
C I T Y   O F   T A C O M A
Planning & Development Services Department

747 Market St, Rm 345  |  Tacoma, WA 98402

NOTICE OF 

DECISION

Date of Decision: 04/17/2018

Appeal Period Ends: 05/01/2018

Decision Final: 05/02/2018

Decision:

Applicant:

Location:

Application No.:

Proposal:

Reconsideration: Any person having standing may request 

reconsideration of the Director's decision, based upon errors of 

procedure or fact, by submitting a request in writing to Planning and 

Development Services at the address below.

Appeal to Hearing Examiner: Any aggrieved person or entity may 

appeal to the Hearing Examiner by filing a written Notice of Appeal and 

submitting the filing fee of $332.46 to the Hearing Examiner (747 Market 

St., Rm 720) which contains the following:

• A brief statement showing how the appellant is aggrieved or adversely 

affected.

• A statement of the grounds for the appeal, explaining why the appellant 

believes the administrative decision is wrong.

• The requested relief, such as reversal or modification of the decision.

• The signature, mailing address and telephone number of the appellant 

and any representative of the appellant.

The fee shall be refunded to the appellant should the appellant prevail.

Staff Contact: Latasha Santos, Associate Planner, 747 Market St, Room 345, (253) 594-7971, lsantos1@cityoftacoma.org

Environmental Review: Per SEPA, WAC 197-11-800 and TMC Chapter 13.12, the Environmental Official has reviewed this project and 

determined the project is exempt from SEPA provisions.

  

For further information regarding the proposal, log on to the website at 

tacomapermits.org and select "Public Notices". The case file may be 

viewed in Planning and Development Services, 747 Market Street, Rm 345.

Approved, subject to conditions

Jon Graves Architects & Planners, PLLC

3110 Ruston Way, Suite E

TacomaWA98402

808 & 810 S. State St

Parcel: 5390100030 & 5390100040

LU17-0258

Rear and Front Setback Variances on two 

parcels to allow construction of single 

family residences at 808 & 810 S. State St.

To request this information in an alternative format, please contact Planning and Development Services by phone

at (voice) 253-591-5030. TTY or STS users please dial 711 to connect to Washington Relay Services
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Santos, Latasha

From: Harrington, John
Sent: Thursday, February 22, 2018 10:48 AM
To: anderspb@aol.com
Cc: Santos, Latasha
Subject: RE: LU17-0247 or LU17-0258?

Anders: 
 

         
 

 
John W. Harrington, Jr. 

lsantos1
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Principal Planner 
Planning and Development Services 
 
747 Market St., Rm 345 
Tacoma, WA 98402 
253-279-8950 
jharring@cityoftacoma.org 
 
www.tacomapermits.org 
 
 
 
From: anderspb@aol.com [mailto:anderspb@aol.com]  
Sent: Thursday, February 22, 2018 9:38 AM 
To: Harrington, John 
Subject: Re: LU17-0247 or LU17-0258? 
 
John,  
Thanks for the reply and clarification. 
I would also like to note that we never received a Public Notice notification about LU17-0258. This development only has 
a variance, not a CUP.  The required notice distance for a variance is only 100 ft.  Your property NE corner is 123 feet 
from the SW corner of the site for LU17-0258.  If you have any more questions about LU 17-0258, email the lead planner, 
Latasha Santos at lsantos@cityoftacoma.org  
 
Regarding LU17-0258; I would like to re-emphasize my objections to putting two units on a single lot. There are actually 
two existing lots at this location (see above) 
When compared to the rest of the neighborhood, 808 and 810 South State St. are not two full lots, but one standard 
lot.  Our historic zoning map shows two parcels that existed since 1953 (005-0 and 003-0). 
The plan, as currently submitted, fails to provide any parking for either unit, and the design is completely out of character 
with other structures in the neighborhood. Each parcel requires one parking space per lot for small lot development 
standards.  The lot fronting the alley will have vehicles access that parking space from the alley.  The lot off of S State 
Street will get a new driveway from S State Street. 
 
