSD
STL
STC

STOR
STRUCT

SOUTH
SUPPLY AIR
SEE CIVIL DRAWINGS
SMOKE DETECTOR
SQUARE FEET
SLIDING GLASS DOOR
SHEET
SIMILAR
SEE LANDSCAPE DRAWINGS
STANDPIPE
SPECIFICATION
SPRINKLER
SQUARE
SANITARY SEWER,
STAINLESS STEEL
SEE STRUCTURAL DRAWINGS
STEEL
SOUND TRANSMISSION
COEFFICIENT
STORAGE
STRUCTURE, STRUCTURAL

T
TBD
TEMP
TG
T&G
TH
TO
TYP

TREAD
TO BE DETERMINED
TEMPORARY
TEMPERED GLAZING
TONGUE & GROOVE
THICK(NESS)
TOP OF
TYPICAL

UNO
UTIL

VCT
VERT
VIF

W
W/
W/D
W/O
WC
WD
WH
WHF
WIN
WB
WSS

WEST, WIDE
WITH
WASHER/DRYER
WITHOUT
WATER CLOSET
WOOD
WATER HEATER
WHOLE HOUSE FAN
WINDOW
WASHER BASKET
WATER SHEDDING SURFACE

UNTIL NOTED OTHERWISE
UTILITY

VINYL COMPOSITE TILE
VERTICAL
VERIFY IN FIELD

ABBREVIATIONS

*
(ASTERISK)

TEMPERED (WINDOWS/DOORS)
NORTH ARROW

SPOT ELEVATION
+0.0'

REFERENCE SYMBOLS

Room Name
101

150 SF ROOM TAG

1t WINDOW TAG

101 DOOR TAG

SECTION TAG

EXTERIOR
ELEVATION TAG

INTERIOR
ELEVATION TAG

1i WALL TAG

1t A ROOF TAG

1t FLOOR TAG
Name

Elevation LEVEL HEAD

0 GRID HEAD

1t ASTERISK DENOTES
TEMPERED WINDOW GLAZING

101
ASTERISK DENOTES
TEMPERED DOOR GLAZING

A4.X

*

F1

F1*

WE1

WR1

WF1

1

1

1

1 A5.X

1
A3.X

1

MATERIAL

GRANULAR FILL

FINISHED WOOD

RIGID INSULATION

BATT INSULATION

ROUGH FRAMING

BLOCKING

PLYWOOD

GLASS

CONTINUOUS

STEEL

GWB

CONCRETE
CAST-IN-PLACE

EARTH

SECTIONS
LARGE SCALE

HATCH LEGEND GENERAL NOTES
A. These notes are in abbreviate form. The intent is to further define those areas of work not clearly delineated on the drawings.
The quality of workmanship throughout shall be first class and all materials shall meet or exceed the normal industry standards
applicable in each case.

B. All work is to be performed in strict compliance with the 2012 International Building Code (IBC) with Local Amendments and the
2012 Washington Energy Code and all applicable provisions of prevailing local, state, and federal codes and ordinances, including
appropriate licensing laws including any local amendments.  Compliance with the Land Use Code / Zoning Ordinance is required.

C. Notify and consult with Architect if discrepancies are found between drawings and site conditions and/or building or zoning
requirements prior to start of work. Any consequences resulting from these discrepancies will be the Contractors sole
responsibility and expense if Architect is not consulted before area in question is constructed.

D. Contractor shall verify field conditions prior to start of work. If measurements or conditions differ from drawings, notify Owner
prior to start of work. Bring any conflicts to the attention of the Architect whereupon a final decision will be made.

E. Dimensional strings are generated by a computer drafting program that usually rounds the dimension to the nearest 1/8 of an
inch. Therefore, it would be possible that a string of multiple dimensions and an overall dimensions of the same string could vary
by 1/8 of an inch. Please notify the Architect whether a verification of a dimension is needed or dimensions to 1/16" are required.

F. Do not scale drawing. During the reprographic process, proportions may have been altered. Use written dimensions. Where
conflicts exist, notify the Architect immediately.

G. Contractor to maintain in force at all times, insurance as required by Article II of the General Conditions of the Contract for
Construction, AIA Document A201. Certificates evidencing said insurance shall be provided to the Owner, prior to commencement
of any work.

H. Contractor is solely responsible for all construction means and methods and shall maintain the structural integrity of any
construction until all final lateral and vertical load carrying systems are completed - approvals from the architect do not extend to
approval of construction means and methods

I. Drawings are for a complete installation with full-functional assemblies - contractor is to field verify all dimensions and conditions
prior to any work and shall be responsible for all work and materials including those finished by subcontractors.

GENERAL REQUIREMENTS

A. Provide all required temporary facilities and all temporary utilities as required to keep facility in operation during construction.
Contractor is responsible for all costs associated with temporary facilities and temporary utilities

B. Construction Barricades: Provide construction barricade as required to keep Public and Employees safe, following all applicable
federal, state and city codes and regulations.

DRAWINGS / PERMITS BY OTHERS

It is the contractor's responsibility to provide additional drawings and permits as required to complete this project. The following list
is by no means meant to be comprehensive, rather suggestive of the possible types of additional permits, drawings, and
submittals that may be required during the course of the project. Depending on the project, some of the following permits, drawing,
and submittals could come up including others not listed below:
� Provide information to City regarding disposal of excess soil. (if any)
� Provide Design / obtain Permit for any required Shoring Work. (if any)
� Provide Drawings / obtain Permit for Plumbing Work
� Provide Drawings / obtain Permit for Electrical Work
� Obtain Permit for Storm Sewer Design & Hook-Up
� Obtain Street Use Permits for any Street Work. (if any)
� Apply & pay for required Water Meters.
Any deferred submittal shall be submitted to the Building Department for review and approval. (if any)

JOB NUMBER:

IS
SU

E
D

AT
E

Lemons Architecture PLLC
98 Yesler Way
Seattle, WA  98104
206.306.5952
LemonsArchitecture.com

c  
Le

m
on

s A
rc

hit
ec

tu
re

 P
LL

C 
20

16
 - 

Dr
aw

ing
s s

ub
jec

t t
o 

no
n-

dis
clo

su
re

 a
gr

ee
m

en
t &

 co
py

rig
ht

s

10848

STATE OF WASHINGTON
JONATHAN LEMONS

ARCHITECT
REGISTERED

10
63

1 
SE

 2
nd

 S
t

Be
lle

vu
e,

 W
A 

 9
80

04

G0.1

Ab
br

ev
ia

tio
ns

, S
ym

bo
ls

, &
 N

ot
es

L15-08

Th
e 

Be
lle

vu
e 

C
on

do
s 

- 3
14

Pe
rm

it 
C

or
re

ct
io

ns
20

17
.0

2.
21



JOB NUMBER:

IS
SU

E
D

AT
E

Lemons Architecture PLLC
98 Yesler Way
Seattle, WA  98104
206.306.5952
LemonsArchitecture.com

c  
Le

m
on

s A
rc

hit
ec

tu
re

 P
LL

C 
20

16
 - 

Dr
aw

ing
s s

ub
jec

t t
o 

no
n-

dis
clo

su
re

 a
gr

ee
m

en
t &

 co
py

rig
ht

s

10848

STATE OF WASHINGTON
JONATHAN LEMONS

ARCHITECT
REGISTERED

10
63

1 
SE

 2
nd

 S
t

Be
lle

vu
e,

 W
A 

 9
80

04

G0.2

G
en

er
al

 N
ot

es

L15-08

Th
e 

Be
lle

vu
e 

C
on

do
s 

- 3
14

Pe
rm

it 
C

or
re

ct
io

ns
20

17
.0

2.
21

GENERAL NOTES

A. These notes are in abbreviate form. The intent is to further define those areas of work not clearly
delineated on the drawings. The quality of workmanship throughout shall be first class and all materials
shall meet or exceed the normal industry standards applicable in each case.

B. All work is to be performed in strict compliance with the 2012 International Building Code (IBC) with
Local Amendments and the 2012 Washington Energy Code and all applicable provisions of prevailing
local, state, and federal codes and ordinances, including appropriate licensing laws including any local
amendments.  Compliance with the Land Use Code / Zoning Ordinance is required.

C. Notify and consult with Architect if discrepancies are found between drawings and site conditions
and/or building or zoning requirements prior to start of work. Any consequences resulting from these
discrepancies will be the Contractors sole responsibility and expense if Architect is not consulted
before area in question is constructed.

D. Contractor shall verify field conditions prior to start of work. If measurements or conditions differ
from drawings, notify Owner prior to start of work. Bring any conflicts to the attention of the Architect
whereupon a final decision will be made.

E. Dimensional strings are generated by a computer drafting program that usually rounds the
dimension to the nearest 1/8 of an inch. Therefore, it would be possible that a string of multiple
dimensions and an overall dimensions of the same string could vary by 1/8 of an inch. Please notify
the Architect whether a verification of a dimension is needed or dimensions to 1/16" are required.

F. Do not scale drawing. During the reprographic process, proportions may have been altered. Use
written dimensions. Where conflicts exist, notify the Architect immediately.

G. Contractor to maintain in force at all times, insurance as required by Article II of the General
Conditions of the Contract for Construction, AIA Document A201. Certificates evidencing said
insurance shall be provided to the Owner, prior to commencement of any work.

H. Contractor is solely responsible for all construction means and methods and shall maintain the
structural integrity of any construction until all final lateral and vertical load carrying systems are
completed - approvals from the architect do not extend to approval of construction means and methods

I. Drawings are for a complete installation with full-functional assemblies - contractor is to field verify all
dimensions and conditions prior to any work and shall be responsible for all work and materials
including those finished by subcontractors.

GENERAL REQUIREMENTS

A. Provide all required temporary facilities and all temporary utilities as required to keep facility in
operation during construction. Contractor is responsible for all costs associated with temporary
facilities and temporary utilities

B. Construction Barricades: Provide construction barricade as required to keep Public and Employees
safe, following all applicable federal, state and city cods and regulations.

DRAWINGS / PERMITS BY OTHERS

It is the contractor's responsibility to provide additional drawings and permits as required to complete
this project. The following list is by no means meant to be comprehensive, rather suggestive of the
possible types of additional permits, drawings, and submittals that may be required during the course
of the project. Depending on the project, some of the following permits, drawing, and submittals could
come up including others not listed below:
� Provide information to City regarding disposal of excess soil. (if any)
� Provide Design / obtain Permit for any required Shoring Work. (if any)
� Provide Drawings / obtain Permit for Plumbing Work
� Provide Drawings / obtain Permit for Electrical Work
� Obtain Permit for Storm Sewer Design & Hook-Up
� Obtain Street Use Permits for any Street Work. (if any)
� Apply & pay for required Water Meters.
Any deferred submittal shall be submitted to the Building Department for review and approval. (if any)

SOILS AND SITE WORK PER 401.4 (Site-specific geotechnical reports shall govern)

A. Excavation cuts are to be no steeper than 1:1, horizontal to vertical.

B. Fill to be free of debris, organic contaminants and rock fragments larger than 6 inches. Use free-
draining sand or sand and gravel conditioned to appropriate moisture content for adequate
compaction. Fill shall contain no more than 5% fines relative to the fraction passing the 3/4" sieve. For
house, slab or pavement areas, compaction of fill to be at least 95% of the maximum dry density
(MDD) per ASTM D-1557 testing procedures. Utility trench backfill in settlement-sensitive areas to be
compacted at least 90% of the MDD, except for the top 2 feet which should be compacted to 95% of
the MDD.

C. Structural fill to be placed in loose layers of not more than 8" layers for heavy equipment, or 4" for
lightweight compaction equipment. Fill should be conditioned to the proper moisture content for
compaction. Compact each lift before placing subsequent layers

D. For footings supported on structural fill, the zone of structural fill should extend laterally out from the
footing edges a distance at least equal to the thickness of the structural fill. Structural fill placed
beneath footing should be compacted to at least 95% of the MDD in accordance with ASTM D-1557.

E. All exterior and interior footings to be at least 18" and 12" respectively below the lowest finished
adjacent grade. Footing depths to competent bearing soil per structural and geotechnical engineers.

FRAMING (Site-specific structural engineering shall govern)

A. All materials and workmanship shall conform to the requirements of the drawings, notes,
specifications, and all applicable codes and ordinances.

B. All frame construction shall conform to minimum standards of IBC/IRC. Fastening requirements to
be in accordance with IBC. See Structural Drawings Structural Notes, and specifications for any other
notes that may relate specifically to grades and sizing of all framing member.

C. Columns and posts located on concrete or masonry floors or decks exposed to the weather or to
water splash or in basements and which support permanent structures shall be supported by concrete
piers or metal pedestals projecting above floors unless approved wood of natural resistance to decay or
treated wood is used. The pedestals shall project at least 6 inches above exposed earth and at least 1
inch above such floors.
Per IBCpenetrations, soffits, drop & cove ceilings
� Wood/Earth seperation per R317

D. Maintain all integrity of required 1 hour separations between different Occupancy Types. See
Drawings and details for Required One and Two Hour Party Walls between units.
� Garage/Dwelling per R302.5 & 302.6

E. Where installation includes manufactured products, comply with the manufacturer's applicable
instructions and recommendations for installation. Verify rough-in dimensions for equipment and provide
buck-outs, backing and jacks as required.

F. All Guardrails shall be 42" high minimum from finished floor line. Openings in railing assemblies are not to
exceed 4" in one direction. Guardrails and handrails to withstand a 200 lb/sf concentrated load applied in
any direction at any point along the top. Guardrail in-fill components (all those except the handrail), balusters
and panel fillers shall be designed to withstand a horizontally applies normal load of 50 lbs on an area equal
to 1 square foot. This load need not be assumed to act concurrently with any other live load requirement.
Handrails to be between 1 1/2" dia. and 2" dia. with clearance of 1 1/2" between rail and wall surface. Mount
between 34" and 38" off stair nosing.

G. Decking: All wood exposed to weather, such as wood used for deck framing including decking, railings,
joists, beams, and posts shall be pressure treated or of wood with natural resistance to decay.

H. Unless noted otherwise, dimensions are to face of studs, face of foundation walls, centerline of columns,
centerline of doors and windows. When exterior walls are dimensioned as 6", they include 1/2" sheathing
over 2x6 studs @ 16" oc.

VENTING NOTES

E. Enclosed attics and rafter spaces formed where ceilings are applied directly to the underside of the roof
rafters shall have cross ventilating openings protected against the entrance of rain or snow. Ventilating
openings shall be provided with corrosion resistant wire mesh, with 1/8" (3.2mm) to 1/4" (6.4mm) openings.

F. The total net free ventilation area shall be not less than 1:150 of the area of each space to be
ventilated, except that the area may be 1:300 provided that 50 to 80 percent of the required ventilation area
is located in the upper portion and at least 3 feet above eave or comic vents with the balance being provided
eave or cornice vents, or if a vapor retarder not exceeding a 1 perm rating is installed on the WARM SIDE of
the insulation. See calculations in the drawings.

G. Where vents occur, baffling of the vent opening shall be provided so as to deflect the incoming air above
the surface insulation. Insulation shall not block the free flow of air. A minimum of a one inch (25.4) space
shall be provided between the insulation and the roof sheathing at the location of the vent.

DOORS AND WINDOWS

A. Doors as selected by Owner, but must meet code, egress, hardware, requirements as per below:

B. See floor plans for sizes. Rating and required u-values shall be per plan and as set for on this sheet. See
schedules attached or in drawings. All exterior doors, windows and skylights shall be NFRC certified and
shall meet SEC 502.4 for leakage.

C. All Dwelling Units shall have dead-bolts that have thumb-turn to the inside.

D. Electric Garage Door to be installed by Company familiar with Safety Requirements.

E. All doors with required fire rating shall comply with provisions in this section, and shall be self closing and
latching with no hold-opens. fire doors and dampers shall have an approved label or listing mark, identifying
the fire-protection rating permanently affixed at the factory per IBC 715.3.3 All treated doors to have 3
hinges per leaf. When spring hinges are used for self-closing requirements, not less than half of the hinges
are to be spring hinges.

F. All glazing within 24" of a door, or within 18" from a floor surface to be tempered, including any glass
shower or tub doors. Additionally, glazing within 5 feet of the bottom or top of stairways where the sill is less
than 60" AFF shall be safety glazed. IRC R308.3 & 308.4 specifies other hazardous locations also requiring
safety glazing.

G. Egress windows from sleeping rooms and basements with habitable space w/o sleeping room to have a
minimum net clear opening of 5.7 SF, minimum of 24" clear height, 20" minimum clear width, with maximum
sill height of 44" above finished floor per IRC R310.

H. SKYLIGHTS per R308.6

DRYWALL FINISH
A. Provide 1/2" gypsum wall board for non-rated assemblies and 5/8" type "x" gypsum wall board for 1-hour
rated assemblies with all exposed joints and fastener heads smooth and flush with surface of board. joints
taped and prepared for application of finish. use water-resistant board at all wet areas to 4'-0" AFF.

B. "Recommended Specifications for the Application and Finishing of Gypsum Board," latest edition, as
published by the Gypsum Association (also published as ANSI 97.1 and "Using Gypsum Board and
Ceiling," latest edition).

C. When gypsum board is used as a base for tile or wall panels for tub, shower or water closet compartment
walls, water resistant gypsum backing board shall be used per IRC section R702.4.2.

MECHANICAL

A. HVAC and Plumbing work shall be performed in a "Bidder-Design" manner. The Contractor shall submit
such systems separately for permit.

B. It is the Contractor's responsibility to design systems that meet all requirements and codes. Contractor
shall submit drawings, pay for, and obtain permit and perform work in a manner that meets or exceeds the
recognized workmanship standards for the industry.

C. All drawings are to be submitted for review and approval to the Owner before performing work.

D. Heating is electric or gas either piping of hydronic heat or forced air via duct and furnace, to be
determined. All furnaces shall be listed and labeled by an approved agency and installed per listed
specifications.

E. IC Chapter 24 covers fuel gas applications

F. Appliances intended for installation in closets, alcoves or confined spaces shall be sl listed per code,
IMC.

G. Appliances installed in garages or other areas where they may be subject to mechanical damage shall be
suitable guarded against such damage by being installed behind protective barriers or by being elevated or
located out of the normal path of vehicles.

H. Equipment located in a garage and capable of igniting flammable vapors shall be installed with the pilots
and burners or heating elements and switches at least 18 inches above the floor level.

I. Appliances designed to be in a fixed position shall be securely fastened in place. Supports for appliances
shall be designed and constructed to sustain vertical and horizontal loads within the stress limitations in the
building code and IMC.

J. Verify types, Manufacturer, and locations of all plumbing fixtures and faucets with Owner prior to
purchasing and/or installing.

K. Vent outlet for gas appliances shall be 3' minimum away from operable windows, and 10' minimum away
from fresh air intakes per WSEC and IRC chapter 24

WATER CONSERVATION NOTES

A. Showers to be equipped to limit water flow to 2.5 CFM

B. Toilets to meet State Energy Code.

FIREPLACE NOTES (see IRC Chapter 10; Pre-fab metal per R1002, R1003, R1005)

A. Gas fireplace shall be approved by the building official as applicable for safe use or comply with applicable
nationally recognized standards as evidenced by the listing and labeling by an approved agency such as
the EPA.

B. Instruction manuals for installation, operation repair and maintenance shall be left and attached to the
appliance by the installer.

C. Direct vent outlet for fireplace shall be 3' minimum away from operable windows, and 10' minimum away
from fresh air intakes per per WSEC.

VENTILATION per SRC M1507

A. Continuously operating whole house fan is proposed.

B. Provide outdoor air inlet with 4 sq. in. min net free area for each habitable space.

INDOOR AIR QUALITY NOTES
A. Range exhaust & dryers: Domestic kitchen range ventilation and domestic clothes dryers shall be of metal
and have smooth interior surfaces. Ducts shall be substantially airtight and shall comply with the provisions of
Chapter 6 UMC. Exhaust ducts shall terminate outside the building and be equipped with back-draft dampers.

B. Moisture exhaust ducts for clothes dryers shall terminate on the outside of the building and shall be
equipped with a back-draft damper. Screens shall NOT be installed at the duct termination. Ducts for
exhausting clothes dryers shall NOT be connected or installed with sheet metal screws or other fasteners
which will obstruct the flow.

C. Unless otherwise permitted or required by the dryer manufacturer's installation instructions and approved
by the building official, dryer exhaust ducts shall not exceed a total combined horizontal and vertical length of
14 feet including two 90-degree elbows. Two feet shall be deducted for each 90-degree elbow in excess of
two.

SMOKE ALARM / DETECTORS PER IRC R314

A. Smoke alarms shall be installed in the following locations:
1. Each sleeping room
2. Outside each separate sleeping area in the immediate vicinity of the bedrooms
3. On each additional habitable story of the dwelling, including basements

B. When more than one smoke alarm is required to be installed within an individual dwelling unit the alarm
devices shall be interconnected in such a manner that the actuation of one alarm will activate all of the alarms
in the individual unit. The alarm shall be clearly audible in all bedroom over background noise levels with all
intervening doors closed. All smoke alarms shall be listed and installed in accordance with the provisions of
IRC and the household fire warning equipment provisions of NFPA 72. Primary power to come from building
wiring per IRC R314 from commercial source with battery back-up.

C. Provide an approved carbon monoxide alarm on each level of the dwelling per R315

FIRE-RESISTIVE REQUIREMENT NOTES

A. CONSTRUCTION PER R302
� Interior & exterior bearing walls, & non-bearing walls to be type V_B construction as required
� Floors & floor/ceilings to be type V_B construction
� Roofs & roofs/ceilings to be type V_B construction
NOTE: All garage interior walls, ceilings, structural support systems exposed therein, and voids under stairs
shall be 1-hour construction per plans and details.

B. TYPES OF CONSTRUCTION: Standards of Quality - Construction materials shall be labeled appropriately,
as required by the local municipality, showing that they comply with local code standards for such materials
as building paper, decking material, foam plastics, wall and roofing materials.

C. FIRE RESISTIVE MATERIALS & SYSTEMS: Fire resistance ratings of walls, floors, roof assemblies shall meet
criteria set forth in IBC or based on submitted information showing equivalent fire resistive rating.

D. FIRE BLOCKING AND DRAFTSTOP per R302.11, R302.12, 502.12 and R602.8

E. PROTECTION OF STRUCTURAL MEMBERS: Thickness of protection over structural members shall be as
per IBC. See wall types and sections in these drawings for specifics.

F. COLUMN JACKETING: Where fire resistive covering on columns is exposed to injury from moving
vehicles or other means, contractor shall protect area from damage and deterioration.

ELECTRICAL

A. Electrical work shall be performed in a "Bidder-Design" manner. The contractor shall submit such systems
separately for permit.

B. It is the Contractor's responsibility to design systems that meet all requirements and codes. contractor shall
submit drawings, pay for, and obtain permit and perform work in a manner that meets or exceeds the
recognized workmanship standards for the industry.

C. All drawings are to be submitted for review and approval to the Owner before performing work. Specific
attention is to be paid regarding Owner-requested locations of electrical, phone and computer cabling port
locations.

D. Proper protection shall be provided around recessed light fixtures per manufacturer's recommendations
so that overheating will not occur. Recessed light fixtures to be IC rated.

E. At least 50% of all luminaires shall be high efficacy luminaires and all exterior lighting shall be high efficacy
luminaires - SEC 606 and SEC 505.1

F. All exterior lights and interior garage lights should be shielded and pointed away from adjacent properties.

STAIRS

A. IBC, min 36" wide, max riser = 7 3/4" , min tread = 10". Hand rails shall not project more than 4 1/2"
into the 36" clear pathway on either side.

B. LANDINGS: There shall be a floor of landing at the top and bottom of each stairway except a door
swinging except a door swinging away from the stairs is ok for interior stairs. The width of each landing
shall not be less then the width of the stairway served, min 36" in the direction of travel. Max 2% slope.

C. HANDRAILS: 34" to 38", min 1 1/2" clear from wall, continuous from full-length of flight where risers
are. Handrail ends shall be returned or terminate in newel posts or safety terminals. new posts can
interrupt handrails at turns. The lowest tread may have a volute, turnout or newel. Handrails shall be of
the two type listed in IRC 311.7 or provide equivalent graspability.

SECURITY
A. Provide building entrance locks and observation ports at approx. 60" AFF in accordance with local
IBC code provisions.

SOUND TRANSMISSION CONTROL per IBC
A. Assemblies separating dwelling units shall provide:
� At walls: airborne sound insulation at STC 45 per, ASTM E 90.
� At floor-ceiling airborne and impact sound insulation at an "Impact Insulation Class" (IIC) or min. 50
per ASTM E 492

B. Fire-resistive integrity shall be maintained.
MINIMUM AREAS FOR HABITABLE ROOMS per R304:
� Common room: 120 SF; Cooking + Living or Living + Sleeping: 150 SFKitchens are exempt from
minimum area and dimensions.
�IRC DEFINITION OF HABITABLE SPACE: A space in a building for living, sleeping, eating or
cooking. Bathrooms, toilet rooms, closets, halls, storage or utility spaces and similar areas are not
considered habitable spaces.

CEILING HEIGHT per IBC

A. Habitable spaces/rooms, hallways, corridors, bathroom, toilet rooms, laundry rooms and basements
shall have a ceiling height not less than 7 feet measured from FINISH floor to FINISH ceiling. Beams at
least 4 feet on center can project into space 6 inches.

B. SLOPED CEILINGS: Not more than 50% of the REQUIRED floor area of a room/space is permitted
to have a sloped ceiling less than 7 feet or a portion less than 5 feet, (i.e. minimum REQUIRED bedroom
is 70 SF per R304.3, so at least 35 SF of a bedroom needs to have ceiling heights over 7 feet and the
other 35 SF over 5 feet.
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ENERGY CODE COMPLIANCE

Jonathan Lemons 2016.02.26

ENERGY CODE -
GLAZING SCHEDULE

Note: Glazing Schedule is for Energy Calculation Purposes Only
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 1/16" = 1'-0"1 Land Use Plan Diagram - Lot Coverage

LOT COVERAGE/ IMPERVIOUS SURFACE CALCULATIONS
Parcel Area: 14,782sf
Steep Slope Area: 1,899sf (Using Existing Survey)

Lot Coverage Excludes Steep Slope Area
Parcel Area - Steep Slope Area: 12,883sf
Maximum Lot Coverage: 35% or 4,509sf

Proposed Lot Coverage:
West: 2,205sf
East: 2,205sf
Total: 34.3%, or 4,410sf
4,410sf < 4,509sf,  Complies

Impervious Surface:
Maximum Impervious Surface: 80% or 11,825.6sf

Proposed Impervious Surface: 8,117sf, per civil
8,117sf < 11,825.6sf,  Complies

BUILDING HEIGHT CALCULATION
Basic Height: 30'

5' - 0" Height Bonus for no mechanical equipment on roof
5' - 0" Height Bonus for pitched roof forms

Maximum Height w/ Bonuses: 40'

 1/16" = 1'-0"2 AGP (Average Grade Plane) Height Calc Floor Plan Diagram

REQUIRED PARKING CALCULATIONS
Number of Units: 8
Number of Bedrooms per Unit: 3

Required: 1.8 parking stalls per three bedroom unit = 14.4 stalls

Proposed: 15 stalls, 12 covered enclosed stalls, 3 unenclosed
stalls

15 stalls > 14.4 stalls, Complies

FOR REFERENCE ONLY

Sally Nichols                    (425) 452-2727                    spnichols@bellevuewa.gov
Callout
Per Condition of Approval, remove from all construction documents
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 1/16" = 1'-0"1 Plan Diagram - L1 Setbacks

 1/16" = 1'-0"3 Plan Diagram - L4 Setbacks

 1/16" = 1'-0"2 Plan Diagram - L2 & L3 Setbacks
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 1/8" = 1'-0"1 Steep Slope  Diagram

STEEP SLOPE ANALYSIS

Parcel Area: 14,782sf

Steep Slope 40% or Greater : 3,553sf

Steep Slope Area on Site: 1,918sf

Steep Slope Area off Site: 1,635sf

Note: See Survey for Existing Contours & Slopes

RESIDENTIAL DEVELOPMENT
DENSITY CALCULATION

DU/AC = 30
CA = 3,020sf Buffer + 1,918 Area = 4,938sf = 0.1134 Acres
BA = 14,782 - 4,938 = 9,844sf = 0.2260 Acres
DF = 9,844/14,782 = 0.6659

(DU/AC x BA) = (DU/AC x CA x DF) =
(30 x0.2260) + (30 x 0.1134 x 0.6659) =
6.78 + 2.27
9.05

Maximum Development Density of 9
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 1/16" = 1'-0"1 Land Use Plan Diagram - Auto Turn Diagram (Unit B)
 1/16" = 1'-0"2 Land Use Plan Diagram - Auto Turn Diagram (North Guest)
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Area Schedule (Gross Building)

Name Number Area Occupancy Group

East Bldg Unheated Garage Unit 5 209 SF R2
East Bldg Heated Garage Circ Unit 5 88 SF R2
East Bldg L2 Unit 5 706 SF R2
East Bldg L3 Unit 5 706 SF R2
East Bldg L4 Unit 5 706 SF R2
East Bldg Roof Deck Unit 5 557 SF R2
Unit 5: 6 2970 SF

East Bldg Living Level Unit 6 706 SF R2
East Bldg L2 Unit 6 706 SF R2
East Bldg L3 Unit 6 706 SF R2
East Bldg L4 Unit 6 282 SF R2
East Bldg L4 Roof Deck Unit 6 174 SF R2
East Bldg Unheated Garage Unit 6 220 SF R2
Unit 6: 6 2793 SF

East Bldg Heated Garage Circ Unit 7 88 SF R2
East Bldg L2 Unit 7 706 SF R2
East Bldg L3 Unit 7 706 SF R2
East Bldg L4 Unit 7 513 SF R2
East Bldg Roof Deck Unit 7 513 SF R2
East Bldg Unheated Garage Unit 7 402 SF R2
Unit 7: 6 2928 SF

East Bldg Heated Garage Circ Unit 8 88 SF R2
East Bldg L2 Unit 8 706 SF R2
East Bldg L3 Unit 8 706 SF R2
East Bldg L4 Unit 8 706 SF R2
East Bldg Roof Deck Unit 8 557 SF R2
East Bldg Unheated Garage Unit 8 402 SF R2
Unit 8: 6 3165 SF

Area Schedule (Gross Building)

Name Number Area Occupancy Group

West Bldg L2 Unit 1 706 SF R2
West Bldg Living Level Unit 1 706 SF R2
West Bldg Unheated Garage Unit 1 220 SF R2
West Bldg L3 Unit 1 706 SF R2
West Bldg L4 Unit 1 282 SF R2
West Bldg L4 Roof Deck Unit 1 174 SF R2
Unit 1: 6 2794 SF

West Bldg L2 Unit 2 706 SF R2
West Bldg Unheated Garage Unit 2 209 SF R2
West Bldg L3 Unit 2 706 SF R2
West Bldg L4 Unit 2 706 SF R2
West Bldg Roof Deck Unit 2 557 SF R2
West Bldg Heated Garage Circ Unit 2 88 SF R2
Unit 2: 6 2971 SF

West Bldg Unheated Garage Unit 3 402 SF R2
West Bldg L2 Unit 3 706 SF R2
West Bldg L3 Unit 3 706 SF R2
West Bldg L4 Unit 3 513 SF R2
West Bldg Heated Garage Circ Unit 3 88 SF R2
West Bldg Roof Deck Unit 3 513 SF R2
Unit 3: 6 2928 SF

West Bldg Unheated Garage Unit 4 402 SF R2
West Bldg L2 Unit 4 706 SF R2
West Bldg L3 Unit 4 706 SF R2
West Bldg L4 Unit 4 706 SF R2
West Bldg Heated Garage Circ Unit 4 88 SF R2
West Bldg Roof Deck Unit 4 560 SF R2
Unit 4: 6 3167 SF

Gross Floor Area Totals
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Site Diagram

City Context MapZoning Map

Vicinity Map

Site
Site

Site Site
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Looking South
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Looking North
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Building Materials Board:

Material Legend

1. Concrete

2. Composite Panel

3. Fibercement Panel, White

4. Fibercement Panel, Black

5. Fibercement Panel, Dark
Gray

6. Fibercement Panel, Light
Gray

8.Metal Guardrail

10. White Vinyl Window

4

10

1

2

6

8

53
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 1/8" = 1'-0"1 Site Plan

SITE NOTES

See civil drawings for construction stormwater control & drainage plan and utility locations.

For project data information, see sht G0.0.

For impervious surface calculations, see civil drawings.

6.

7.

8.

Site information and utility locations based on plot plan & survey by others.  Contractor to verify all
conditions and utility locations and be responsible for locating utilities not shown on the drawings.
Contractor to avoid disturbing or damaging existing utilities.

Call before you dig, min 2 days prior to ground disturbances.  1.800.424.5555 (for Seattle, verify
notification req's in other jurisdictions)

No grading, excavation or fill between October 31st and April 1st without an approved dry season
extension.  Stabilize all grading by October 31st.

Limit construction area to those indicated on the plans.  Contractor will be responsible for damage
to areas outside of designated construction area.

Coordinate electrical requirements with local electrical depts.

1.

2.

3.

4.

5.

PROJECT INFORMATION
ADDRESS:

PARCEL #:

LEGAL DESCRIPTION:

SITE AREA:

10631 SE 2nd Street
Bellevue, WA 98004

8682800040

Lots 8 and 9, Trinwith Addition, According To The Plat Thereof
Recorded In Volume 44 Of Plats, Page 96, Records of King County,
WA

14,782sf
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 1/8" = 1'-0"1 Exterior Lighting Plan
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STEEP SLOPE ANALYSIS

Parcel Area: 14,782sf

Steep Slope 40% or Greater : 3,553sf
Steep Slope Area on Site: 1,918sf
Steep Slope Area off Site: 1,635sf

On Site Steep Slope Encroachment: 85.43sf, or 4.4%
Total Steep Slope Encroachment:  85.43sf, or 2.4%

50' Top of Slope Buffer: 3,016sf

Steep Slope Buffer Encroachment: 2,169.17sf, or 71.92%

Note: See Survey for Existing Contours & Slopes

RESIDENTIAL DEVELOPMENT
DENSITY CALCULATION

DU/AC = 30
CA = 3,020sf Buffer + 1,918 Area = 4,938sf = 0.1134 Acres
BA = 14,782 - 4,938 = 9,844sf = 0.2260 Acres
DF = 9,844/14,782 = 0.6659

(DU/AC x BA) = (DU/AC x CA x DF) =
(30 x0.2260) + (30 x 0.1134 x 0.6659) =
6.78 + 2.27
9.05

Maximum Development Density of 9

 1/8" = 1'-0"1 Site Plan - Steep Slope Diagram

Sally Nichols                    (425) 452-2727                    spnichols@bellevuewa.gov
Callout
Per Condition of Approval, remove from all construction documents
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PLAN NOTES

WHOLE HOUSE VENTING SCHEDULE

Per m1507.3.4 table, 60 cfm continuous whf fan req'd
for each unit (1500-3000 sf & 2-3br)

Intake CFM Exhaust CFM
Trickle Vents 80
Laundry Room 160

Do not scale drawings.  Exterior
dimensions are to grid lines, and face of
sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are
dimensioned to the centerline of the
opening, uno.

Electrical, mechanical, plumbing and fire
protection work is design build. The work
shown herein is diagrammatic and
intended to illustrate the design intent, not
specific requirements.  Work req'd by
applicable codes or to make the work
complete is to be provided.

Contractor shall verify locations and sizing
of all openings, including but not limited to
HVAC, doors and windows with applicable
subcontractors.

Contractor shall verify installation
requirements, hook-ups, venting &
penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all
entry doors and stairs, shield light from all
adjacent properties.

Window locations vary by room and floor
level.  See plans, elevations, and
schedule for window sizes.

Window sizes are nominal rough opening,
width and height.

See G0.1 & G0.2 for add'l general notes,
abbreviations, & symbols.

Windows & doors marked w/ an asterisk
after their name are tempered openings.
Refer to elevations for window
configurations and door transom
windows.

5.

6.

7.

8.

9.

VENTILATION
Source specific:
Baths, toilet, and laundry rooms: 50 cfm

(intermittent)
Kitchens: 100 cfm 

(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per
SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft
from operable windows, and 10 ft from mechanical air
intakes

Fresh air exchange:
Exhaust through combination bath fans that act as
whole house ventilation per table below.
Fresh air inlet through trickle vents in windows

F

Shows 4" vent ducts through ceiling or soffit

SD SD

A smoke detector shall be installed in
each
sleeping room.

A smoke detector shall be centrally
located on each floor.  In all instances
this shall be a combination smoke
detector / carbon monoxide detector.

An additional smoke detector shall be
installed in each location where there is
a ceiling height change greater than 24".

Smoke detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO2 / SD
Carbon monoxide alarm should be
provided
outside of each sleeping area in the
immediate
vicinity of the bedroom.

Carbon monoxide alarm should be
provided on each level of the dwelling.

CO/SD symbol used for combination
smoke detector/carbon monoxide
detector.

CO/SD detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO/SD
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 3/16" = 1'-0"1 Plan - Level 1
See A6.0 for wall, door and window schedules

Sally Nichols                    (425) 452-2727                    spnichols@bellevuewa.gov
Callout
Per Condition of Approval, remove from all construction documents



R
EF

.

D
W

R
EF

.

D
W

R
EF

.

D
W

R
EF

.

D
W

R
EF

.

D
W

R
EF

.