Likewise LU17-0247 is a massive structure that pushes the limits of height allowance.  There is a significant difference 
between a roof peak at 35 ft, versus a sidewalls at 35 ft.  This cubic structure also is not in keeping with the character of 
the neighborhood.  The code allows for 35 ft building height, not just wall height.  In fact, with a pitched roof, the building 
height is measured half-way up the slope of the roof between the peak and gutter line, so the peak on a pitched roof could 
actually be higher than 35 ft.  In this case the highest point of the proposed structure is under 35 ft. 
 
Please advise me on what my next steps must be to advocate for adjustments.  After reviewing my responses, you can 
provide additional written comments to Ms Santos for LU17-0258 and/or to me for LU 17-0247. 
Thank you, 
Anders Bolang 
253-376-7384 
 
 

-----Original Message----- 
From: Harrington, John <JHARRING@ci.tacoma.wa.us> 
To: anderspb <anderspb@aol.com> 
Cc: Claude Remy (remyal@aol.com) <remyal@aol.com> 
Sent: Wed, Feb 21, 2018 2:11 pm 
Subject: RE: LU17-0247 or LU17-0258? 

Anders: 
  
See the site plan below.  The max height in this zone is 35 ft (same as for single family house).   
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         The code requires an individual entry for each townhouse which faces and is accessible from the sidewalk on S 8th 
St.  Both townhouses will utilize the existing stair steps from the adjacent sidewalk up to a walkway that splits to enter 
each townhouse unit separately. 
  

         The access (dark grey area) to the ground floor parking garages is off the alley.  One off‐street parking stall is required – 
and provided – for each dwelling unit. 
  

         Garbage‐can pick up for each unit will be in the alley just north of the driveway from the alley. (Blue area)  
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Let me know if you have any further questions.  All docs are up on the website.  Thanks for the heads up. 
  

 
John W. Harrington, Jr. 
Principal Planner 
Planning and Development Services 
  
747 Market St., Rm 345 
Tacoma, WA 98402 
253-279-8950 
jharring@cityoftacoma.org 
  
www.tacomapermits.org 
  
  
  
From: anderspb@aol.com [mailto:anderspb@aol.com]  
Sent: Tuesday, February 20, 2018 11:20 AM 
To: Harrington, John 
Subject: LU17-0247 or LU17-0258? 
  
Mr. Harring,  
  
In the mail I received the yellow public notice about LU17-0247, but found nothing in the Public Notices website using that 
application number. 
  
On the website, I did find application LU17-0258 for the same approximate address; there are two adjacent vacant 
properties that were previously occupied as 2208 S. 8th St, which seemed to also encompassed 808 and/or 810 South 
State St. 
  
I have serious concerns about the proposed footprint for the two dwellings, and would like to schedule an appointment for 
this week to examine the drawings, and get some clarification on what is proposed for this/these lots.  
  
These are my questions: 
Is the main entrance for one of the townhouses to be on the alley?  
Where is parking for tenants? 
Where is site for garbage cans (etc)? 
  
Thank you, 
Anders Bolang 
253-376-7384 
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Setback Variance Application Narrative     December 8, 2017 
 

8th Street Single Family Residences 

810/ 808 South State Street  

Tacoma WA 98405 

 

 

Project Background 

 

The 2,250 square-foot parcels are in the R-2SRD zone. The parcels are currently vacant. 

 

8th Street Single Family Dwellings / Rear and Front Yard Setback Variance Proposal 

 

810 and 808 South 8th Street are located in the R-2 Special Review District. The district is intended primarily 

for single-family detached housing. The project proposes two single family residences, one per parcel, 

maintaining the intent of the R-2SRD zone. The project team proposes front and rear yard setback variances to 

allow the dwellings to provide the appropriate private space located in the rear yard. 

 

Square Footage Breakdown per Single Family Dwelling: 

1st Floor: 549 SF 

2nd Floor: 576 SF  

Total Gross Building Square footage: 1,125 SF 

 

 

Conformance to General Use Criteria 

 

The following is a list of the Criteria as specified in TMC 13.06.645.B.1 supporting our proposal for both setback 

variances in the R-2SRD District. See the following additional information for conformance. 

 

1.  The restrictive effect of the specific zoning regulation construed literally as to the specific property is 

unreasonable due to unique conditions relating to the specific property, and which do not result from the 

actions of the applicant, such as: parcel size, parcel shape; topography; location; documentation of a public 

action, such as street widening; proximity to a critical area; location of an easement or character of 

surrounding uses. 