D
W

W D

WD

DN

UP

UP

UP

UP

UP

UP

UP

UP DN

DN

DN

DN

1

1

2

2

3

3

4

4

5

5

6

6

A.4

C.4

B.4

1

A3.0

1

A3.1

1

A3.2

1

A3.3

1

A3.4

1

A3.5

1
A4.2

1
A4.1

1
A4.5

A

B

C

1
A4.0

28
' -

 4
 1

/2
"

28
' -

 4
 1

/2
"

24' - 9 1/2" 24' - 9 1/2"
24' - 9 1/2" 24' - 9 1/2"

28
' -

 4
 1

/2
"

28
' -

 4
 1

/2
"

24' - 9 1/2" 24' - 9 1/2"24' - 9 1/2" 24' - 9 1/2"

16' - 1"

16' - 1"

F15S7F18

F15

F33

F6

F6

S3

F33 S3 S5 S3 S3

S4

F12

F14

F14

F6

S4

S3F6

S4

F6

F14

F14

F12

S4

S3 S3 S5 S3 F33

S3

F6

F6

F33

F15

F18S7F15F6S3

WE1

WE1

WE1

WE1

WP1

WE1

WE1

WP1

WP1

WP1

WE1

WE1

WE1

WE1

WP1

WP1

Unit B
Unit C

Unit A
Unit D

Unit E
Unit H

Unit F Unit G

F17

F2

S6 F15

F6 S5

F12

F6SH2

F12

S5 F6

F17

F2

S6F15SH2F6

F12

F11F11

F10

F10

F11F4F5

F11

F12

F11 F11 F11

F11

F5F4

S3

F11

F10

W1 W1

W1

W1

W1 W1

W1

W1

F6

F6

Bedroom Module
Unit Plan

Living Module
Unit Plan

Living Module
Plan

Living Module
Unit Plan

Bedroom Module
Unit Plan

Living Module
Unit Plan

Living Module
Unit Plan

Living Module
Unit Plan

PantryPantry

Pantry

PantryPantry

Pantry

F6

Opt
Sink

Opt
Sink

Downspout

Downspout

Downspout

Downspout

1' - 2 1/8"
3' - 0"

1' - 6 3/4"
4' - 0" 3' - 0" 2' - 11 3/8" 5' - 0" 3' - 0" 4' - 6 1/2" 2' - 0"

1' - 0 3/4"
3' - 0" 3' - 1 3/8" 6' - 0" 5' - 0" 1' - 2 1/8"

1'
 - 

2 
1/

8"
2'

 - 
0"

4'
 - 

4 
1/

4"
3'

 - 
0"

5'
 - 

3 
3/

8"
3'

 - 
0"

10
' -

 7
 7

/8
"

3'
 - 

4"
3'

 - 
0"

4'
 - 

3 
3/

8"
3'

 - 
0"

3'
 - 

0"
4'

 - 
5 

3/
4"

5'
 - 

0"
1'

 - 
2 

1/
8"

1' - 2 1/8"
3' - 4" 5' - 0" 5' - 9 3/8" 3' - 0"

6 3/4"

3' - 0" 5' - 10 1/2" 3' - 0" 7' - 8 1/8" 5' - 0" 5' - 0"
1' - 2 1/8"

1'
 - 

2"
4'

 - 
0 

1/
8"

6'
 - 

0"
3'

 - 
0"

5'
 - 

0"
4'

 - 
0"

6'
 - 

3 
5/

8"
4'

 - 
0"

4'
 - 

1 
1/

8"
5'

 - 
0"

4'
 - 

0"
5'

 - 
0"

4'
 - 

0"

1'
 - 

2 
1/

8"

1' - 2 1/8"
5' - 0" 3' - 0" 3' - 0" 3' - 1 3/8" 3' - 0"

1' - 0 3/4"

2' - 0" 4' - 6 1/2" 3' - 0" 5' - 0"

2' - 11 3/8"

3' - 0" 4' - 0"

1' - 6 3/4"

3' - 0"

1' - 2 1/8"

1'
 - 

2 
1/

8"
4'

 - 
0"

6'
 - 

0"
3'

 - 
0"

5'
 - 

0"
4'

 - 
0"

6'
 - 

3 
5/

8"
4'

 - 
0"

4'
 - 

1 
1/

8"

5'
 - 

0"
4'

 - 
0"

5'
 - 

0"
4'

 - 
0"

1'
 - 

2 
1/

8"

1' - 2 1/8" 5' - 0" 5' - 0" 7' - 8 1/8" 3' - 0" 5' - 10 1/2" 3' - 0"

6 3/4"

3' - 0" 5' - 9 3/8" 5' - 0" 3' - 4" 1' - 2 1/8"

1'
 - 

2 
1/

8"

2'
 - 

0"
4'

 - 
4 

1/
4"

3'
 - 

0"
5'

 - 
3 

3/
8"

3'
 - 

0"
10

' -
 7

 7
/8

"
3'

 - 
4"

3'
 - 

0"
4'

 - 
3 

3/
8"

3'
 - 

0"
3'

 - 
0"

4'
 - 

5 
3/

4"
5'

 - 
0"

1'
 - 

2 
1/

8"

1
A4.6

1
A4.4

1
A4.3

PLAN NOTES

WHOLE HOUSE VENTING SCHEDULE

Per m1507.3.4 table, 60 cfm continuous whf fan req'd
for each unit (1500-3000 sf & 2-3br)

Intake CFM Exhaust CFM
Trickle Vents 80
Laundry Room 160

Do not scale drawings.  Exterior
dimensions are to grid lines, and face of
sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are
dimensioned to the centerline of the
opening, uno.

Electrical, mechanical, plumbing and fire
protection work is design build. The work
shown herein is diagrammatic and
intended to illustrate the design intent, not
specific requirements.  Work req'd by
applicable codes or to make the work
complete is to be provided.

Contractor shall verify locations and sizing
of all openings, including but not limited to
HVAC, doors and windows with applicable
subcontractors.

Contractor shall verify installation
requirements, hook-ups, venting &
penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all
entry doors and stairs, shield light from all
adjacent properties.

Window locations vary by room and floor
level.  See plans, elevations, and
schedule for window sizes.

Window sizes are nominal rough opening,
width and height.

See G0.1 & G0.2 for add'l general notes,
abbreviations, & symbols.

Windows & doors marked w/ an asterisk
after their name are tempered openings.
Refer to elevations for window
configurations and door transom
windows.

5.

6.

7.

8.

9.

VENTILATION
Source specific:
Baths, toilet, and laundry rooms: 50 cfm

(intermittent)
Kitchens: 100 cfm 

(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per
SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft
from operable windows, and 10 ft from mechanical air
intakes

Fresh air exchange:
Exhaust through combination bath fans that act as
whole house ventilation per table below.
Fresh air inlet through trickle vents in windows

F

Shows 4" vent ducts through ceiling or soffit

SD SD

A smoke detector shall be installed in
each
sleeping room.

A smoke detector shall be centrally
located on each floor.  In all instances
this shall be a combination smoke
detector / carbon monoxide detector.

An additional smoke detector shall be
installed in each location where there is
a ceiling height change greater than 24".

Smoke detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO2 / SD
Carbon monoxide alarm should be
provided
outside of each sleeping area in the
immediate
vicinity of the bedroom.

Carbon monoxide alarm should be
provided on each level of the dwelling.

CO/SD symbol used for combination
smoke detector/carbon monoxide
detector.

CO/SD detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO/SD
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 3/16" = 1'-0"1 Plan - Level 2
See A6.0 for wall, door and window schedules
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PLAN NOTES

WHOLE HOUSE VENTING SCHEDULE

Per m1507.3.4 table, 60 cfm continuous whf fan req'd
for each unit (1500-3000 sf & 2-3br)

Intake CFM Exhaust CFM
Trickle Vents 80
Laundry Room 160

Do not scale drawings.  Exterior
dimensions are to grid lines, and face of
sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are
dimensioned to the centerline of the
opening, uno.

Electrical, mechanical, plumbing and fire
protection work is design build. The work
shown herein is diagrammatic and
intended to illustrate the design intent, not
specific requirements.  Work req'd by
applicable codes or to make the work
complete is to be provided.

Contractor shall verify locations and sizing
of all openings, including but not limited to
HVAC, doors and windows with applicable
subcontractors.

Contractor shall verify installation
requirements, hook-ups, venting &
penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all
entry doors and stairs, shield light from all
adjacent properties.

Window locations vary by room and floor
level.  See plans, elevations, and
schedule for window sizes.

Window sizes are nominal rough opening,
width and height.

See G0.1 & G0.2 for add'l general notes,
abbreviations, & symbols.

Windows & doors marked w/ an asterisk
after their name are tempered openings.
Refer to elevations for window
configurations and door transom
windows.

5.

6.

7.

8.

9.

VENTILATION
Source specific:
Baths, toilet, and laundry rooms: 50 cfm

(intermittent)
Kitchens: 100 cfm 

(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per
SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft
from operable windows, and 10 ft from mechanical air
intakes

Fresh air exchange:
Exhaust through combination bath fans that act as
whole house ventilation per table below.
Fresh air inlet through trickle vents in windows

F

Shows 4" vent ducts through ceiling or soffit

SD SD

A smoke detector shall be installed in
each
sleeping room.

A smoke detector shall be centrally
located on each floor.  In all instances
this shall be a combination smoke
detector / carbon monoxide detector.

An additional smoke detector shall be
installed in each location where there is
a ceiling height change greater than 24".

Smoke detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO2 / SD
Carbon monoxide alarm should be
provided
outside of each sleeping area in the
immediate
vicinity of the bedroom.

Carbon monoxide alarm should be
provided on each level of the dwelling.

CO/SD symbol used for combination
smoke detector/carbon monoxide
detector.

CO/SD detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO/SD
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PLAN NOTES

WHOLE HOUSE VENTING SCHEDULE

Per m1507.3.4 table, 60 cfm continuous whf fan req'd
for each unit (1500-3000 sf & 2-3br)

Intake CFM Exhaust CFM
Trickle Vents 80
Laundry Room 160

Do not scale drawings.  Exterior
dimensions are to grid lines, and face of
sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are
dimensioned to the centerline of the
opening, uno.

Electrical, mechanical, plumbing and fire
protection work is design build. The work
shown herein is diagrammatic and
intended to illustrate the design intent, not
specific requirements.  Work req'd by
applicable codes or to make the work
complete is to be provided.

Contractor shall verify locations and sizing
of all openings, including but not limited to
HVAC, doors and windows with applicable
subcontractors.

Contractor shall verify installation
requirements, hook-ups, venting &
penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all
entry doors and stairs, shield light from all
adjacent properties.

Window locations vary by room and floor
level.  See plans, elevations, and
schedule for window sizes.

Window sizes are nominal rough opening,
width and height.

See G0.1 & G0.2 for add'l general notes,
abbreviations, & symbols.

Windows & doors marked w/ an asterisk
after their name are tempered openings.
Refer to elevations for window
configurations and door transom
windows.

5.

6.

7.

8.

9.

VENTILATION
Source specific:
Baths, toilet, and laundry rooms: 50 cfm

(intermittent)
Kitchens: 100 cfm 

(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per
SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft
from operable windows, and 10 ft from mechanical air
intakes

Fresh air exchange:
Exhaust through combination bath fans that act as
whole house ventilation per table below.
Fresh air inlet through trickle vents in windows

F

Shows 4" vent ducts through ceiling or soffit

SD SD

A smoke detector shall be installed in
each
sleeping room.

A smoke detector shall be centrally
located on each floor.  In all instances
this shall be a combination smoke
detector / carbon monoxide detector.

An additional smoke detector shall be
installed in each location where there is
a ceiling height change greater than 24".

Smoke detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO2 / SD
Carbon monoxide alarm should be
provided
outside of each sleeping area in the
immediate
vicinity of the bedroom.

Carbon monoxide alarm should be
provided on each level of the dwelling.

CO/SD symbol used for combination
smoke detector/carbon monoxide
detector.

CO/SD detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO/SD
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 3/16" = 1'-0"1 Plan - Level 4
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PLAN NOTES

WHOLE HOUSE VENTING SCHEDULE

Per m1507.3.4 table, 60 cfm continuous whf fan req'd
for each unit (1500-3000 sf & 2-3br)

Intake CFM Exhaust CFM
Trickle Vents 80
Laundry Room 160

Do not scale drawings.  Exterior
dimensions are to grid lines, and face of
sheathing.  Interior dimensions are to
gridlines and face of stud.  Openings are
dimensioned to the centerline of the
opening, uno.

Electrical, mechanical, plumbing and fire
protection work is design build. The work
shown herein is diagrammatic and
intended to illustrate the design intent, not
specific requirements.  Work req'd by
applicable codes or to make the work
complete is to be provided.

Contractor shall verify locations and sizing
of all openings, including but not limited to
HVAC, doors and windows with applicable
subcontractors.

Contractor shall verify installation
requirements, hook-ups, venting &
penetrations for all fixtures & appliances
prior to installation.

1.

2.

3.

4.

Provide artificial lighting adjacent to all
entry doors and stairs, shield light from all
adjacent properties.

Window locations vary by room and floor
level.  See plans, elevations, and
schedule for window sizes.

Window sizes are nominal rough opening,
width and height.

See G0.1 & G0.2 for add'l general notes,
abbreviations, & symbols.

Windows & doors marked w/ an asterisk
after their name are tempered openings.
Refer to elevations for window
configurations and door transom
windows.

5.

6.

7.

8.

9.

VENTILATION
Source specific:
Baths, toilet, and laundry rooms: 50 cfm

(intermittent)
Kitchens: 100 cfm 

(intermittent)

-Exhaust systems shall comply with SRC M1507.4
-Fans & ducts shall be sized and constructed per
SRC M1507.4
-Exhaust outlets to be 3 ft. From property lines, 3 ft
from operable windows, and 10 ft from mechanical air
intakes

Fresh air exchange:
Exhaust through combination bath fans that act as
whole house ventilation per table below.
Fresh air inlet through trickle vents in windows

F

Shows 4" vent ducts through ceiling or soffit

SD SD

A smoke detector shall be installed in
each
sleeping room.

A smoke detector shall be centrally
located on each floor.  In all instances
this shall be a combination smoke
detector / carbon monoxide detector.

An additional smoke detector shall be
installed in each location where there is
a ceiling height change greater than 24".

Smoke detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO2 / SD
Carbon monoxide alarm should be
provided
outside of each sleeping area in the
immediate
vicinity of the bedroom.

Carbon monoxide alarm should be
provided on each level of the dwelling.

CO/SD symbol used for combination
smoke detector/carbon monoxide
detector.

CO/SD detectors to be 110v,
interconnected, with battery backup.

1.

2.

3.

4.

CO/SD
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See A6.0 for wall, door and window schedules
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per Spec

2.  Composite Panel. Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

3.  White Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

4.  Black Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

5.  Dark Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

6.  Light Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

7.  Prefin Mtl Parapet Cap Flashing to Match Adj. Siding, Typ

8.  Mtl Guard Rail. 3' AFF & 4" Sphere Shall Not Pass Through, Typ

9.  Door Canopy, Slope 1/4" per Ft Away from Bldg

10. White Vinyl Window

11. Prefinished Metal Downspout and Gutter To Match Adjacent Siding
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5.  Dark Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

6.  Light Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

7.  Prefin Mtl Parapet Cap Flashing to Match Adj. Siding, Typ

8.  Mtl Guard Rail. 3' AFF & 4" Sphere Shall Not Pass Through, Typ

9.  Door Canopy, Slope 1/4" per Ft Away from Bldg

10. White Vinyl Window

11. Prefinished Metal Downspout and Gutter To Match Adjacent Siding
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 3/16" = 1'-0"1 Elevation - West Elevation



Level 1
178' - 0"

Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"

Roof Level
217' - 1 1/2"

East Avg Grade
178' - 1 3/16"

East Avg Grade 30'
Limit

208' - 1 3/16"

East Avg Grade 40'
Limit

218' - 1 3/16"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per Spec

2.  Composite Panel. Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

3.  White Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

4.  Black Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

5.  Dark Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

6.  Light Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

7.  Prefin Mtl Parapet Cap Flashing to Match Adj. Siding, Typ

8.  Mtl Guard Rail. 3' AFF & 4" Sphere Shall Not Pass Through, Typ

9.  Door Canopy, Slope 1/4" per Ft Away from Bldg

10. White Vinyl Window

11. Prefinished Metal Downspout and Gutter To Match Adjacent Siding

JOB NUMBER:

IS
SU

E
D

AT
E

Lemons Architecture PLLC
98 Yesler Way
Seattle, WA  98104
206.306.5952
LemonsArchitecture.com

c  
Le

m
on

s A
rc

hit
ec

tu
re

 P
LL

C 
20

16
 - 

Dr
aw

ing
s s

ub
jec

t t
o 

no
n-

dis
clo

su
re

 a
gr

ee
m

en
t &

 co
py

rig
ht

s

10848

STATE OF WASHINGTON
JONATHAN LEMONS

ARCHITECT
REGISTERED

10
63

1 
SE

 2
nd

 S
t

Be
lle

vu
e,

 W
A 

 9
80

04

A3.2

N
or

th
 E

le
va

tio
n

L15-08

Th
e 

Be
lle

vu
e 

C
on

do
s 

- 3
14

Pe
rm

it 
C

or
re

ct
io

ns
20

17
.0

2.
21

 3/16" = 1'-0"1 Elevation - North Elevation



Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"

East Avg Grade
178' - 1 3/16"

East Avg Grade 30'
Limit

208' - 1 3/16"

East Avg Grade 40'
Limit

218' - 1 3/16"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per Spec

2.  Composite Panel. Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

3.  White Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

4.  Black Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

5.  Dark Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

6.  Light Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

7.  Prefin Mtl Parapet Cap Flashing to Match Adj. Siding, Typ

8.  Mtl Guard Rail. 3' AFF & 4" Sphere Shall Not Pass Through, Typ

9.  Door Canopy, Slope 1/4" per Ft Away from Bldg

10. White Vinyl Window

11. Prefinished Metal Downspout and Gutter To Match Adjacent Siding
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 3/16" = 1'-0"1 Elevation - East Elevation



Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"
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22

West Avg Grade
180' - 1 13/16"

West Avg Grade 40'
Limit

220' - 1 13/16"

West Avg Grade 30'
Limit

210' - 1 13/16"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per Spec

2.  Composite Panel. Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

3.  White Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

4.  Black Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

5.  Dark Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

6.  Light Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

7.  Prefin Mtl Parapet Cap Flashing to Match Adj. Siding, Typ

8.  Mtl Guard Rail. 3' AFF & 4" Sphere Shall Not Pass Through, Typ

9.  Door Canopy, Slope 1/4" per Ft Away from Bldg

10. White Vinyl Window

11. Prefinished Metal Downspout and Gutter To Match Adjacent Siding
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 3/16" = 1'-0"1 Elevation - Mews Elevation Looking West



Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"

East Avg Grade
178' - 1 3/16"

East Avg Grade 30'
Limit

208' - 1 3/16"

East Avg Grade 40'
Limit

218' - 1 3/16"
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MATERIAL LEGEND
1.  Cast-In-Place Concrete per Struct w/ WP Sealer Per Spec

2.  Composite Panel. Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

3.  White Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

4.  Black Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

5.  Dark Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

6.  Light Gray Fibercement Panel w/ Prefin Mtl Flashing, Thru-wall Flashing, & Min 1" Drip Edge

7.  Prefin Mtl Parapet Cap Flashing to Match Adj. Siding, Typ

8.  Mtl Guard Rail. 3' AFF & 4" Sphere Shall Not Pass Through, Typ

9.  Door Canopy, Slope 1/4" per Ft Away from Bldg

10. White Vinyl Window

11. Prefinished Metal Downspout and Gutter To Match Adjacent Siding
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 3/16" = 1'-0"1 Elevation - Mews Elevation Looking East



Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"
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1/4" per 1' Slope Typ.

Roof Profile:
Wood Flooring 6"
Plywood Sheathing 3/4"
Stud Layer 1' - 11 1/4"

1/4" per 1' Slope Typ.