• Due to the characteristics of the R-2SRD zone, while a single family detached dwelling unit is 

outright permitted, the minimum lot size is 4,500 square feet. The subject lots are 2,250 square 

feet each. With this lot size and the required front and rear yard setbacks, our building footprint 

for a single-family residence would be less than 420 square feet, even more limited by the TMC 

13.06.145 Small-lot single-family residential development standards of providing no more than a 

maximum 0.5 FAR. If the proposed variance is approved, maintaining space between structures 

will still be met, ensuring yard space for neighbor privacy and safety. 

 

2.  The requested variance does not go beyond the minimum necessary to afford relief from the specific 

hardship affecting the site. 

• The required rear or side usable yard space for single families is 10% of the lot area. In this 

circumstance, the requirement would be a minimum 225 square feet of usable yard space, which 

is shown as a 19’-0” by 12’-0” area located in the rear yard, complying with the provision that no 

dimension shall be no less than 12 feet for lots less than 3500 SF. The total amount of private yard 

space provided per parcel is 228 square feet. 

lsantos1
Text Box
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3.  The grant of the variance would allow a reasonable use of the property and/or allow a more 

environmentally sensitive site and structure design to be achieved than would otherwise be permitted by strict 

application of the regulation, but would not constitute a grant of special privilege not enjoyed by other 

properties in the area. 

• The intent of the R-2SRD district is primarily for single-family detached housing. The grant 

of rear and front yard setback variances would allow for residential structures that are 

consistent with the scale of the neighborhood.  

 

4.  The grant of the variance will not be materially detrimental or contrary to the Comprehensive Plan 

and will not adversely affect the character of the neighborhood and the rights of neighboring property owners. 

• The grant of the variance will not be materially detrimental or contrary to the Comprehensive 

Plan. The construction of the single-family residences will continue to preserve the quality, 

character and function of Tacoma’s residential neighborhoods present and future as seen on 

the One Tacoma Plan Map. The Future Land Use Designation of Single Family Residential for 

was taken into consideration during design development of the residences. The scale of the 

structures will maintain the single family detached housing character of the neighborhood. 

 

5. The grant of the variance will not cause a substantial detrimental effect to the public interest. 

• The grant of the variance will continue to emulate the general scale, character, and natural 

landscape features of the neighborhood. The building scale of the structures will not have a 

detrimental effect to the public interest. Per the Level 1 Design Standards, the houses will still 

maintain the required Floor Area Ratio of 0.5 (1,125 gross square feet). 

 

6.  Standardized corporate design and/or increased development costs are not cause for variance. 

• The purpose of the variance is to provide adequate housing in a manner that is consistent with 

the design standards of the Municipal Code while allowing adequate space for its inhabitants. 

Standardized corporate design or increased development costs are not cause for the variance. 

 

 

 

Sincerely, 

 

 

 

 

 

Joshua McCann 

Project Manager 

Jon Graves Architects & Planners, PLLC 



CITY OF TACOMA
Planning and Development Services

COMMENT MEMO - First Review
4/6/2018

RECORD # LU17-0258 - 810 S State St

tacomapermits@cityoftacoma.org

747 Market St., 3rd Floor

Tacoma, WA 98402

(253) 591-5030

Please find attached review comments for your permit application.

Next Steps:

1. A complete set of revision documents and plans that correspond to each review comment must be provided.

a. For ALL COMMERCIAL permits, a revision response letter to the review comments must be provided.

b. For ALL RESIDENTIAL permits with plans or documents completed by a design professional, the design professional must provide a revision response letter to the 

review comments.

2. If you have any questions or believe any of the review comments should not apply, please contact the appropriate staff reviewer to clarify. If staff agrees that a comment 

does not apply, please document the date of communication and provide a brief summary in the revision response letter.

3. Please submit all revision documents to aca.accela.com/tacoma. If you need assistance on how to submit revisions, please look at our tip sheet 

http://tacomapermits.org/wp-content/uploads/2016/11/G-600-How-to-Submit-Revisions.pdf .

NEXT STEPS

CONTACTS

For general inquiries or questions about permitting or process, please contact a permit specialist at (253) 591-5030 (option 3) or 

permitplandesk@cityoftacoma.org. You can also contact the assigned project coordinator directly with their information below. For questions 

regarding specific review comments or interpretation of code, please contact the appropriate review staff.

Project Coordinator: Latasha Santos  lsantos1@cityoftacoma.org  253-594-7971

Traffic Review:  Jennifer Kammerzel  jkammerzell@cityoftacoma.org  253-591-5511

Land Use:  Lisa Spadoni  lspadoni@cityoftacoma.org  253-591-5281

Planning Manager:  Jana Magoon  jmagoon@cityoftacoma.org  253-594-7823

Site Review:  Jason Miller  jmiller@cityoftacoma.org  253-591-5790

Land Use Reviewer:  Latasha Santos  lsantos1@cityoftacoma.org  253-594-7971

Fire Review:  Chris Seaman  cseaman@cityoftacoma.org  253-591-5503

lsantos1
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GENERAL COMMENTS

ReviewerComment

Advisory Comment: Parking stalls adjacent to the ROW shall be at least 20 ft in length to discourage/eliminate overhang of the right-of-way (sidewalks or 

alleys).  Private parking is not allowed in the right-of-way.

Jennifer Kammerzel

3/8/2018 - Construction shall comply with the adopted Fire Code at the time of building permit submittal. Chris Seaman

TO: Latasha Santos, Planning and Development Services

FROM: Jason Miller, Environmental Services, Site Development Group

SUBJECT: Variance (LU17-0258)

810 S State St

DATE:            3/5/18

These comments/conditions are based on the following information provided for review:

• Application, Dated 12/15/17

Environmental Services has the following Conditions of Approval.

1. The proposal shall comply with all applicable requirements contained in the City of Tacoma Stormwater Management Manual, Side Sewer and Sanitary 

Sewer Availability Manual, Tacoma Municipal Code 12.08 and the City of Tacoma Right-of-Way Design Manual in effect at time of vesting land use actions, 

building or construction permitting.

2. Any utility construction, relocation, or adjustment costs shall be at the applicant's expense.

MISCELLANEOUS COMMENTS

An online version of the City of Tacoma Stormwater Management Manual is available at http://www.cityoftacoma.org/stormwater.  

An online version of the City of Tacoma Side Sewer and Sanitary Sewer Availability Manual is available at www.govme.org under the “City Information” tab 

on the left side of the screen.

An online version of the City of Tacoma Right-of-Way Design Manual is available at www.govme.org under the “City Information” tab on the left side of the 

screen.

If you have questions regarding these storm and sanitary sewer conditions, please contact Jason Miller at jmiller@cityoftacoma.org or 253-591-5790, 

Environmental Services Science and Engineering Division, Site Development Group.

Jason Miller
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1. THE CONTRACTOR IS RESPONSIBLE FOR FAMILIARIZING HIMSELF WITH THE CONTENT OF THESE DRAWINGS PRIOR TO 
PROCEEDING WITH THE WORK.

2. IN THE EVENT THE CONTRACTOR FINDS A CONFLICT OR DISCREPANCY WITH THESE DRAWINGS, THE ARCHITECT SHALL BE 
NOTIFIED IMMEDIATELY IN WRITING.  SHOULD THE CONTRACTOR PROCEED WITHOUT NOTIFYING THE ARCHITECT OF SUCH 
CONFLICT, THE CONTRACTOR SHALL BE PROCEEDING AT THEIR OWN RISK & ASSOCIATED LIABILITY.

3. THESE DRAWINGS SERVE TO REPRESENT DESIGN INTENT AS DIRECTED BY THE OWNER & COMPLIANT WITH GOVERNING 
JURISDICTIONAL LAW.  IN NO WAY SHALL THESE DRAWINGS SERVE TO DICTATE METHODS OF CONSTRUCTION RELATIVE TO 
ADHERENCE TO EITHER.  IT IS THE CONTRACTOR'S & OWNER'S RESPONSIBILITY TO WORK WITHIN THE PARAMETERS OF THE 
AGENCY APPROVED DOCUMENTS TO MAINTAIN THE INTEGRITY OF THE DESIGN INTENT AND AGENCY COMPLIANCE.