Roof Profile:
Wood Flooring 6"
Plywood Sheathing 3/4"
Stud Layer 1' - 1 1/4"
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 - 

6"

JOB NUMBER:

IS
SU

E
D

AT
E

Lemons Architecture PLLC
98 Yesler Way
Seattle, WA  98104
206.306.5952
LemonsArchitecture.com

c  
Le

m
on

s A
rc

hit
ec

tu
re

 P
LL

C 
20

16
 - 

Dr
aw

ing
s s

ub
jec

t t
o 

no
n-

dis
clo

su
re

 a
gr

ee
m

en
t &

 co
py

rig
ht

s

10848

STATE OF WASHINGTON
JONATHAN LEMONS

ARCHITECT
REGISTERED

10
63

1 
SE

 2
nd

 S
t

Be
lle

vu
e,

 W
A 

 9
80

04

A4.0

Bu
ild

in
g 

Se
ct

io
n 

- N
or

th
-S

ou
th

 1

L15-08

Th
e 

Be
lle

vu
e 

C
on

do
s 

- 3
14

Pe
rm

it 
C

or
re

ct
io

ns
20

17
.0

2.
21

 3/16" = 1'-0"1 Section - N-S Section 1



Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"
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Roof Profile:
Wood Flooring 6"
Plywood Sheathing 3/4"
Stud Layer 1' - 11 1/4"

1/4" per 1' Slope Typ.
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 3/16" = 1'-0"1 Section - N-S Section 2



Level 1
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 - 

6"

1/4" per 1' Slope Typ.

Roof Profile:
Wood Flooring 6"
Plywood Sheathing 3/4"
Stud Layer 1' - 11 1/4"

Roof Profile:
Wood Flooring 6"
Plywood Sheathing 3/4"
Stud Layer 1' - 1 1/4"

1/4" per 1' Slope Typ.
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Level 1
178' - 0"

Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"

Roof Level
217' - 1 1/2"

East Avg Grade
178' - 1 3/16"

East Avg Grade 30'
Limit

208' - 1 3/16"

East Avg Grade 40'
Limit

218' - 1 3/16"

1 2 3 4 5 6

1
A4.2

1
A4.1

1
A4.0

West Avg Grade
180' - 1 13/16"

West Avg Grade 40'
Limit

220' - 1 13/16"

West Avg Grade 30'
Limit

210' - 1 13/16"

GF1

WS1

WF1

WR1

WF1

WF1 WF1

WS1

GF1

WS1 WS1

WF1 WF1

WF1 WF1

WF3 WF4

WR1 WR1
WR2

2'
 - 

6"

2'
 - 

6"

2'
 - 

6" 1'
 - 

7 
1/

2"

1/4" per 1' Slope Typ. 1/4" per 1' Slope Typ. 1/4" per 1' Slope Typ.

12.1%

Roof Profile:
Wood Flooring 6"
Plywood Sheathing 3/4"
Stud Layer 1' - 11 1/4"

Roof Profile:
Wood Flooring 6"

Plywood Sheathing 3/4"
Stud Layer 1' - 1 1/4"

WR1WR1

1'
 - 

6"

1'
 - 

6"
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 3/16" = 1'-0"1 Section - E-W Section 1



Level 1
178' - 0"

Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"

Roof Level
217' - 1 1/2"

East Avg Grade
178' - 1 3/16"

East Avg Grade 30'
Limit

208' - 1 3/16"

East Avg Grade 40'
Limit

218' - 1 3/16"

1 2 3 4 5 6

1
A4.2

1
A4.1

1
A4.0

West Avg Grade
180' - 1 13/16"

West Avg Grade 40'
Limit

220' - 1 13/16"

West Avg Grade 30'
Limit

210' - 1 13/16"

WR1 WR1

WF1 WF1

WF1 WF1

WF4 WF3

GF1 GF1

WR1

WS1 WS1 WS1 WS1

GF1 GF1

WF3 WF4

WF1 WF1

WF1 WR1

WR1 WR1

WF1

1/4" per 1' Slope Typ. 1/4" per 1' Slope Typ. 1/4" per 1' Slope Typ. 1/4" per 1' Slope Typ.

2'
 - 

6"

2'
 - 

6"

2'
 - 

6"

2'
 - 

6"

Roof Profile:
Wood Flooring 6"
Plywood Sheathing 3/4"
Stud Layer 1' - 11 1/4"

Roof Profile:
Wood Flooring 6"

Plywood Sheathing 3/4"
Stud Layer 1' - 1 1/4"

1'
 - 

6"

1'
 - 

6"
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Level 1
178' - 0"

Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"

Roof Level
217' - 1 1/2"

East Avg Grade
178' - 1 3/16"

East Avg Grade 30'
Limit

208' - 1 3/16"

East Avg Grade 40'
Limit

218' - 1 3/16"

1 2 3 4 5 6

1
A4.2

1
A4.1

10
' -

 7
 1

/8
"

9'
 - 

1 
7/

8"
9'

 - 
9 

3/
4"

9'
 - 

6 
3/

4"

Pr
op

 L
in

e

Pr
op

 L
in

e 1
A4.0

GF1

WF3 WS1

WF1

WF4

WF1

WF1 WF1

WF2

Crawl Space

WR1

WR1

WS1 WF3 WF4

GF1 WF2

WF1 WF1

WF1WF1

WR1 WR1

WR1SIM
SIM

WR1

Crawl Space

M
IN

 A
FF

 T
YP

3'
 - 

0"

M
IN

 A
FF

 T
YP

 

3'
 - 

0"

Note:  See Struct
Dwgs for Footing &
Foundation Info

Dashed Existing Grade Line

West Avg Grade
180' - 1 13/16"

West Avg Grade 40'
Limit

220' - 1 13/16"

West Avg Grade 30'
Limit

210' - 1 13/16"

10
' -

 0
"

30
' -

 0
"

10
' -

 7
 1

/8
"

9'
 - 

1 
7/

8"
9'

 - 
9 

3/
4"

9'
 - 

6 
3/

4"

10
' -

 0
"

30
' -

 0
"

2'
 - 

6"
8'

 - 
1 

1/
8"

1'
 - 

0 
3/

4"
5 

1/
4"

7'
 - 

7 
7/

8"
1'

 - 
3 

3/
4"

8'
 - 

6"
1'

 - 
0 

3/
4"

8'
 - 

6"
1'

 - 
0 

1/
8"

2'
 - 

6"

2'
 - 

6"

2'
 - 

6"

2'
 - 

6"

1'
 - 

6"

1'
 - 

6"

1/4" per 1' Slope Typ. 1/4" per 1' Slope Typ. 1/4" per 1' Slope Typ. 1/4" per 1' Slope Typ.

Roof Profile:
Wood Flooring 6"
Plywood Sheathing 3/4"
Stud Layer 1' - 11 1/4"

Roof Profile:
Wood Flooring 6"

Plywood Sheathing 3/4"
Stud Layer 1' - 1 1/4"
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Level 1
178' - 0"

Level 1
178' - 0"

Level 2
187' - 6 3/4"

Level 2
187' - 6 3/4"

Level 3
197' - 4 1/2"

Level 3
197' - 4 1/2"

Level 4
206' - 6 3/8"

Level 4
206' - 6 3/8"

Roof Level
217' - 1 1/2"

Roof Level
217' - 1 1/2"

East Avg Grade
178' - 1 3/16"

East Avg Grade 30'
Limit

208' - 1 3/16"

East Avg Grade 40'
Limit

218' - 1 3/16"

1 2 3 4 5 6

1
A4.2

1
A4.1

1
A4.0

West Avg Grade
180' - 1 13/16"

West Avg Grade 40'
Limit

220' - 1 13/16"

West Avg Grade 30'
Limit

210' - 1 13/16"

WR1 WR1

WF1 WF1

WF1 WF1

WF4 WF3

WF2
GF1

WS1

WS1

WR2

WR1WF1

WF1WF1

WF4WF3

WF2GF1

WS1

1/4" per 1' Slope Typ. 1/4" per 1' Slope Typ.

1/4" per 1' Slope Typ.
1/4" per 1' Slope Typ.

1'
 - 

6"

2'
 - 

6"

2'
 - 

6"

1' - 7 1/2"

1'
 - 

6"

12%

Roof Profile:
Wood Flooring 6"
Plywood Sheathing 3/4"
Stud Layer 1' - 11 1/4"

Roof Profile:
Wood Flooring 6"

Plywood Sheathing 3/4"
Stud Layer 1' - 1 1/4"

JOB NUMBER:

IS
SU

E
D

AT
E

Lemons Architecture PLLC
98 Yesler Way
Seattle, WA  98104
206.306.5952
LemonsArchitecture.com

c  
Le

m
on

s A
rc

hit
ec

tu
re

 P
LL

C 
20

16
 - 

Dr
aw

ing
s s

ub
jec

t t
o 

no
n-

dis
clo

su
re

 a
gr

ee
m

en
t &

 co
py

rig
ht

s

10848

STATE OF WASHINGTON
JONATHAN LEMONS

ARCHITECT
REGISTERED

10
63

1 
SE

 2
nd

 S
t

Be
lle

vu
e,

 W
A 

 9
80

04

A4.6

Bu
ild

in
g 

Se
ct

io
n 

- E
as

t-W
es

t 4

L15-08

Th
e 

Be
lle

vu
e 

C
on

do
s 

- 3
14

Pe
rm

it 
C

or
re

ct
io

ns
20

17
.0

2.
21

 3/16" = 1'-0"1 Section - E-W Section 4



JOB NUMBER:

IS
SU

E
D

AT
E

Lemons Architecture PLLC
98 Yesler Way
Seattle, WA  98104
206.306.5952
LemonsArchitecture.com

c  
Le

m
on

s A
rc

hit
ec

tu
re

 P
LL

C 
20

16
 - 

Dr
aw

ing
s s

ub
jec

t t
o 

no
n-

dis
clo

su
re

 a
gr

ee
m

en
t &

 co
py

rig
ht

s

10848

STATE OF WASHINGTON
JONATHAN LEMONS

ARCHITECT
REGISTERED

10
63

1 
SE

 2
nd

 S
t

Be
lle

vu
e,

 W
A 

 9
80

04

A6.0

D
oo

r, 
W

in
do

w
, &

 W
al

l S
ch

ed
ul

es

L15-08

Th
e 

Be
lle

vu
e 

C
on

do
s 

- 3
14

Pe
rm

it 
C

or
re

ct
io

ns
20

17
.0

2.
21

Door Schedule - Exterior

Door Type Count Width Height Model Description U Value Area

101* 14 3' - 0" 7' - 0" Flush Glazed Swing Exterior 294 SF
102* 4 2' - 8" 7' - 0" Flush Glazed Swing Exterior 0.28 75 SF
104* 2 5' - 8" 6' - 8" Flush Glazed Swing Exterior 76 SF
N2 4 8' - 0" 7' - 0" Overhead Garage Exterior 0.37 224 SF
N3 2 16' - 0" 7' - 0" Overhead Garage Exterior 224 SF
N4 2 7' - 10" 7' - 0" Overhead Garage Exterior 110 SF
Grand total: 28 1002 SF

Door Type Count Width Height Model U Value Area

P1 4 2' - 10" 7' - 0" Pocket Door 79 SF
P2 8 2' - 10" 6' - 8" Pocket Door 151 SF
R2 65 2' - 6" 6' - 8" Flush Swing 1083 SF
R5 12 2' - 8" 7' - 0" Flush Swing 224 SF
R7 14 3' - 0" 6' - 8" Flush Swing 280 SF
R8 8 2' - 10" 6' - 8" Flush Swing 151 SF
RN1 2 2' - 10" 7' - 0" Insulated Garage Door 0.2 40 SF
SL1 8 6' - 0" 6' - 8" Slider Door 320 SF
SL2 6 6' - 0" 7' - 0" Slider Door 252 SF
SL3 6 5' - 0" 6' - 8" Slider Door 200 SF
SL4 6 4' - 0" 6' - 8" Slider Door 160 SF
Grand total: 139 2941 SF

WINDOW SCHEDULE

DOOR SCHEDULE - EXTERIOR DOOR SCHEDULE - INTERIOR

Notes:

1.  Windows & doors marked w/ an asterisk after their name are tempered openings.  Refer to elevations for configurations

2.  Refer to plans and elevations for locations of egress windows / doors

3.  Trickle vents at each habitable room

4. All windows & glazed doors to comply with 0.28 max u-value energy requirements

Type Mark
Rough Opening

Type Count Area Manufacturer Model
Glazing

Comments U ValueWidth Height Type

A1 4' - 0" 3' - 0" Awning 4 48 SF
F1 3' - 0" 4' - 0" Fixed 4 48 SF
F2 2' - 0" 5' - 0" Fixed 10 100 SF
F3 3' - 0" 2' - 0" Fixed 8 48 SF
F4 5' - 0" 2' - 0" Fixed 12 120 SF
F5 4' - 0" 2' - 0" Fixed 14 112 SF
F6 3' - 0" 7' - 4" Fixed 16 352 SF
F7 8' - 0" 4' - 0" Fixed 2 64 SF
F8 4' - 0" 6' - 0" Fixed 2 48 SF
F9 4' - 0" 1' - 8" Fixed 2 13 SF
F10 4' - 0" 2' - 4" Fixed 4 37 SF
F11 5' - 0" 2' - 4" Fixed 10 117 SF
F12 4' - 0" 7' - 4" Fixed 6 176 SF
F14 5' - 0" 7' - 4" Fixed 4 147 SF
F15 3' - 0" 6' - 6" Fixed 24 468 SF
F17 3' - 0" 5' - 0" Fixed 4 60 SF
F18 3' - 0" 4' - 6" Fixed 2 27 SF
F19 4' - 0" 6' - 6" Fixed 6 156 SF
F20 4' - 0" 1' - 6" Fixed 4 24 SF
F24 2' - 0" 6' - 0" Fixed 4 48 SF
F25 3' - 0" 6' - 0" Fixed 6 108 SF
F26 2' - 6" 4' - 6" Fixed 4 45 SF
F28 2' - 6" 6' - 0" Fixed 4 60 SF
F31 3' - 4" 6' - 8" Fixed 2 44 SF
F33 3' - 4" 7' - 4" Fixed 4 98 SF
F34 2' - 4" 6' - 0" Fixed 2 28 SF
F40 3' - 10" 6' - 6" Fixed 2 50 SF
F42 5' - 0" 6' - 6" Fixed 2 65 SF
S1 5' - 0" 4' - 0" Slider 2 40 SF
S2 4' - 0" 2' - 0" Slider 2 16 SF
S3 5' - 0" 5' - 0" Slider 10 250 SF
S4 4' - 0" 5' - 0" Slider 4 80 SF
S5 3' - 0" 4' - 0" Slider 4 48 SF
S6 4' - 0" 4' - 6" Slider 12 216 SF
S7 5' - 0" 4' - 6" Slider 12 270 SF
S8 4' - 0" 4' - 0" Slider 4 64 SF
SH1 3' - 0" 4' - 6" Single Hung 2 27 SF
SH2 2' - 0" 3' - 0" Single Hung 2 12 SF
SH3 3' - 0" 5' - 0" Single Hung 2 30 SF
SH4 4' - 0" 6' - 6" Single Hung 4 104 SF
Grand total: 228 228 3868 SF

Wall Schedule - WE1

Type Mark Area

WE1 10222 SF

ENERGY WALL SCHEDULES

Wall Schedule - WN1

Type Mark Area

WN1 824 SF

Note: Energy Wall Schedules are for
Energy Calculation Purposes Only

Wall Schedule - WE2

Type Mark Area

WE2 614 SF

None of the doors need to have self closing hardware



FO
O

TI
N

G
 T

H
IC

KN
ES

S
PE

R
 S

TR
U

C
T

COMPACTED EARTH
PER STRUCT

FOOTING PER STRUCTURAL

OPTION: PRE-STRIP FOOTING WITH
BELOW GRADE MEMBRANE &
FASTEN TO FACE OF FOOTING

FASTEN BELOW
GRADE
MEMBRANE TO
FACE OF FOOTING
- LAP & SEAL TO
PRE-STRIP
MEMBRANE (IF
PROVIDED)

DRAINAGE ROCK

REINFORCED CONCRETE FOUNDATION WALL

3" MIN. 3" MIN.

EXTEND BENTONITE MEMBRANE DOWN FOOTING

CONTINUOUS WATERSTOP

WATERPROOFING PER SITE CONDITIONS NOTE BELOW

GRANULAR BENTONITE AT 90 DEGREE
TRANSITIONS, TYP

PERF FOOTING DRAIN W/
GRAVEL BACKFILL AND RIGID
SCH35 FILTER FABRIC PER
STANDARD CIVIL DETAIL

 SITE CONDITIONS WATERPROOFING NOTE:

• AT HYDROSTATIC CONDITION: BENTONITE SHEET
MEMBRANE W/ GRANULAR BENTONITE AT 90
DEGREE TRANSITIONS - TAPE SEAMS NOTE:
PROVIDE DRAINAGE COURSE OVER MEMBRANE AT
CONDITIONS WHERE FOOTING DRAIN IS PROVIDED

• AT A NON-HYDROSTATIC CONDITION: OPTION FOR
ROLL ON DAMP-PROOFING HYDROFIX AT
FOUNDATION WALL AND FOOTING

FOUNDATION &
SLAB PER STRUCT

PERF FOOTING DRAIN W/
GRAVEL BACKFILL AND RIGID
SCH35 FILTER FABRIC PER
STANDARD CIVIL DETAIL

2' - 0" 1" RIGID ISULATION FOR
THERMAL BREAK AT SLAB EDGE
& FOUNDATION INTERSECTION
PER ENERGY REQUIREMENTS

2" THICK RIGID INSULATION
UNDER SLAB AT 2'-0" MIN
AWAY FROM PERIMETER
AT HEATED SPACES

WATERPROOFING PER
SITE CONDITIONS NOTE
BELOW

CONTINUOUS WATERSTOP

 SITE CONDITIONS WATERPROOFING NOTE:

• AT HYDROSTATIC CONDITION: BENTONITE SHEET
MEMBRANE W/ GRANULAR BENTONITE AT 90
DEGREE TRANSITIONS - TAPE SEAMS NOTE:
PROVIDE DRAINAGE COURSE OVER MEMBRANE AT
CONDITIONS WHERE FOOTING DRAIN IS PROVIDED

• AT A NON-HYDROSTATIC CONDITION: OPTION FOR
ROLL ON DAMP-PROOFING HYDROFIX AT
FOUNDATION WALL AND FOOTING

GRANULAR BENTONITE AT 90 DEGREE
TRANSITIONS, TYP

3" MIN3" MIN

CONC WALL PER STRUCTURAL

TROWEL SMOOTH SUBSTRATE AT
WATERSTOP LOCATIONS, TYP.

CONT. WATERSTOP (BASIS OF DESIGN,
CETCO RX-101) SET INTO CONT BED OF
SEALANT/ADHESIVE (CETSEAL BY CETCO)

CAST-IN-PLACE OR SHOTCRETE
WALL PER STRUCTURAL

NOTE:
WATERSTOPS AT EXTERIOR WALL
COLD JOINTS ONLY

1H

1V

PR
O

PER
TY LIN

E

1H:1V CUT SLOPE MAX
ALLOWED

FOUNDATION WALL & FOOTING
PER STRUCT

1' - 0"

1H:1V CUT MAX ALLOWED

 1 1/2" = 1'-0"1 Grade - Footing and Foundation, Typ
 1 1/2" = 1'-0"2 Grade - Typ Footing at  Heated Slab

 1 1/2" = 1'-0"3 Grade - Waterstop, Typ
 3/4" = 1'-0"4 Grade - Temp Slope Cut Typ
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6"
 M

AX
.

3"
 M

IN
.

3"
 M

IN
.

REDUCE DEPTH OF
FURRING AS REQUIRED
FOR BUILD-UP OF
MATERIALS BELOW

TAPE WRB TO FLASHING

SLOPE GRADE AWAY FROM
STRUCTURE, 2% MIN

CONTINUOUS AIR BARRIER SEAL

FIELD WRB/AIR BARRIER - LAP OVER
SAM INTO CONTINUOUS LINE OF
SEALANT FOR AIR BARRIER
CONTINUITY

CONTINUOUS INSECT
SCREEN AT UNDERSIDE OF
FURRING, TYP.

STARTER SHIM FOR BEVELED
SIDING, TYP.

FOIL-FACED SELF-ADHERING
MEMBRANE ONTO CONCRETE &
SHEATHING

24 GAUGE PREFINISHED
SHEET METAL FLASHING

REINFORCED CONCRETE
FOUNDATION WALL PER STRUCT

CLADDING PER ELEVATIONS

3/4" PPT WOOD FURRING

ANCHOR BOLTS & PT WOOD PLATE
PER STRUCT

CLADDING PER ELEVATIONS

WALL TYPE PER PLAN

WRB LAPS & TAPES FLASHING

24 GA. PREFIN MTL FLASHING W/
DRIP EDGE & BACK BREAK

INSECT SCREEN

MIN SLOPE 2% AWAY FROM BUILDING

6"
 M

IN

WP MEMBRANE EXTENDED BEHIND
FLASHING

WP MEMBRANE & DRAINAGE COURSE

TERMINATION STRIP

6"
 M

IN
.

2" MIN.

2"
 M

IN
.

INSECT SCREEN AT BOTTOM OF
PT FURRING, TYP.

CLADDING PER ELEVATIONS

PT FURRING PER SPEC

CONT. AB SEALANT

LAP  FIELD WRB O/ PMMA 3" MIN.
AND TAPE

FULLY REINFORCED COLD-FLUID
APPLIED PMMA COATING LAPPED O/
 EXISTING HARDSCAPE 2" MIN,
EXTEND UP WALL 6" MIN.

UPPER FIELD WRB PER SPEC

 3" = 1'-0"1 Grade - Foundation Sill, Typ
 3" = 1'-0"2 Grade - Typ Sill

 3" = 1'-0"3 Grade - Base of Wall at Paving, Typ
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3/8" MIN.
AIRSPACE

V.I.F.

4"

3/
4"

1/
2"

M
IN

.

CONT. AB SEALANT

LAP  FIELD WRB O/ FLASHING 3"
MIN. AND TAPE

INSECT SCREEN OVER TOP AND
BOTTOM PT VERT. FURRING,
TYP.

CLADDING PER ELEVATIONS

WRB PER SPEC

PT FURRING PER SPEC

PRE-PRIMED SHEET MTL HEAD
FLASHING WITH END DAMS,
CLOSURES & 1/2" HEMMED DRIP
EDGE

1/
2"

METAL FLASHING (N.T.S.)

3"
 ±

FIBERGLASS BATT INSULATION WITH FOIL
FACE BEHIND RIM, TYP.

3"
 M

IN
.

PAINTED 1/2" TYPE 'X' GYP. BOARD SOFFIT

24 GA PRE-PRIMED METAL CLOSURE
FLASHING W/ HEMMED FASTENER EDGE -
PROVIDE 3/8" Ø WEEPS AT 3'-0" O.C.

24 GA PRE-PRIMED METAL FLASHING
W/ HEM DRIP - HOLD 3/8" BELOW
CLADDING TERMINATION

CONTINUOUS STRIP VENT PER SPEC

BACKER ROD AND SEALANT PER SPEC

LOWER FIELD WRB PER SPEC - SEAL TO
BLOCKING W/ SPRAY FOAM INSULATION

FIBERGLASS BATT INSULATION, R30 MIN

FLASHING W/ HEM DRIP

SA TARGET WRB O/ RIM JOIST

CONT. AB SEALANT

LAP FIELD WRB O/ FLASHING 3"  MIN. AND TAPE

INSECT SCREEN OVER TOP AND
BOTTOM PT VERT. FURRING, TYP.

CLADDING PER ELEVATIONS

WRB PER SPEC

PT FURRING PER SPEC

1/2"

6"

6"

CLADDING PER ELEVATIONS

WRB PER SPEC

WRB TAPE

INSECT SCREEN

CLADDING PER ELEVATIONS

WRB PER SPEC

AB SEALANT TO SAM

SELF-ADHERED MEMBRANE,
CONT. UNDER SOFFIT

WRB TAPE

INSECT SCREEN

PREFINISHED  DRIP FLASHING

1/
2"

M
IN

.

LIQUID-APPLIED FLASHING O/ SHEET
METAL BOX FLANGES 2" MIN.

CLADDING PER ELEVATIONS

WRB/AB TAPE

WRB TARGET FLASHING PER
DETAILS - TAPE TO LOWER
FIELD
WRB

PT WOOD FURRING AND INSECT
SCREEN AT TOP AND BOTTOM, TYP.

WRB/AB TAPE

LOWER FIELD WRB

AB SEALANT

FIELD WRB - LAP O/ FLANGE
AND TAPE

BACKER ROD AND SEALANT AT BOTTOM AND
SIDES OF METAL BOX

2-PIECE 24 GA. PRE-PRIMED SHEET
METAL BOX - FULLY SOLDERED WITH
4" FLANGES, SET INTO CONTINUOUS
BEAD OF AB SEALANT

SET HOSE BIB IN CONTINUOUS
BEAD OF SEALANT

2"
 ±

3"
 ±

VARIES

4"
 M

IN
.

4" M
IN.

SLOPE

DEPTH VARIES PER CLADDING, TYP.

4" FLANGES, TYP.

ENSURE LOWER SECTION NESTS
INSIDE UPPER SECTION

PROVIDE WEEPS FOR DRAINAGE AT
BOTTOM

FULLY SOLDERED SEAMS, TYP.

1" MIN.

FF SAM PER SPEC

TARGET WRB

LOWER FIELD WRB PER SPEC

CLADDING PER ELEVATIONS

UPPER FIELD WRB PER SPEC

PT FURRING PER SPEC

SHEATHING PER STRUCT

PAINTABLE SEALANT PER SPEC

EXTEND PIPE AS NEEDED

SLOPE

 3" = 1'-0"1 Ext Wall - Wall/Floor Intersection, Typ
 3" = 1'-0"2 Ext Wall - Soffit Ventilated, Typ

 3" = 1'-0"3 Ext Wall - Soffit to Bottom of Wall

 3" = 1'-0"4 Ext Wall - Hose Bib, Typ
 3" = 1'-0"5 Ext Wall - Hose Bib Sht Mtl Box Iso, Typ

 3" = 1'-0"6 Ext Wall - Hot Water Drip Penetration, Typ
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4"
 M

IN
.

3"
 M

IN
.

2" MIN.
OVERLAP

INSECT SCREEN OVER TOP AND
BOTTOM PT VERT. FURRING, TYP.

CONT. AB SEALANT

LAP  FIELD WRB O/ FLASHING 3"
MIN. AND TAPE

SHEET MTL FLANGED EXHAUST
VENT BOOT W/ BACKDRAFT
DAMPER AND PRE-PRIMED
DETACHABLE HOOD

UPPER FIELD WRB PER SPEC

LOWER FIELD WRB PER SPEC

CLADDING PER ELEVATIONS

PT FURRING PER SPEC

BACKER ROD AND SEALANT
AROUND SIDES AND BOTTOM OF
VENT SURROUND PER SPEC

BACKDRAFT DAMPER

SEAL BETWEEN DUCT AND BOOT

BIRD SCREEN - OMIT AT DRYER VENT
LOCATIONS

SLOPE 5%

DEPTH AS REQD

SHEET METAL SLEEVE

SLOPE TOP TAB

24 GA, FULLY-SOLDERED
G90 GALV OR PRE-FINISHED

METAL VENT FLANGE

PROVIDE SHEET METAL SEPARATION
WHERE DRYER VENTS ARE GANGED
WITH COMMON VENTS

EXTEND FLANGES OUT TO SAME
DISTANCE AS FACE OF CLADDING

FULLY-SOLDERED END DAMS
12" TYP

4"
MIN

8"
 M

IN
.

CONT AIR SEAL BETWEEN
FIELD WRB BELOW AND
WRB TARGET

WRB TAPE

UPPER FIELD WRB/AB  LAPPED O/
WRB TARGET

WRB TAPE

CONT AIR SEAL BETWEEN
FIELD WRB AND WRB
TARGET BELOW

SIDE FIELD WRB SHEET

WRB TARGET BEHIND VENT
FLANGE - EXTEND MIN 8"
BEYOND SIDES OF FLANGE

FULLY-SOLDERED VENT FLANGE,
REFER TO DETAILS -
SET INTO CONT. BEAD OF AB
SEALANT AROUND FLANGE AND
EACH VENT DUCT ONTO TARGET
WRB TO MAINTAIN CONT. AB

LOWER WRB SHEET

WRB TAPE

NOTES:
· PROVIDE SEALANT JOINT O/

BACKER ROD BETWEEN SHROUD
AND CLADDING SYSTEM AT SIDES
AND BOTTOM

· SECURE SHROUD INTO FLANGE AT
SIDE EARS ONLY INTERIOR OF
SEALANT JOINT

· BACKDRAFT DAMPER SHALL BE OF
BIRD RESISTANT TYPE

· ENSURE NO MESH INSTALLED
OVER DRYER VENTS

CB

A

 3" = 1'-0"1 Ext Wall - Vent Exhaust Penetration, Typ
 3" = 1'-0"2 Ext Wall - Vent Iso

 3" = 1'-0"4 Ext Wall - Vent Penetration Sequence Iso
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CONTRACTOR OPTION:
PROVIDE COLD FLUID-APPLIED FLASHING
SYSTEM PER SPECIFICATIONS IN LIEU OF
SELF-ADHERING FLASHING

SEAL W/ WRB/AB TAPE

CUT FIELD WRB/AB
AROUND KNIFE PLATE,
MAINTAIN MFR REQD LAPS

INSTALL UPPER FIELD
WRB/AB, LAP AS REQD BY
THE MFR

TAPE TARGET  TO FIELD WRB/AB

SHINGLE WRB/AB BEHIND
KNIFE PLATE TARGET WRB/AB

SEAL KNIFE PLATE TO FF SAM WITH SEALANT

FF SAM - LAP ONTO WRB/AB 2" MIN,
INSTALL FF SAM TIGHT TO KNIFE
PLATE, APPLY IN SHINGLE FASHION,
USE MFR'S RECOMMENDED PRIMER

KEEP BOTTOM EDGE OF
WRB/AB TARGET FLASHING
LOOSE FOR INTEGRATION
WITH THE FIELD WRB/AB
INSTALLATION

WRB/AB TARGET -  CUT
OPENING 1" LARGER THAN
KNIFE PLATE

6"
 M

IN
6"

 M
IN6"
 M

IN

2" MIN,
TYP

6"

8"
 M

IN
8"

 M
IN

1"

12"

12"

DC

BA

1/
2"

M
IN

. LIQUID-APPLIED FLASHING O/ SHEET
METAL BOX FLANGES 2" MIN.

MOUNT J-BOX TO FRAMING

SEAL AROUND ELEC. CONDUIT

PT WOOD FURRING AND INSECT
SCREEN AT TOP AND BOTTOM,
TYP.

CLADDING PER ELEVATIONS

WRB/AB TAPE

LOWER FIELD WRB

EXTERIOR OUTLET BOX W/ COVER
PER SPEC

24 GA. PRE-PRIMED SHEET METAL
BOX - FULLY SOLDERED WITH 4"
FLANGES, SET INTO CONTINUOUS
BEAD OF AB SEALANT

WRB/AB TAPE

WRB TARGET FLASHING PER
DETAILS - TAPE TO LOWER FIELD
WRB

AB SEALANT

FIELD WRB - LAP O/ FLANGE AND
TAPE

BACKER ROD AND SEALANT AT
BOTTOM AND SIDES OF METAL BOX

2"
 ±

3"
 ±

VARIES

4"
 M

IN
.

4" M
IN.

SLOPE

PROVIDE OPENING TO
ACCOMMODATE APPLICATION

DEPTH VARIES PER CLADDING, TYP.

4" FLANGES, TYP.

PROVIDE WEEPS FOR DRAINAGE AT
BOTTOM

FULLY SOLDERED SEAMS, TYP.

 3" = 1'-0"1 Ext Wall - Knifeplate Penetration

 3" = 1'-0"2 Ext Wall - Elect Box, Typ

 3" = 1'-0"3 Ext Wall - Elect Sht Mtl Box Iso, Typ JOB NUMBER:
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1/2"

CONTRACTOR OPTION:
PROVIDE SELF-ADHERING FLASHING
SYSTEM PER SPECIFICATIONS IN LIEU OF
COLD FLUID-APPLIED FLASHING SEAL W/ WRB/AB TAPE

CUT FIELD WRB/AB AROUND
KNIFE
PLATE, MAINTAIN MFR REQD LAPS

INSTALL UPPER FIELD WRB/AB,
LAP
AS REQD BY THE MFR

TAPE TARGET TO FIELD WRB/AB

SHINGLE LOWER FIELD WRB/AB
BEHIND KNIFE PLATE TARGET
WRB/AB

LIQUID APPLIED FLASHING - LAP
ONTO WRB/AB 2" MIN., LAP ONTO
CONDUIT 1/2" MIN., USE
MANUFACTURER'S
RECOMMENDED
PRIMER

KEEP BOTTOM EDGE OF
WRB/AB
TARGET FLASHING LOOSE FOR
INTEGRATION WITH THE LOWER
FIELD WRB/AB INSTALLATION

WRB/AB TARGET -  CUT
OPENING
1" LARGER THAN CONDUIT

DC
BA

6"
 M

IN
.

6"
 M

IN
.

6"
 M

IN
.

2" MIN,
TYP.

8"
 M

IN
.

8"
 M

IN
.

1"

12"

12"

FASCIA WRB LAPPED FROM
SHEATHING O/ SOFFIT FF SAM AND
ONTO SHEET METAL DRIP FLASHING

FF SAM PRESTRIP LAPPED FROM
CANOPY SHEATHING ONTO FASCIA WRB

MIN 20 GA PREFINISHED SHEET METAL
FLASHING INSTALLED O/ FF SAM
PRESTRIP AND SET IN SEALANT

MIN 20 GA SHEET METAL BACKING
INSTALLED @ SHEATHING UPTURN

FULLY REINFORCED TRAFFIC COATING
LAPPED O/ SHEET METAL BACKING AND
TURNED UP FACE OF SHEATHING MIN 8"

WOOD FRAMED BOLT ON CANOPY
INSTALLED O/ FF SAM PRESTRIP

FLUID APPLIED WRB LAPPED FROM
SHEATHING O/ FF SAM PRESTRIP AND ONTO
TRAFFIC COATING UPTURN

EPDM GASKET PER CLADDING MANUFACTURER

CLADDING PER ELEVATIONS

 3" = 1'-0"1 Ext Wall - Conduit Penetration Sequence

 3" = 1'-0"3 Ext Wall - Wood Framed Canopy @ FRC Panel
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1/4"-3/8" PER CLADDING MANUFACTURER

2x6 WOOD FRAMED STUD WALL

SHEATHING PER STRUCT

3/4" PT WOOD FURRING STRIPS

CLADDING PER ELEVATIONS

WRB MEMBRANE

EPDM STRIP @ FURRING
TYP. PER PANEL CLADDING
MANUFACTURER

SHEET METAL CLOSURE W/
SEALANT BEAD @ OUTSIDE
CORNER

FRAMING PER STRUCT

SHEATHING PER STRUCT

FLUID APPLIED WRB MEMBRANE

3/4" PT WOOD FURRING STRIPS

FRC PANEL CLADDING PER ARCH

SHEET METAL CLOSURE W/
SEALANT BEAD @ INSIDE
CORNER

FRAMING PER STRUCT

SHEATHING PER STRUCT

3/4" PT WOOD FURRING STRIPS

CLADDING PER ELEVATIONS

WRB MEMBRANE

FRAMING PER
STRUCT

SHEATHING PER
STRUCT

1/2" PT WOOD FURRING
STRIPS

CLADDING PER ELEVATIONS

WRB MEMBRANE

 3" = 1'-0"1 Ext Wall - FRC Panel Vertical Joint
 3" = 1'-0"2 Ext Wall - FRC Panel @ Outside Corner

 3" = 1'-0"3 Ext Wall - FRC Panel @ Inside Corner

 3" = 1'-0"4 Ext Wall - Wood Panel Typical Assembly
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CONTINUOUS METAL CLEAT

WRB TAPE

TARGET WRB, EXTEND 6" MIN

BACKER ROD AND SEALANT

CONT AB SEALANT

SEALANT AND INTERIOR TRIM PER SPEC

DOOR OPENING PER PLAN

BACKER ROD AND SEALANT

SHEET METAL FLASHING W/ HEMMED DRIP
EDGE - SLOPE TO DRAIN, PROVIDE END DAMS

FRAMING PER STRUCT

UPPER FIELD WRB, LAP O/ TARGET WRB
AND TAPE

PT WOOD FURRING W/ INSECT SCREEN AT
TOP AND BOTTOM

CLADDING PER ELEVATIONS

6"
 M

IN
. O

VE
R

LA
P

FENESTRATION PER SPEC

SHIM AS REQ'D

CONTINUOUS METAL CLEAT

WRB TAPE

TARGET WRB, EXTEND 6" MIN

BACKER ROD AND SEALANT

CONT AB SEALANT

SEALANT AND INTERIOR TRIM PER ARCH

FENESTRATION PER SPEC

BACKER ROD AND SEALANT

PRE-FINISHED SHEET METAL CLOSURE

FRAMING PER STRUCT

UPPER FIELD WRB, LAP O/ TARGET WRB
AND TAPE

PT WOOD FURRING

CLADDING PER ELEVATIONS

4"

4"

4"

SET THRESHOLD INTO CONT. BED OF
AB SEALANT PER SPEC

GALV. METAL SILL PAN WITH FULLY
SOLDERED SEAMS

DOOR THRESHOLD

DOOR AND FRAME PER PLAN

DOOR PAN

DOOR THRESHOLD O/ LIQUID
APPLIED FLASHING. BED IN
SEALANT

PMMA LIQUID
APPLIED
FLASHING

8"
 M

IN
.

3-SIDED HM FRAME & DOOR

4"

4"

SS SM DOOR PAN

SAWCUT WITH SEALANT TO
RECEIVE SS SILL PAN

INSTALL 20GA SS SILL PAN
WITH FULLY SOLDERED
SEAMS. FASTEN AT JAMBS
ONLY.

BED IN SEALANT O/ SILL PAN.

DOOR AND FRAME PER SPEC

4"

4"

SS SM DOOR PAN

SAWCUT WITH SEALANT TO RECEIVE SS SILL PAN

INSTALL 20GA SS SILL PAN WITH FULLY SOLDERED SEAMS.
FASTEN AT JAMBS ONLY.

BED IN SEALANT O/ SILL PAN.

DOOR AND FRAME PER SPEC

CONTINUE INTERMITTENT SEALANT BEADS TOWARD EXTERIOR TO
(ADHERE THRESHOLD TO SUBSTRATE - PROVIDE WEEP CHANNELS)

ADA DOOR THRESHOLD PER MANUFACTURER SET IN BED
OF PROSOCO AIR DAM OR DOW CORNING 795 TO
MAINTAIN AIR SEAL CONTINUITY

 3" = 1'-0"1 Fenestration - Door Head, Typ
 3" = 1'-0"2 Fenestration - Door Jamb, Typ

 3" = 1'-0"3 Fenestration - Door Sill at Entry, Typ

 3" = 1'-0"4 Fenestration - HMD Sill at Roof
 3" = 1'-0"5 Fenestration - HMD Sill at Sidewalk

 3" = 1'-0"6 Fenestration - HMD Sill at Sidewalk, ADA
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3"
 M

IN
.