4. GENERAL CONTRACTOR IS RESPONSIBLE FOR UNDERSTANDING THE WSEC REQUIREMENTS AND MEET ANY AND ALL 
REQUIREMENTS FOR COMPLETING A PROPERLY INSULATED AND SEALED SHELL (WHERE APPLICABLE). THIS INCLUDES 
MEETING WSEC REQUIREMENTS FOR LIMITING AIR INFILTRATION.

5. THROUGHOUT THIS SET OF DRAWINGS, THE TERM "OWNER" REFERS TO THE "TENANT". THE TERM "LANDLORD" REFERS TO 
THE "PROPERTY OWNER".

6. ALL ANGLED WALLS ARE 45°, 90°, OR 135° U.N.O.

VICINITY MAP

NEW CONSTRUCTION OF (2) 1,118 SQ. FT. SINGLE FAMILY RESIDENCES.  WORK WILL INCLUDE STRUCTURAL, PLUMBING, 
ELECTRICAL, AND MECHANICAL SYSTEMS AS PART OF DEFERED SUBMITTALS.

OTHER:

MECHANICAL PLANS

PLUMBING PLANS

PROJECT DESCRIPTION: DEFERRED SUBMITTALS

GENERAL PROJECT NOTES:

DRAWING INDEX

ADDRESS

PARCEL ID

ZONING DISTRICT

CONSTRUCTION TYPE

FIRE SPRINKLER

LEGAL DESCRIPTION

APPLICABLE CODES

GENERAL BUILDING INFORMATIONPROJECT CONTACTS

8TH STREET SINGLE FAMILY RESIDENCE
TACOMA, WA

OWNER:
CLAUDE REMY

XXX

TACOMA, WA 98406

T: (253) 988-5754

EMAIL : REMYAL@AOL.COM

CONTRACTOR
TBD

ARCHITECT:
JON GRAVES ARCHITECTS & PLANNERS PLLC

PROJECT MANAGER: JOSH MCCANN

3110 RUSTON WAY SUITE 'E'

TACOMA, WA  98402

T: (253) 272-4214;  F: (253) 272-4218

EMAIL : jmccann@jgarchs.com

STRUCTURAL ENGINEER:
PB STRUCTURES
PROJECT ENGINEER: PETE BLAKELY
T: (425) 691-0443
EMAIL: PETE.PBSTRUCTURES@GMAIL.COM

MECHANICAL ENGINEER:
BIDDER/DESIGN

ELECTRICAL ENGINEER:
BIDDER/DESIGN

PLUMBING ENGINEER:
BIDDER/DESIGN

5390100030; 5390100040

R-2SRD

ELECTRICAL PLANS

VB

NO

BOULEVARD PARK ADD W 20.87 FT OF 12 & ALL OF 13 LESS N 60 FT 
THOF

INTERNATIONAL RESIDENTIAL CODE 2015 EDITION (IRC)
INTERNATIONAL MECHANICAL CODE 2015 EDITION (IMC)
NFPA 54, NATIONAL FUEL GAS CODE 2015 EDITION (NFGC) 
NFPA 58, LIQUEFIED PETROLEUM GAS CODE 2014 EDITION [LPGC]
INTERNATIONAL FUEL GAS CODE 2015 EDITION (IFGC)
INTERNATIONAL FIRE CODE 2015 EDITION [IFC) 
UNIFORM PLUMBING CODE & STANDARDS 2015 EDITION (UPC)  
WASHINGTON STATE ENERGY CODE 2015 EDITION

BUILDING
SETBACK

FRONT YARD

SIDE YARD

REAR YARD

MAXIMUM BUILDING HEIGHT 35 FEET

OCCUPANCIES R-3

AREAS

GROSS BLDG FT2 1118 FT2

20'

5'

25'

2208 S 8TH ST, TACOMA, WA

PROJECT LOCATION

FAR 0.5 MAX (1125 SF MAX BUILDING AREA)
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THIS DOCUMENT, AND THE IDEAS AND

DESIGNS INCORPORATED HEREIN, AS

INSTRUMENTS OF PROFESSIONAL SERVICE,

ARE THE PROPERTY JGAP AND ARE NOT

TO BE USED OR REPRODUCED IN WHOLE

OR IN PART WITHOUT THE WRITTEN

AUTHORIZATION OF JGAP. 
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A 2.0 EXTERIOR ELEVATIONS
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GENERAL FLOOR PLAN NOTES:

1. ALL EXTERIOR WALL DIMENSIONS ARE TO FACE OF STUD, UNLESS NOTED                   
OTHERWISE AS A CLEAR DIMENSION.

2. GENERAL CONTRACTOR SHALL VERIFY ALL DIMENSIONS AND CONDITIONS 
PRIOR TO CONSTRUCTION. CONFLICTS ARE TO BE BROUGHT TO THE 
ATTENTION OF THE ARCHITECT PRIOR TO THE START OF CONSTRUCTION.

3. ALL INTERIOR WALLS TO BE TYPE A2, PER SHEET A 0.1, UNLESS NOTED 
OTHERWISE

4. SEE STRUCTURAL DRAWINGS FOR PRIMARY STRUCTURAL CONCRETE WORK, 
INCLUDING COLUMNS, SHEAR WALLS, THICKENED SLABS, ETC. NOT DESCRIBED 
HEREIN.

5. SEE CIVIL DRAWINGS FOR GRADING AND UTILITY INFORMATION.

6. NOT ALL KEYNOTES ON EACH SHEET.

7. DO NOT MEASURE DRAWINGS TO DETERMINE OMITTED DIMENSIONS, CONTACT 
ARCHITECT.

8. DOORS NOT LOCATED BY DIMENSIONS ON PLANS OR DETAILS SHALL BE 4 1/2" 
FROM EDGE OF DOOR OPENING TO FINISH FACE OF ADJACENT WALL.

9. PENETRATIONS THROUGH RATED ASSEMBLIES SHALL BE FIRE STOPPED.

10. IN ALL COMMON SPACES AND ADA ROOMS, ALL LIGHTING CONTROLS, 
ELECTRICAL PANELBOARDS, ELECTRICAL SWITCHES AND RECEPTACLE 
OUTLETS, ENVIRONMENTAL CONTROLS, APPLIANCE CONTROLS, OPERATING 
HARDWARE FOR OPERABLE WINDOWS, PLUMBING FIXTURE CONTROLS, AND 
USER CONTROLS FOR SECURITY SHALL BE MOUNTED BETWEEN 15" AND 48" 
ABOVE FINISHED FLOOR TO HIGHEST OPERABLE PART WITH CLEAR FLOOR 
SPACE IN FRONT OF THEM, UNLESS OTHER CLEAR FLOOR SPACE IS INDICATED. 

11. SOUND INSULATE ALL PARTITIONS, WALLS AND VOIDS OF RESTROOMS, TO 
INCLUDE AROUND BATHTUBS AND SHOWER ENCLOSURES.

12. ALL VERTICAL FENESTRATION (WINDOWS) SHALL MEET OR EXCEED A MINIMUM 
U-VALUE REQUIREMENT OF U = 0.28.

0 2' 4' 8'SCALE:  1/4" = 1'-0"

SECOND FLOOR PLAN
2

FLOOR/CEILING ASSEMBLIES
NUMBER

EXTERIOR WALL ASSEMBLIES INTERIOR WALL ASSEMBLIES
NUMBER ASSEMBLY DESCRIPTION NUMBER

HARDIE REVEAL 2.0 PANEL SIDING
3/4" x 4" MIN. P.T. FURRING STRIPS, 
PER MANUFACTURER INSTALLATION INSTRUCTIONS
WATER RESISTIVE BARRIER
1/2" PWD SHEATHING PER STRUCTURAL
R-21 BATT INSULATION
2 x 6 WOOD STUD @ 16" O.C.
CONTINUOUS VAPOR BARRIER (WARM SIDE OF WALL)
(1) LAYER 5/8" TYPE "X" GWB

ASSEMBLY DESCRIPTION ASSEMBLY DESCRIPTION

(1) LAYER 5/8" TYPE "X" GWB
ACOUSTIC BATT INSULATION
2 x 6 WOOD STUD @ 16" O.C.
(1) LAYER 5/8" TYPE "X" GWB

(1) LAYER 5/8" TYPE "X" GWB
ACOUSTIC BATT INSULATION
2 x 4 WOOD STUD @ 16" O.C.
(1) LAYER 5/8" TYPE "X" GWB

4" REVEAL LAP SIDING
3/4" x 4" MIN. P.T. FURRING STRIPS, 
PER MANUFACTURER INSTALLATION INSTRUCTIONS
WATER RESISTIVE BARRIER
1/2" PWD SHEATHING PER STRUCTURAL
R-21 BATT INSULATION
2 x 6 WOOD STUD @ 16" O.C.
CONTINUOUS VAPOR BARRIER (WARM SIDE OF WALL)
(1) LAYER 5/8" TYPE "X" GWB