1/
2"

M
IN

.

V.I.F.

4"
 M

IN

WOOD TRIM AT WINDOW & DOOR
RETURNS, TYP

AB SEALANT PER SPEC

WRB PRESTRIP PER SPEC

LAP  FIELD WRB O/ FLASHING 3"
MIN. AND TAPE

FLANGED SGD PER SPEC -
INSTALL PER WINDOW SEQUENCE

AB SEALANT AND BACKER ROD PER
SPEC - 3/8" MIN., TIE TO CONTINUOUS AIR
SEAL AT JAMBS AND SILL

INSECT SCREEN OVER TOP AND
BOTTOM PT VERT. FURRING, TYP.

PRE-PRIMED SHEET MTL HEAD FLASHING
WITH END DAMS, CLOSURES & 1/2"
HEMMED DRIP EDGE

FIELD WRB PER SPEC

PT FURRING PER SPEC

CLADDING PER ELEVATIONS

1
5

METAL
FLASHING

(N.T.S.)

± 
2"

V.I.F.

BACKER ROD AND SEALANT PER
SPEC, 3/8" MIN.

CLADDING PER ELEVATIONS

PRE-PRIMED SHEET MTL
JAMB
FLASHING

WOOD TRIM AT WINDOW
AND
DOOR RETURNS, TYP.

BACKER ROD AND SEALANT PER
SPEC, 3/8" MIN.

VERTICAL PT FURRING, ALIGN WOOD
SCREWS WITH STUDS 16" O.C.
PROVIDE NEW STUDS AS REQD, TYP.

FLANGED SGD PER SPEC - INSTALL
PER WINDOW SEQUENCE DETAILS

AB SEALANT AND BACKER ROD PER
SPEC - 3/8" MIN., TIE TO
CONTINUOUS AIR SEAL AT HEAD
AND SILL

WRB PRESTRIP PER SPEC

FIELD WRB PER SPEC

METAL
FLASHING

(N.T.S.)

1 / 2
"

2"
 V

.I.
F.

METAL FLASHING

(N.T.S.)

ENGINEERED COMPOSITE PLASTIC
FOR SILL SUPPORT

WEEPS @ 12" O.C.

PVC MEMBRANE

FASTEN SGD THROUGH METAL BACK
ANGLE. CONFIRM W/ MFG.

SHEET METAL FLASHING.
DO NOT PENETRATE SILL
FLASHING.

SILICONE SEALANT AND
BACKER ROD

1
/
4" INTERMITTENT SHIM. PROVIDE
50% SUPPORT MIN. CONFIRM
REQUIREMENTS WITH MFG.

SET SGD SILL IN CONT. BEAD OF AB
SEALANT AT BACK ANGLE

FLANGED SLIDING GLASS
DOOR (SGD)

LIQUID-APPLIED FLASHING

1/8" INTERMITTENT SHIM ADHERED
BEHIND SILL FLANGE. DO NOT
FASTEN WINDOW THROUGH SILL
FLANGE.

2

3

4

5
7

6

STEP THREESTEP ONE STEP TWO

     FIBER REINFORCED TAPE END
CLOSURE AT EA. CORNER - SET IN
PMMA FLASHING RESIN

     METAL "L" ANGLE PER SILL
DETAIL INSTALLED O/ SOLDERED
END CLOSURES - SET INTO
SEALANT

    PMMA FLASHING MEMBRANE SHOWN HATCHED -

1. SIZE & PRE-CUT FLEECE TRANSITIONAL
REINFORCEMENT PER SPECIFICATIONS ONTO
CONC BALCONY AND L  ANGLE / END CLOSURE
FOR PROPER FIT.

2. INSTALL PMMA FLASHING RESIN IN A
SERPENTINE PROFILE ONTO BALCONY AREAS
TO RECEIVE FLEECE / WATERPROOFING
SYSTEM

3. "WET-SET" FLEECE REINFORCEMENT INTO
RESIN & SMOOTH TIGHT TO SUBSTRATE

    INSTALL PRESTRIP UP JAMB & AROUND CORNER
    INSTALL CONTINUOUS SEALANT BEAD (PRIMARY
AIR SEAL) AT PERIMETER OF L ANGLE PRIOR TO
INSTALL OF SLIDING GLASS DOORS

    INSTALL PMMA FLASHING RESIN BASE COATS
(APPLICATION #1 & #2 PER SPECIFICATIONS) AT
LOCATION SHOWN SHADED PRIOR TO SLIDING
GLASS DOORS

1-
1/

4"
 M

IN
.

 6" = 1'-0"1 Fenestration - SGD Head, Typ
 6" = 1'-0"2 Fenestration - SGD Jamb Plan, Typ

 6" = 1'-0"3 Fenestration - SGD Sill at Wood

 3" = 1'-0"4 Fenestration - SGD Pre-Strip Sequence
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3"
 M

IN
.

1/
2"

M
IN

.

V.I.F.

4"
 M

IN

AB SEALANT PER SPEC

WOOD TRIM AT WINDOW
AND DOOR RETURNS, TYP.

WRB PRESTRIP PER SPEC

LAP  FIELD WRB O/ FLASHING 3"
MIN. AND TAPE

FLANGED WINDOW PER SPEC -
INSTALL PER WINDOW
SEQUENCE DETAILS

AB SEALANT AND BACKER ROD
PER SPEC - 3/8" MIN., TIE TO
CONTINUOUS AIR SEAL AT JAMBS
AND SILL

INSECT SCREEN OVER TOP
AND BOTTOM PT VERT.
FURRING, TYP.

PRE-PRIMED SHEET MTL HEAD
FLASHING WITH END DAMS,
CLOSURES & 1/2" HEMMED DRIP
EDGE

PT FURRING PER SPEC

FIELD WRB PER SPEC

CLADDING PER ELEVATIONS

1
5

METAL
FLASHING

(N.T.S.)

± 
2"

V.I.F.

BACKER ROD AND SEALANT
PER SPEC, 3/8" MIN.

PRE-PRIMED SHEET
MTL JAMB FLASHING

BACKER ROD AND SEALANT
PER SPEC, 3/8" MIN.

VERTICAL PT FURRING, ALIGN
WOOD SCREWS WITH STUDS 16"
O.C. PROVIDE NEW STUDS AS
REQD, TYP.

WOOD TRIM AT
WINDOW AND DOOR
RETURNS, TYP.

FLANGED WINDOW PER SPEC -
INSTALL PER WINDOW
SEQUENCE DETAILS

AB SEALANT AND BACKER ROD
PER SPEC - 3/8" MIN., TIE TO
CONTINUOUS AIR SEAL AT HEAD
AND SILL

WRB PRESTRIP PER SPEC

FIELD WRB PER SPEC

METAL
FLASHING

(N.T.S.)

CLADDING PER ELEVATIONS

V.I.F.

V.I.F.

V.
I.F

. 1/2"

1-
1/

2"

PRESTRIP WRB PER SPEC

PT FURRING PER SPEC

CLADDING PER ELEVATIONS

STOOL AND APRON AT
WINDOW OPENINGS, TYP.

SECURE FRAME THROUGH METAL
BACK ANGLE, CONFIRM W/ MFR

FF-SAM PER SPEC

INTERIOR ACOUSTICAL
SEALANT PER SPEC

FLANGED WINDOW PER SPEC
- INSTALL PER WINDOW
SEQUENCE DETAILS

SET WINDOW SILL IN CONT. BEAD
OF AB SEALANT AT METAL BACK
ANGLE, TIE INTO CONT. AIR BARRIER
(AB) AT JAMBS AND HEAD

1/4" SHIM TO PROVIDE 50% FRAME
SUPPORT MIN. CONFIRM WITH MFR

ADHERE 1/8" INTERMITTENT SILL
SHIM, DO NOT FASTEN THROUGH
SILL PAN, ALIGN WITH SILL SHIMS

BACKER ROD AND SEALANT PER SPEC

INSECT SCREEN O/ TOP AND
BOTTOM OF PT VERT. FURRING,
TYP.

PRE-PRIMED SHEET METAL SILL
FLASHING WITH 1/2" HEMMED DRIP
EDGE, END DAMS AND END
CLOSURES, DO NOT PENETRATE
SILL PAN WITH FASTENERS

METAL
FLASHING

(N.T.S.)

1

5

3/
8"

 M
IN

3/8" MIN

W/2

W

FILLET SEAL PER SPECIFICATIONS,
MINIMUM 1/4" THICK - TOOL FOR CONCAVE
PROFILE PER SEALANT MANUFACTURER

BOND BREAKER TAPE PER SEALANT
MANUFACTURER TO PREVENT THREE-
SIDED ADHESION

CLEAN SUBSTRATE USING A "TWO CLOTH"
METHOD PER SEALANT MANUFACTURER -
PRIME PER MANUFACTURER ONLY WHERE
REQUIRED

SEALANT PER SPECIFICATIONS - TOOL FOR
CONCAVE PROFILE PER SEALANT
MANUFACTURER

FOAM BACKER ROD W/ BOND BREAKER
JACKET PER SPECIFICATIONS - OVERSIZE ROD
25% LARGER THAN WIDTH OF JOINT

CLEAN SUBSTRATE USING A "TWO CLOTH"
METHOD PER SEALANT MANUFACTURER -
PRIME PER MANUFACTURER ONLY WHERE
REQUIRED

SUBSTRATE

- MIN JOINT WIDTH 1/4"
- MIN JOINT DEPTH 1/4"
- MAX JOINT DEPTH 1/2"

 6" = 1'-0"1 Fenestration - Window Head, Typ
 6" = 1'-0"2 Fenestration - Window Jamb Plan, Typ

 6" = 1'-0"3 Fenestration - Window Sill, Typ

 3" = 1'-0"4 Fenestration - Sealant Design, Typ
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WOOD FRAMED ROUGH OPENING,
OPENING MAY BE SHEATHED

WITH GLASS FIBER-FACED
GYPSUM BOARD OR PLYWOOD

NOTE: FRAMING SHOWN FOR CONCEPTUAL
PURPOSES ONLY AND MAY NOT REFLECT
ACTUAL FRAMING CONDITION

12" M
IN.

12
"

20
" M

IN
.

INSTALL METAL BACK DAM ANGLE
SIZED PER WINDOW
MANUFACTURER'S STRUCTURAL
REQUIREMENTS

BACK LEG HEIGHT 3/4" MIN.,
1-1/4" PREFERRED

INSTALL PRESTRIP OF SHEET
APPLIED WRB AT SILL

STAPLE WRB AS CLOSE TO EDGE
AS POSSIBLE TO ENSURE
COVERAGE BY SELF-ADHERED
MEMBRANE

LEAVE BOTTOM UNFASTENED
FOR FIELD WRB TO LAP
BELOW PRESTRIP

NOTE: CONFIRM WRB LAPPING
REQUIREMENTS WITH THE
MANUFACTURER'S WRITTEN
INSTALLATION INSTRUCTIONS

3"

5"

4"

3"

4"
*

*

INSTALL SELF-ADHERED
SILL CORNER PIECE

CUT & FOLD AS
SHOWN BELOW

CUT LINES SHOWN
AS DASHED

FOLDED LINES SHOWN
AS SOLID

C
U

T
FO

LD

10
"

1/2"

6"

6"

4"

INSTALL FOIL FACED
SELF-ADHERED JAMB

CORNER PIECE

CUT SLIT TO FIT AROUND
BACK-DAM ANGLE AS

SHOWN BELOW

FO
LD

8"

12" M
IN.

2"
 M

IN
.

4"

WRB JAMB LINER TO LAP OVER
SAM SILL FLASHING AND WRB

PRESTRIP 6" MIN., HOLD
WRB MIN. 2" ABOVE BACK DAM

ANGLE

INSTALL SELF-ADHERED
MEMBRANE SILL FLASHING

EXTEND UP AND OVER BACK
DAM ANGLE, EXTEND DOWN

FACE OF WALL 4" MIN.

APPLY SEALANT AT PINHOLE &
ALONG SEAM

CUTFOLD

FO
LD

6"
 M

IN
.

INSTALL WRB HEAD LINER TO LAP
OVER JAMB WRB 6" MIN.

FOLD INTO ROUGH OPENING

CUTFOLD

FO
LD

 3" = 1'-0"1 Fenestration - Window Sequence Step 12
 3" = 1'-0"2 Fenestration - Window Sequence Step 13

 3" = 1'-0"3 Fenestration - Window Sequence Step 14

 3" = 1'-0"4 Fenestration - Window Sequence Step 15
 3" = 1'-0"5 Fenestration - Window Sequence Step 16

 3" = 1'-0"6 Fenestration - Window Sequence Step 17

Note: Sequence Continued on Next Sheet
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INSTALL INTERMITTENT SHIMS
ON SILL AND ADHERE TO

FACE OF SILL PAN AT WINDOW
SILL FLANGE

TAPE ALL WRB JOINTS WITH WRB
AIR BARRIER (AB) TAPE

INSTALL WRB TAPE OVER
FLANGE FASTENERS AND

ONTO WRB AT JAMBS AND
THEN AT THE HEAD FLANGE,

DO NOT SEAL SILL FLANGE

SET FLANGED WINDOW
IN CONTINUOUS BEAD OF

AB SEALANT AT THE
BACK DAM ANGLE

FASTEN WINDOW THROUGH
BACK DAM ANGLE, CONFIRM
STRUCTURAL ATTACHMENT

W/ WINDOW MANUFACTURER'S
 RECOMMENDATIONS, DO NOT

PENETRATE SILL PAN

PRIOR TO SETTING WINDOW,
APPLY CONTINUOUS BEAD

OF SEALANT AT UPTURNED
LEG OF BACK DAM ANGLE,

UPTURN AT JAMBS FOR
TIE-IN TO CONTINUOUS

INTERIOR AIR SEAL

3"

ATTACH SILL FLASHING TO
WINDOW SILL FLANGE, DO NOT

PENETRATE SILL PAN,
SEAL JOINT BETWEEN WINDOW
FRAME SILL AND SILL FLASHING

 WITH BACKER ROD AND SEALANT

SHINGLE LAP FIELD WRB IN AT SILL
BELOW PRESTRIP WITH 6" MIN. LAP

OR PER MANUFACTURER'S
INSTRUCTIONS, TAPE SEAMS

LAP WRB OVER JAMB FLASHING AND
SEAL WITH WRB AB TAPE PER THE
MANUFACTURER'S INSTRUCTIONS

INSTALL HEAD FLASHING, MAINTAIN
3" MIN. FROM HEAD FLASHING LEG

TO WRB HEAD PRESTRIP

NOTE: ASSEMBLY IS CONCEPTUAL. FLASHING
PROFILES ARE REPRESENTATIONAL ONLY, SEE
ADDITIONAL DETAILS & SHOP DRAWINGS

INSTALL UPPER FIELD SHEET OF
WRB OVER HEAD FLASHING

VERTICAL LEG, SET IN CONTINUOUS
BEAD OF AB SEALANT TAPE ALL

WRB JOINTS WITH AB TAPE

INSTALL CONTINUOUS VERTICAL
PRESSURE TREATED FURRING

STRIPS, WRAP TOP AND BOTTOM
 OF FURRING STRIPS WITH

 INSECT SCREEN, TYP.
(INSECT SCREEN NOT SHOWN)

ALIGN FURRING STRIPS WITH
STUDS, PROVIDE ADDITIONAL

STUDS AS REQUIRED

DO NOT INSTALL CONTINUOUS
VERTICAL FURRING WITHIN 3/8" OF

WINDOW JAMB FLANGES

WINDOW FRAME
JAMB

AB SEALANT AND
BACKER ROD

JAMB FLASHING

JAMB FRAMING

INSTALL SEALANT AND BACKER ROD AT
JAMBS AND HEAD,  TIE SEALANT JOINT
TO SEALANT AT SILL PAN UPTURN
FOR CONTINUOUS AIR SEAL

INTERIOR AIR SEAL
PLAN VIEW

3/8" MIN.

NOTE: FRAMING SHOWN FOR CONCEPTUAL
PURPOSES ONLY AND MAY NOT REFLECT
ACTUAL FRAMING CONDITION

 3" = 1'-0"1 Fenestration - Window Sequence Step 18
 3" = 1'-0"2 Fenestration - Window Sequence Step 19

 3" = 1'-0"3 Fenestration - Window Sequence Step 20

 3" = 1'-0"4 Fenestration - Window Sequence Step 21
 3" = 1'-0"5 Fenestration - Window Sequence Step 22

Note: Sequence Continued From Previous Sheet
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22 GA GALV CONT CLEAT

HT SA MEMB UNDERLAYMENT -
LAP O/ ROOFING & WRB

WRB PER
SPECIFICATIONS

CONTINUOUS SEALANT BEAD
BEHIND WRB AT GENERAL
ELEVATION OF SPRAY FOAM

STRIP OF HT SAM
O/ CLEAT & FASTENER

24 GAUGE COPING -
FINISH PER SPEC

MECHANICALLY-FASTEN
ROOFING SYSTEM TO TOP OF
PARAPET - LAP W/ HIGH-TEMP
SAM MAINTAIN TERM
8" MIN ABOVE TOP OF CANT

2-PLY SBS ROOFING
SYSTEM PER

SPECIFICATIONS

NON-COMBUSTIBLE CANT

CLADDING PER ELEVATIONS

SPRAY FOAM INSULATION
(AB CONTINUITY FROM
ROOF TO WALL, TYP)

FIBERGLASS BATT
INSULATION R-49 MIN PER,
A9.X ASSEMBLIES

DECKING PER PLAN

42
" M

IN
 A

FF
 A

T 
O

C
C

U
PI

ED
 A

R
EA

S

2" MINIMUM AIR GAP

BARGE RAFTER,
PRIMED & PAINTED

ALUM FLASHING
W/ DRIP EDGE

WP MEMBRANE
LAPS FLASHING

WATER SHEDDING
SURFACE

L-SHAPED ALUM RAKE
RETURN FLASHING
WHERE EACH RAKE
MEETS THE WALL

FULLY-REINFORCED
PMMA FLASHING OVER

CAP SHEET, ONTO
KNIFE-

PLATE PRIOR TO
PLACEMENT OF RAIL

42" AFF POWDER COATED
ALUM RAIL SYSTEM ATTACHED
TO STEEL KNIFEPLATE PER
STRUCT, 4" SPHERE
SHALL NOT PASS

22 GA GALV CONT CLEAT

HT SA MEMB UNDERLAYMENT -
LAP O/ ROOFING & WRB

WRB PER
SPECIFICATIONS

CONTINUOUS SEALANT BEAD
BEHIND WRB AT GENERAL
ELEVATION OF SPRAY FOAM

CORROSION-RESISTANT
GASKETED FASTENERS
AT 12" OC MIN

STRIP OF HT SAM
O/ CLEAT & FASTENER

24 GAUGE COPING -
FINISH PER SPEC

MECHANICALLY-FASTEN
ROOFING SYSTEM TO TOP OF
PARAPET - LAP W/ HIGH-TEMP
SAM MAINTAIN TERM
8" MIN ABOVE TOP OF CANT

PARAPET FRAMING AND BLOCKING
PER STRUCT

2-PLY SBS ROOFING
SYSTEM PER

SPECIFICATIONS

NON-COMBUSTIBLE CANT

CLADDING PER ELEVATIONS

SPRAY FOAM INSULATION
(AB CONTINUITY FROM
ROOF TO WALL, TYP)

2" MIN

FIBERGLASS BATT
INSULATION R-49 MIN
PER, A9.X ASSEMBLIES

DECKING PER PLAN

2" MINIMUM AIR GAP

EXTEND SBS BASE PLY O/ HT FF
SAM 3" MIN

TAPERED RIGID INSULATION

AIR / VAPOR BARRIER MEMBRANE

PROTECTION BOARD

3" 2"

MAINTAIN 3/8" MIN AIRSPACE

INSECT SCREEN

CLADDING PER ELEVATIONS

PT FURRING

2-PLY SBS ROOF MEMBRANE -
TERMINATE INTO ROOFING MASTIC
AT GRAVEL STOP

FIELD WRB

24 GA PRE-PRIMED METAL
GRAVEL STOP - SET IN
CONT BED OF MASTIC

22 GA GALV. CONT. CLEAT

HT FF SAM UNDERLAYMENT -
EXTEND 3" O/ WRB

AIR IMPERMEABLE SPRAY FOAM
INSULATION R-49 MIN PER, A9.X

3/
4"

1/2"

1"

CLADDING PER ELEVATIONS

STANDING SEAM METAL ROOF;
1/4" PER FOOT MIN, TYP.

HIGH-TEMPERATURE SELF-ADHERED
MEMBRANE, LAP OVER BLOCKING

GABLE END CAP WITH GASKETED
FASTENERS WITH CAP AT END OF WALL

CONTINUOUS PT BLOCKING

 3" = 1'-0"1 Roof - Typ Parapet

 3" = 1'-0"5 Roof - Typ Rake Mtg Wall

 3" = 1'-0"2 Roof - Guard Rail at Parapet, Typ
 3" = 1'-0"3 Roof - Typ Rake

 3" = 1'-0"4 Roof - Rake at Edge
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8"
 M

IN
1/

2"
 M

IN
.

INSECT SCREEN

CONT AIR SEAL

WRB LAPPED O/
REGLET AND TAPED

RIGID INSULATION PER
ASSEMBLY DETAILS - INSTALL AS
NEEDED TO PROVIDE SLOPE FOR
DRAINAGE, MIN 1/4" PER FOOT

LAP SAM O/ TOP OF ROOFING

24 GA 2-PIECE REGLET,
FRY REGLET OR EQUAL

2-PLY SBS ROOFING SYSTEM

MECHANICALLY-FASTEN
ROOFING SYSTEM

ADHERED AIR / VAPOR
MEMBRANE ATOP STRUCTURAL
DECK

FACTORY-PRIMED GYPSUM
COVERBOARD WHERE
INSTALLED OVER RIGID

SLOPE

MIN 1/4:12
SLOPE

SEAL BETWEEN CLADDING AND
SCUPPER AT BOTTOM AND SIDES,
TYP

PERIMETER SEAL BTW SCUPPER
AND RING

ROOF AIR/VAPOR MEMBRANE -
LAP O/ PERIMETER NAILER AND
DOWN WALL PRIOR TO
INSTALLATION OF COVERBOARD

SELF-ADHERING MEMBRANE
PRESTRIP

SBS ROOFING - TORCH-APPLY UP
PARAPET WALLS AND OVER LEGS
OF SCUPPER

SEAL FLANGES OF SCUPPER
TRIM RING TO WRB

SELF-ADHESIVE MEMBRANE
PRE-STRIP, LAP O/ FIELD WRB
BELOW

THROUGH-WALL SCUPPER - SET
SCUPPER INTO ROOFING MASTIC
AND PRIME PRIOR TO ROOF
MEMBRANE INSTALLATION

PANEL CLADDING AND PT FURRING
PER ELEVATIONS

WRB AB TAPE

AB SEALANT

FIELD WRB / AIR BARRIER - LAP
O/ SELF-ADHESIVE MEMBRANE
PRE-STRIP INTO SCUPPER ROUGH
OPENING

2-PLY SBS ROOF MEMBRANE
SYSTEM RUN INTO THROAT OF
SCUPPER

FULLY-REINFORCED,
COLD FLUID-APPPLIED
(PMMA) FLASHING INTO SCUPPER
O/ CAP SHEET

4"

1/2" MIN

24 GAUGE, 1-PIECE SCUPPER CLOSURE RING -
VIEW FROM EXTERIOR

24 GAUGE, 1-PIECE FULLY-SOLDERED BONDERIZED SHEET METAL SCUPPER -
VIEW FROM ROOF

6"
 M

IN

10" M
IN

6" MIN

OVERSIZE TRIM RING OPENING TO
ACCOMMODATE SCUPPER BODY
PLUS 3/8" AROUND PERIMETER
FOR SEAL

PROVIDE CONTINUOUS,
FOUR-SIDED PERIMETER SEALANT
JOINT BETWEEN PROTRUDING
SCUPPER AND TRIM RING

CENTER INTERIOR FACES OF TRIM
RING AROUND OUTER FACES OF
PROTRUDING SCUPPER BOX

TRIM RING - MOUNT TO FACE OF
EXTERIOR PARAPET SHEATHING
AND INTEGRATE WITH WRB PER
SECTION DETAIL

SCUPPER EXTENDING THROUGH
TRIM SHOWN DASHED

PRIME SHEET METAL SCUPPER
PRIOR TO TORCH APPLICATION OF
SBS BASE SHEET

SCUPPER THROAT- SIZE AND
LOCATIONS PER DRAINAGE & PLANS

FULLY-SOLDERED SCUPPER -
INSERT INTO FRAMED OPENING IN
PARAPET

HEMMED DRIP

4" MIN.

4" M
IN.

4"
 M

IN
.

NOTE: COLLECTOR NOT
SHOWN FOR CLARITY

CLADDING PER ELEVATIONS

FOLD EDGE OF METAL
COPING INTO SCUPPER,
SEAL SEAMS AT SCUPPER
W/ SEALANT

INSTALL SHEET METAL
COPING OVER LOW
PARAPET

WRB AT PARAPET WALL

BONDERIZED METAL SCUPPER

PMMA FULLY-REINFORCED
FLASHING

MODIFIED-BITUMINOUS ROOFING
PER SPECIFICATIONS

 3" = 1'-0"1 Roof - Roof to Wall Transition

 3" = 1'-0"4 Roof - Scupper Thru-Wall
 3" = 1'-0"5 Roof - Scupper Assembly

 3" = 1'-0"6 Roof - Scupper Flashing Sequence
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3

6"
 M

IN
. T

YP
.

12
" M

IN
.

12" M
IN.

6"
 M

IN
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1

Coping Flashing Sequence 2

Coping Flashing Sequence 1Coping Flashing Sequence 3

SAM Saddle Assembly

Metal Coping Saddle

Saddle Flashing at Outside Corner

Saddle Flashing at Outside Corner

SLOPE TO ROOF SLOPE TO ROOF

SLOPE TO ROOF

METAL COPING SADDLE PROFILE
OPTION PERP. TO WALL

METAL COPING SADDLE
PROFILE OPTION AT OUTSIDE
CORNER

CLADDING NOT SHOWN
FOR CLARITY

FOLD DRIP EDGE TO DIVERT
WATER, TYP.

INTEGRATED DIVERTER

STANDING SEAM

SPLICE PLATE
AND SEALANT

SLOPE TO ROOF

CLADDING NOT SHOWN FOR CLARITY

SHINGLE SAM PIECE #2
OVER SAM PIECE #1.

SEAL PINHOLE AND
LAPS WITH THE
MANUFACTURER'S
DETAIL SEALANT.

CUT
FOLD

CUT

FOLD

SAM SADDLE  ASSEMBLY

STEP 2 OF 2

SAM SADDLE  ASSEMBLY

STEP 1 OF 2

NOTE:

1. REFER TO RDH DETAILS FOR INTEGRATION WITH BUILDING
COMPONENTS.
2. S.A.M. SADDLE SEAMS TO BE OVERLAPPED 2" MIN. APPLY IN A SHINGLE
FASHION WITH ROLLER. USE PRIMER AS REQUIRED BY MANUFACTURER.
3. SEAL PINHOLE AND LAPS WITH THE MANUFACTURER'S DETAIL SEALANT.
4. LAP NEW WRB SYSTEM OVER NEW SADDLE FLASHING.  WRB NOT
SHOWN.

FOIL FACED (FF) SAM
PIECE #1

FOIL FACED (FF) SAM
PIECE #2

LIQUID FLASHING
MEMBRANE O/ FIELD
WRB

FIELD WRB

24 GA SHEET METAL COPING FLASHING
O/ LIQUID FLASHING MEMBRANE

TRANSITION FF SAM FROM EXTERIOR
WALL TO FIN WALL, OVERLAP MIN. 4"
ONTO EACH WALL.

WRB TAPE

LOWER FIELD WRB
LAPPED O/
TRANSITIONAL FF
SAM

UPPER FIELD WRB LAPPED O/
LIQUID FLASHING MEMBRANE

LIQUID FLASHING MEMBRANE
O/ SHEATHING, COPING FF
SAM, AND TRANSITIONAL FF
SAM MIN. 4"

HT FF SAM COPING STRIP O/
TRANSITIONAL FF SAM

TRANSITIONAL FF SAM PRESTRIP

LOWER WRB LAPPED O/ LIQUID
FLASHING MEMBRANE AND
TRANSITIONAL FF SAM,  LAP MIN. 4"

LOWER WRB
LAPPED O/
LIQUID
FLASHING
MEMBRANE
AND
TRANSITIONAL
FF SAM,  LAP
MIN. 4"

WRB TAPE

UPPER FIELD
WRB LAPPED
O/ LIQUID
FLASHING
MEMBRANE

24 GA SHEET METAL
COPING FLASHING
(FULLY SOLDERED
SEAMS) O/ LIQUID
FLASHING MEMBRANE

LIQUID FLASHING MEMBRANE
O/ SHEATHING, COPING FF
SAM, AND TRANSITIONAL FF
SAM MIN. 4"

HT FF SAM COPING STRIP O/
TRANSITIONAL FF SAM

TRANSITION FF SAM FROM
EXTERIOR WALL TO FIN
WALL, OVERLAP MIN. 4"
ONTO EACH WALL

(E.) 2x6 PT COPING

(E.) FIELD WRB
ON EXTERIOR
WALL

SHEATHING

 1 1/2" = 1'-0"1 Roof - Coping and Saddle Flashing - Outside Corner
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ATC / STC RATING:  40
GA NUMBER:
FIRE RATING:
R-VALUE:  21

NOTE: BATHROOMS AT HIGH HUMIDITY
ZONES ALONG EXTERIOR WALLS MUST
HAVE A VAPOR BARRIER (CLASS 1)
INSTEAD OF A VAPOR RETARDER (CLASS
2). BASIS OF DESIGN: MEMBRAIN BY
CERTAINTEED

EPDM SPACER O/ PT WOOD
FURRING PER CLADDING
MANUFACTURER

FRAMING PER STRUCT

SHEATHING PER STRUCT

3/4" PT WOOD FURRING
STRIPS

CLADDING PER ELEVATIONS

R-21 HIGH DENSITY FIBERGLASS BATT

VAPOR CONTROL
GWB PRIMER

GYP BOARD

WRB MEMBRANE

ATC / STC RATING:  40
GA NUMBER: WP 8111
FIRE RATING:
R-VALUE:  21

NOTE: BATHROOMS AT HIGH HUMIDITY
ZONES ALONG EXTERIOR WALLS MUST
HAVE A VAPOR BARRIER (CLASS 1)
INSTEAD OF A VAPOR RETARDER (CLASS
2). BASIS OF DESIGN: MEMBRAIN BY
CERTAINTEED

EPDM SPACER O/ PT WOOD FURRING
PER CLADDING MANUFACTURER

FRAMING PER STRUCT

5/8" DENSEGLASS 1-HR RATED
FACED GYPSUM SHEATHING

SHEATHING PER STRUCT

3/4" PT WOOD FURRING STRIPS

CLADDING PER ELEVATIONS

R-21 HIGH DENSITY FIBERGLASS BATT

VAPOR CONTROL
GWB PRIMER

GYP BOARD, 2 LAYER TYPE X WHERE
1-HR FIRE RATING REQ'D

WRB MEMBRANE

ATC / STC RATING:  40
GA NUMBER:
FIRE RATING:
R-VALUE:  21

NOTE: BATHROOMS AT HIGH HUMIDITY
ZONES ALONG EXTERIOR WALLS MUST
HAVE A VAPOR BARRIER (CLASS 1)
INSTEAD OF A VAPOR RETARDER (CLASS
2). BASIS OF DESIGN: MEMBRAIN BY
CERTAINTEED

EPDM SPACER O/ PT WOOD
FURRING PER CLADDING
MANUFACTURER

FRAMING PER
STRUCT

SHEATHING PER STRUCT

3/4" PT WOOD FURRING
STRIPS

CLADDING PER ELEVATIONS

GYP BOARD

VAPOR CONTROL
GWB PRIMER

WRB MEMBRANE

FRAMING PER STRUCT

GYP BOARD

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:

FRAMING PER STRUCT

FIBERGLASS BATT

GYP BOARD (NOTE: 2 LAYERS TYPE X WHERE
1HR FIRE RATING REQ'D)

ATC / STC RATING:  40
GA NUMBER:
FIRE RATING:
R-VALUE:  26 (4 Star Built Green / Priority Green)

VAPOR CONTROL
GWB PRIMER

FRAMING PER STRUCT

GYP BOARD

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:

FRAMING PER STRUCT

FIBERGLASS BATT

5/8" TYPE "X" GYP BOARD

ATC / STC RATING:  60
GA NUMBER: WP 3370
FIRE RATING:  (2) 1HR
R-VALUE:

MIN 1" AIR SPACE SEPARATION

STRUCTURAL SHEATHING, PER STRUCT

5/8" TYPE "X" EXT GYP BOARD

FRAMING PER STRUCT

GYP BOARD

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:

ADJACENT WALL

FRAMING PER STRUCT

SHEATHING PER STRUCT

WP MEMBRANE

CLADDING PER ELEVATION

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:

ADJACENT WALL

RAINSCREEN BATTS

WALL NOTES
1.  Hold non-shearwall partition wall 1/2" back from exterior wall framing to allow
gyp wall board to pass through for continuous air seal.

2.  R-11 sound insulation at bathroom walls.  10" sound batt at 2nd level floor
system.  Acoustic caulk at openings at ceiling of 1st level.

3.  Paperless drywall at bathtub and shower areas, to extend 6" min past vertical
edge of tub or shower.

4. Window and door headers shall be insulated with a minimum of R-10 insulation.

5.  Note: bathrooms & high humidity zones along exterior walls must have a vapor
barrier (class 1) instead of a vapor retarder (class 2). Basis of design: membrain
by certainteed
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 1 1/2" = 1'-0"1 Wall - WE1, Typ Exterior Wall, Rainscreen Typ
 1 1/2" = 1'-0"2 Wall - WE1, Typ Exterior Wall, Rainscreen 1-Hr Rated

 1 1/2" = 1'-0"3 Wall - WE2, Typ Uninsulated Exterior Wall, Rainscreen Typ

 1 1/2" = 1'-0"4 Wall - W1, Typ Interior Wall
 1 1/2" = 1'-0"6 Wall - WN1, Party Wall Insulated

 1 1/2" = 1'-0"a Wall - W3, Washer/Dryer Wall

 1 1/2" = 1'-0"7 Wall - WP1, TYP (2) 1-Hr Parti Wall
 1 1/2" = 1'-0"8 Wall - WF1, Interior Furring

 1 1/2" = 1'-0"10 Wall - WF2, Exterior Uninsulated Furring



WALL NOTES
1.  Hold non-shearwall partition wall 1/2" back from exterior wall framing to allow
gyp wall board to pass through for continuous air seal.

2.  R-11 sound insulation at bathroom walls.  10" sound batt at 2nd level floor
system.  Acoustic caulk at openings at ceiling of 1st level.

3.  Paperless drywall at bathtub and shower areas, to extend 6" min past vertical
edge of tub or shower.

4. Window and door headers shall be insulated with a minimum of R-10 insulation.

5.  Note: bathrooms & high humidity zones along exterior walls must have a vapor
barrier (class 1) instead of a vapor retarder (class 2). Basis of design: membrain
by certainteed

CONC PER STRUCT

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:

WP MEMBRANE ON EXTERIOR WHERE
BELOW GRADE WALL PER SPEC

DRAINAGE COURSE

WP SEALER PER SPEC
CONC PER STRUCT

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE: 21

WP MEMBRANE ON EXTERIOR PER
SPEC

R-10 RIGID INSULATION (2"), TAPED AT
JOINTS

R-11 HIGH DENSITY FIBERGLASS BATT

FRAMING PER STRUCT

GYP BOARD

VAPOR CONTROL GWB PRIMER

JOB NUMBER:

IS
SU

E
D

AT
E

Lemons Architecture PLLC
98 Yesler Way
Seattle, WA  98104
206.306.5952
LemonsArchitecture.com

c  
Le

m
on

s A
rc

hit
ec

tu
re

 P
LL

C 
20

16
 - 

Dr
aw

ing
s s

ub
jec

t t
o 

no
n-

dis
clo

su
re

 a
gr

ee
m

en
t &

 co
py

rig
ht

s

10848

STATE OF WASHINGTON
JONATHAN LEMONS

ARCHITECT
REGISTERED

10
63

1 
SE

 2
nd

 S
t

Be
lle

vu
e,

 W
A 

 9
80

04

A9.1

As
se

m
bl

ie
s 

- W
al

l

L15-08

Th
e 

Be
lle

vu
e 

C
on

do
s 

- 3
14

Pe
rm

it 
C

or
re

ct
io

ns
20

17
.0

2.
21

 1 1/2" = 1'-0"1 Wall - G1, Typ Uninsulated Conc
 1 1/2" = 1'-0"2 Wall - G3, Insulated Conc Interior



CONC SLAB PER STRUCT, SLOPE SLAB 2%
AWAY FROM THE BUILDING TO ENSURE
PROPER DRAINAGE

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:

VAPOR BARRIER

UNDERSLAB DRAINAGE & FOUNDATION PER
STRUCT & GEOTECH.  COMPACTED GRAVEL
PER STRUCT

NOTE, IN HEATED SPACES, R10 RIGID
INSULATION AT L1 SLAB EDGE FOR FIRST 2'
HORIZONTALLY BELOW GRADE ALONG
PERIMETER PER 8/A8.0

FINISH FLOOR PER PLAN OVER ACOUSTIC UNDERLAYMENT

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:  30

SHEATHING PER STRUCT

FLOOR FRAMING PER STRUCT

FIBERGLASS BATT INSULATION, R-30 MIN

FINISH FLOOR PER PLAN OVER ACOUSTIC UNDERLAYMENT

ATC / STC RATING:
GA NUMBER:
FIRE RATING:  1HR WHERE REQ'D
R-VALUE:  30

SHEATHING PER STRUCT

FLOOR FRAMING PER STRUCT

FIBERGLASS BATT INSULATION, R-30 MIN

2 LAYERS TYPE X GYP BOARD
(1 HR FIRE RATING WHERE REQUIRED)

VAPOR BARRIER

FINISH FLOOR PER PLAN OVER ACOUSTIC
UNDERLAYMENT

ATC / STC RATING:
GA NUMBER:
FIRE RATING:  1HR
R-VALUE:  40

SHEATHING PER STRUCT

FLOOR FRAMING PER STRUCT

FIBERGLASS BATT INSULATION, R-30 MIN

CLADDING PER ELEVATION, MATCH
ADJACENT WALL CLADDING

WP MEMBRANE

RAINSCREEN BATT

RIGID INSULATION, R-10 MIN

NOTE: UNVENTED ROOF ASSEMBLY TO COMPLY W/ CODE
REQ'S AND SPEC

FINISH FLOOR PER PLAN OVER
ACOUSTIC UNDERLAYMENT

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:

SHEATHING PER STRUCT

FLOOR FRAMING PER STRUCT

GYP BOARD

2x6 WALL

2 LAYERS 5/8" DENS

FIBERGLASS BATT INSULATION, R-49 MIN

1/2" GYP BOARD IF POSSIBLE

5/8" DENS
1/2" SHEATHING

FIBERGLASS BATT INSULATION, R-30 MIN

2x4 WALL

5/8" TYPE "X" GYP BOARD

MIN 1" AIR SPACE SEPARATION

2" AIR GAP MIN

 1 1/2" = 1'-0"1 Floor - GF1 Foundation Slab
 1 1/2" = 1'-0"3 Floor - WF2 Conditioned Over Unheated

 1 1/2" = 1'-0"4 Floor - WF3 Conditioned Over Garage

 1 1/2" = 1'-0"7 Floor - WS1 Conditioned Soffit

 1 1/2" = 1'-0"2 Floor - WF1 Conditioned Over Conditioned
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 1 1/2" = 1'-0"5 Roof - Vented Parapet



WATERPROOF MEMBRANE, SLOPE TO DRAIN PER MFR REQ'S, MIN 1/4" PER FT

PREFERRED: 2-PLY SBS, COLD ADHERED

ALT: 80-MIL FELT-BACKED PVC ROOF MEMBRANE, FULLY ADHERED

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:  49

SHEATHING PER STRUCT

FLOOR FRAMING PER STRUCT

FIBERGLASS BATT INSULATION, R-49

GYP BOARD

CLEAR SEALED CEDAR ROOF DECK
(SEAL ALL 6 SIDES PRIOR TO INSTALL)

2" MINIMUM AIR GAP

WATERPROOF MEMBRANE, SLOPE TO DRAIN PER MFR
REQ'S, MIN 1/4" PER FT SELF-ADHERING, HIGH-
TEMPERATURE RESISTANT WATERPROOF UNDERLAYMENT.
BASIS-OF-DESIGN LASTTOBOND SHIELD HT BY SOPREMA

ATC / STC RATING:
GA NUMBER:
FIRE RATING:
R-VALUE:  49

SHEATHING PER STRUCT

FRAMING PER STRUCT

AIR IMPERMEABLE SPRAY FOAM
INSULATION, R-49 MIN

GYP BOARD

SLOPING METAL ROOF INSTALLED PER SPEC

NOTE: UNVENTED ROOF ASSEMBLY TO
COMPLY W/ CODE REQ'S & SPEC

 1 1/2" = 1'-0"1 Floor - WR1 Roof Deck, Vented
 1 1/2" = 1'-0"2 Floor - WR2 Sloped Roof
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Notes:

For the unvented floor and roof assemblies using spray foam insulation:

1. Proposed spray foam: Spraytite 178 Series, BASF Corporation, ICC ESR-2642
2. Air-impermeable insulation. Insulation shall be applied in direct contact with the under-side of the
structural roof sheathing.
3. A copy of the ICC ESR report for the product used must be provided on the job site for field inspector
verification.
4. The applied spray foam must be installed by a certified installer
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LANDSCAPE NOTES 1.	CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING THE QUANTITIES OF PLANTS THAT ARE REPRESENTED BY SYMBOLS ON THE DRAWINGS. CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING THE QUANTITIES OF PLANTS THAT ARE REPRESENTED BY SYMBOLS ON THE DRAWINGS. 2.	6" DEPTH TOPSOIL IN  BED AREAS. 6" DEPTH TOPSOIL IN  BED AREAS. 3.	NEWLY LANDSCAPED AREAS, EXCEPT TURF, SHALL BE COVERED AND MAINTAINED WITH AT LEAST TWO INCHES OF ORGANIC MULCH TO MINIMIZE EVAPORATION. NEWLY LANDSCAPED AREAS, EXCEPT TURF, SHALL BE COVERED AND MAINTAINED WITH AT LEAST TWO INCHES OF ORGANIC MULCH TO MINIMIZE EVAPORATION. 4.	ALL PLANT MATERIAL SHALL CONFORM TO AAN STANDARDS FOR NURSERY STOCK, LATEST EDITION. ANY REPLACEMENTS MADE AT ONCE. ALL PLANT MATERIAL SHALL CONFORM TO AAN STANDARDS FOR NURSERY STOCK, LATEST EDITION. ANY REPLACEMENTS MADE AT ONCE. 4.A.	GENERAL: ALL PLANT MATERIAL FURNISHED SHALL BE HEALTHY REPRESENTATIVES, TYPICAL OF THEIR SPECIES OF VARIETY AND SHALL HAVE A NORMAL GROWTH HABIT. THEY GENERAL: ALL PLANT MATERIAL FURNISHED SHALL BE HEALTHY REPRESENTATIVES, TYPICAL OF THEIR SPECIES OF VARIETY AND SHALL HAVE A NORMAL GROWTH HABIT. THEY SHALL BE FULL, WELL BRANCHED, WELL PROPORTIONED, AND HAVE A VIGOROUS, WELL DEVELOPED ROOT SYSTEM. ALL PLANTS SHALL BE HARDY UNDER CLIMATIC CONDITIONS SIMILAR TO THOSE IN THE LOCALITY OF THE PROJECT. 4.B.	TREES, SHRUBS, AND GROUND COVER: QUANTITIES, SPECIES, AND VARIETIES, SIZES AND CONDITIONS AS SHOWN ON THE PLANTING PLAN. PLANTS TO BE HEALTHY, VIGOROUS, WELL TREES, SHRUBS, AND GROUND COVER: QUANTITIES, SPECIES, AND VARIETIES, SIZES AND CONDITIONS AS SHOWN ON THE PLANTING PLAN. PLANTS TO BE HEALTHY, VIGOROUS, WELL FOLIATED WHEN IN LEAF. FREE OF DISEASE, INJURY, INSECTS, DECAY, HARMFUL DEFECTS, AND ALL WEEDS. NO SUBSTITUTIONS SHALL BE MADE WITHOUT WRITTEN APPROVAL FROM LANDSCAPE ARCHITECT OR OWNER. 5.	ALUMINUM EDGING, PERMALOC OR APPROVED EQUAL, TO BE INSTALLED BETWEEN BARK AND COBBLE. ALUMINUM EDGING, PERMALOC OR APPROVED EQUAL, TO BE INSTALLED BETWEEN BARK AND COBBLE. 6.	PROJECT SHALL BE MAINTAINED FOR ONE YEAR PRIOR TO COMPLETION.PROJECT SHALL BE MAINTAINED FOR ONE YEAR PRIOR TO COMPLETION.

AutoCAD SHX Text
TREES	BOTANICAL NAME / COMMON NAME	SIZE	NATIVE		QTY BOTANICAL NAME / COMMON NAME	SIZE	NATIVE		QTY SIZE	NATIVE		QTY NATIVE		QTY QTY                   	Acer circinatum / Vine Maple	6` Ht min	Yes		4 Acer circinatum / Vine Maple	6` Ht min	Yes		4 6` Ht min	Yes		4 Yes		4 4 Type III Interior Property Buffer Tree                   	Acer macrophyllum / Big Leaf Maple	2 gal	Yes		4 Acer macrophyllum / Big Leaf Maple	2 gal	Yes		4 2 gal	Yes		4 Yes		4 4 Critical Areas Tree                   	Alnus rubra / Red Alder	2 gal	Yes		4 Alnus rubra / Red Alder	2 gal	Yes		4 2 gal	Yes		4 Yes		4 4 Critical Areas Tree                   	Chamaecyparis obtusa `Gracilis` / Slender Hinoki Cypress	10` Ht min	No		4 Chamaecyparis obtusa `Gracilis` / Slender Hinoki Cypress	10` Ht min	No		4 10` Ht min	No		4 No		4 4 Type III Street Frontage Buffer Tree                   	Juniperus scopulorum `Skyrocket` / Skyrocket Juniper	5`-6` Ht	No		10 Juniperus scopulorum `Skyrocket` / Skyrocket Juniper	5`-6` Ht	No		10 5`-6` Ht	No		10 No		10 10                   	Pinus strobus `Fastigiata` / Pyramidal White Pine	5`-6` Ht	No		3 Pinus strobus `Fastigiata` / Pyramidal White Pine	5`-6` Ht	No		3 5`-6` Ht	No		3 No		3 3                   	Populus tremuloides `JFS-Column` / Mountain Sentinel Aspen	2"Cal, 10` Ht min	Yes		6 Populus tremuloides `JFS-Column` / Mountain Sentinel Aspen	2"Cal, 10` Ht min	Yes		6 2"Cal, 10` Ht min	Yes		6 Yes		6 6 Street Tree Type III Street Frontage Buffer Tree                   	Thuja plicata / Western Red Cedar	2 gal	Yes		1 Thuja plicata / Western Red Cedar	2 gal	Yes		1 2 gal	Yes		1 Yes		1 1 Critical Areas Tree                   	Thuja plicata / Western Red Cedar	6` Ht min	Yes		1 Thuja plicata / Western Red Cedar	6` Ht min	Yes		1 6` Ht min	Yes		1 Yes		1 1 Type III Interior Property Buffer Tree                   	Thuja plicata `Atrovirens` / Western Red Cedar	10` Ht min	Yes		4 Thuja plicata `Atrovirens` / Western Red Cedar	10` Ht min	Yes		4 10` Ht min	Yes		4 Yes		4 4 Type III Street Frontage Buffer Tree                   	Thuja plicata `Atrovirens` / Western Red Cedar	6` Ht min	Yes		8 Thuja plicata `Atrovirens` / Western Red Cedar	6` Ht min	Yes		8 6` Ht min	Yes		8 Yes		8 8 Type III Interior Property Buffer Tree Critical Areas Tree SHRUBS	BOTANICAL NAME / COMMON NAME	SIZE	NATIVE		QTY BOTANICAL NAME / COMMON NAME	SIZE	NATIVE		QTY SIZE	NATIVE		QTY NATIVE		QTY QTY                   	Aralia cordata `Sun King` / Sun King Aralia	2 gal	Yes		2 Aralia cordata `Sun King` / Sun King Aralia	2 gal	Yes		2 2 gal	Yes		2 Yes		2 2                   	Carex elata `Bowles Golden` / Bowles Golden Sedge	1 gal	No		55 Carex elata `Bowles Golden` / Bowles Golden Sedge	1 gal	No		55 1 gal	No		55 No		55 55                   	Chamaecyparis obtusa `Nana Lutia` / Nana Lutia Hinoki Cypress	2 gal	No		3 Chamaecyparis obtusa `Nana Lutia` / Nana Lutia Hinoki Cypress	2 gal	No		3 2 gal	No		3 No		3 3                   	Cornus alba `Gouchaultii` / Goldenleaf Dogwood	2 gal	No		8 Cornus alba `Gouchaultii` / Goldenleaf Dogwood	2 gal	No		8 2 gal	No		8 No		8 8                   	Corylus cornuta / Beaked Hazelnut	2 gal	Yes		19 Corylus cornuta / Beaked Hazelnut	2 gal	Yes		19 2 gal	Yes		19 Yes		19 19                   	Fatsia japonica / Japanese Fatsia	5 gal	Yes		3 Fatsia japonica / Japanese Fatsia	5 gal	Yes		3 5 gal	Yes		3 Yes		3 3                   	Festuca glauca `Elijah Blue` / Blue Fescue	1 gal	No		59 Festuca glauca `Elijah Blue` / Blue Fescue	1 gal	No		59 1 gal	No		59 No		59 59                   	Gaultheria shallon / Salal	42" Ht min	Yes		48 Gaultheria shallon / Salal	42" Ht min	Yes		48 42" Ht min	Yes		48 Yes		48 48                   	Hakonechloa macra `All Gold` / Japanese Forest Grass	1 gal	Yes		17 Hakonechloa macra `All Gold` / Japanese Forest Grass	1 gal	Yes		17 1 gal	Yes		17 Yes		17 17                   	Hydrangea paniculata `Grandiflora` / PeeGee Hydrangea	5 gal	No		6 Hydrangea paniculata `Grandiflora` / PeeGee Hydrangea	5 gal	No		6 5 gal	No		6 No		6 6                   	Ilex crenata `Sky Pencil` / Sky Pencil Japanese Holly	5 gal	Yes		13 Ilex crenata `Sky Pencil` / Sky Pencil Japanese Holly	5 gal	Yes		13 5 gal	Yes		13 Yes		13 13                   	Mahonia aquifolium / Oregon Grape	42" Ht min	Yes		11 Mahonia aquifolium / Oregon Grape	42" Ht min	Yes		11 42" Ht min	Yes		11 Yes		11 11                   	Miscanthus sinensis `Morning Light` / Morning Light Maiden Grass	1 gal	Yes		4 Miscanthus sinensis `Morning Light` / Morning Light Maiden Grass	1 gal	Yes		4 1 gal	Yes		4 Yes		4 4                   	Miscanthus sinensis `Strictus` / Porcupine Grass	1 gal	No		28 Miscanthus sinensis `Strictus` / Porcupine Grass	1 gal	No		28 1 gal	No		28 No		28 28                   	Oemleria cerasiformis / Indian Plum	2 gal	Yes		18 Oemleria cerasiformis / Indian Plum	2 gal	Yes		18 2 gal	Yes		18 Yes		18 18                   	Polystichum munitum / Western Sword Fern	1 gal	Yes		99 Polystichum munitum / Western Sword Fern	1 gal	Yes		99 1 gal	Yes		99 Yes		99 99                   	Rhododendron x `Ramapo` / Ramapo Rhododendron	3 gal	Yes		2 Rhododendron x `Ramapo` / Ramapo Rhododendron	3 gal	Yes		2 3 gal	Yes		2 Yes		2 2                   	Ribes sanguineum `King Edward VII` / Red Flowering Currant	2 gal	Yes		7 Ribes sanguineum `King Edward VII` / Red Flowering Currant	2 gal	Yes		7 2 gal	Yes		7 Yes		7 7                   	Sambucus racemosa / Red Elderberry	2 gal	Yes		21 Sambucus racemosa / Red Elderberry	2 gal	Yes		21 2 gal	Yes		21 Yes		21 21                   	Sarcococca ruscifolia / Fragrant Sarcococca	2 gal	Yes		9 Sarcococca ruscifolia / Fragrant Sarcococca	2 gal	Yes		9 2 gal	Yes		9 Yes		9 9                   	Vaccinium ovatum / Evergreen Huckleberry	42" Ht min	Yes		21 Vaccinium ovatum / Evergreen Huckleberry	42" Ht min	Yes		21 42" Ht min	Yes		21 Yes		21 21 GROUND COVERS	BOTANICAL NAME / COMMON NAME	SIZE	NATIVE	SPACING	QTY BOTANICAL NAME / COMMON NAME	SIZE	NATIVE	SPACING	QTY SIZE	NATIVE	SPACING	QTY NATIVE	SPACING	QTY SPACING	QTY QTY                   	7/8" Drain Rock	N/A			70 sf 7/8" Drain Rock	N/A			70 sf N/A			70 sf 70 sf                   	Ajuga reptans `Black Scallop` / Bugleweed	4"pot	Yes	24" o.c.	34 Ajuga reptans `Black Scallop` / Bugleweed	4"pot	Yes	24" o.c.	34 4"pot	Yes	24" o.c.	34 Yes	24" o.c.	34 24" o.c.	34 34                   	Arctostaphylos uva-ursi `Vancouver Jade` / Kinnikinnick	1 gal	Yes	24" o.c.	186 Arctostaphylos uva-ursi `Vancouver Jade` / Kinnikinnick	1 gal	Yes	24" o.c.	186 1 gal	Yes	24" o.c.	186 Yes	24" o.c.	186 24" o.c.	186 186                   	Asarum caudatum / Wild Ginger	4"pot	Yes	18" o.c.	236 Asarum caudatum / Wild Ginger	4"pot	Yes	18" o.c.	236 4"pot	Yes	18" o.c.	236 Yes	18" o.c.	236 18" o.c.	236 236                   	Cornus canadensis / Bunchberry Dogwood	4"pot	Yes	12" o.c.	356 Cornus canadensis / Bunchberry Dogwood	4"pot	Yes	12" o.c.	356 4"pot	Yes	12" o.c.	356 Yes	12" o.c.	356 12" o.c.	356 356                   	Cotoneaster dammeri `Streibs Findling` / Streibs Cotoneaster	4"pot	No	24" o.c.	31 Cotoneaster dammeri `Streibs Findling` / Streibs Cotoneaster	4"pot	No	24" o.c.	31 4"pot	No	24" o.c.	31 No	24" o.c.	31 24" o.c.	31 31                   	Liriope muscari / Lily Turf	1 gal	No	24" o.c.	67 Liriope muscari / Lily Turf	1 gal	No	24" o.c.	67 1 gal	No	24" o.c.	67 No	24" o.c.	67 24" o.c.	67 67                   	Polystichum munitum / Western Sword Fern	4"pot	Yes	24" o.c.	421Polystichum munitum / Western Sword Fern	4"pot	Yes	24" o.c.	4214"pot	Yes	24" o.c.	421Yes	24" o.c.	42124" o.c.	421421
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Geotechnical Report by Geotech Consultants, Inc. dated 10-6-15 and amended January 22, 2016.Critical Areas Report/Habitat Evalluation by Talasaea, Dated April 28, 2016 
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See Geotech Report.  Slope has some unstable soils since it was created by grading for adjacent development and the apartment buildings on the site.  
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See utilities plans - per Utilities Code 24.06 - storm and surface water

spnichols
Text Box
Birds within the Pacific Flyway, which encompasses the entire Puget Sound
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All 5 trees on site removed.  More than 16 replacement trees will be planted.  Trees, shrubs and groundcover on steep slope will be per the City's Critical Areas Handbook.  Tree removal will require Alternative Tree Retention Option - see approval staff report.
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Concrete, cementitious panels, etc.
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Mitigation planting per Critical Areas Handbook.

spnichols
Text Box
Yes, Pacific Flyway, which encompasses the Puget Sound region

spnichols
PolyLine

spnichols
PolyLine

spnichols
PolyLine

spnichols
Text Box
SN

spnichols
Text Box
C&G Code 23.76 and DOE chapter in WAC



spnichols
Line

spnichols
Line

spnichols
Text Box
8 existing smaller units.  
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Older wood frame apartment buildings.
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Southwest Bellevue Subarea - Multi-Family-High (MF-H) 
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Construction noise regulated per BCC 9.18 - City Noise Code including Condition of Approval re use of noise & pollution suppression techniques throughout construction
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6 older apt. units will be eliminated and replaced with the 8 middle-high income units
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Materials and colors chosen to be compatible with surrounding multi and single family buildings.
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Light and Glare per LUC 20.20.522
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