CONCRETE SLAB PER STRUCTURAL
6 ML POLY CONTINUOUS VAPOR BARRIER
MIN. R-10 CONTINUOUS RIGID INSULATION
4” MIN WASHED GRAVEL CAPILLARY BEAK
COMPACTED SUITABLE FILL OR SUITABLE NATIVE

FLOOR FINISH
3/4" PWD SHEATHING PER STRUCTURAL
MIN. R-38 ACOUSTIC BATT INSULATION
11 7/8” TJI PER STRUCTURAL 
(1) LAYER 5/8" TYPE "X" GWB

STANDING SEAM METAL ROOF
MOISTURE BARRIER ICE AND WATER SHIELD PER PLAN
3/4” PLYWOOD SHEATHING
11 7/8” PRE-ENGINEERED TJI PER STRUCTURAL
MIN. R-49 BATT INSULATION
(1) LAYER 5/8” TYPE “X” GWB

4" REVEAL LAP SIDING
3/4" x 4" MIN. P.T. FURRING STRIPS, 
PER MANUFACTURER INSTALLATION INSTRUCTIONS
WATER RESISTIVE BARRIER
1/2" PWD SHEATHING PER STRUCTURAL
2 x 4 WOOD STUD @ 16" O.C.
R-21 BATT INSULATION
2 x 6 WOOD STUD @ 16" O.C.
CONTINUOUS VAPOR BARRIER (WARM SIDE OF WALL)
(1) LAYER 5/8" TYPE "X" GWB

E1

E2

E3

A1

A2

F3

F2

F1

1. REFER TO STRUCTURAL FOR ALL SHEAR WALL LOCATIONS.

ASSEMBLIES GENERAL NOTES:
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1. NOT ALL KEYNOTES ON EACH SHEET.

2. ALL PARAPET CAPS ARE TO BE MITERED AT CORNERS, U.N.O.

3. AIR / VAPOR BARRIER SHALL BE SEALED AT EDGES.

4. ROOFING MEMBRANE TO WRAP OVER TOP OF ALL PARAPETS. SEE DETAILS 
SHEET A3.3 FOR RELATED INFORMATION.

5. THE THICKNESS OF THE NAILER SHALL MATCH THE HEIGHT OF THE 
INSULATION OR SURFACE TO WHICH THE MEMBRANE IS TO BE APPLIED.

6. LOW SLOPE ROOF SLOPE TO BE 1/4" PER FOOT MINIMUM. SLOPES ACHIEVED 
WITH SLOPED ROOF STRUCTURE BELOW AS NOTED AND TAPERED 
INSULATION.

7. REFER TO SHEET A3.3 FOR TYPICAL ROOF DETAILS

ROOF PLAN NOTES:

0 2' 4' 8'SCALE:  1/4" = 1'-0"

ROOF PLAN
1
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EAST ELEVATION
2

1. SEE ALL DRAWINGS FOR CALLOUTS IN COMMON. THE DRAWINGS DO NOT 
ANNOTATE ALL OCCURRENCES OF ELEMENTS FOR CONSTRUCTION. SUFFICIENT 
INFORMATION HAS BEEN PROVIDED TO PRECISELY CONSTRUCT THE PROJECT. IT IS 
THE CONTRACTORS RESPONSIBILITY TO COORDINATE THE ARCHITECTS DESIGN 
INTENT IN AREAS THAT ARE NOT FULLY DETAILED.

2. FOR INFORMATION REGARDING THE MAXIMUM BUILDING HEIGHT DATUM, AS 
APPLICABLE, REFER TO THE LONGITUDINAL BUILDING SECTIONS TAKEN FROM THE 
EAST TO THE WEST, DUE TO THE SLOPE OF THE SITE FROM EAST TO WEST. THESE 
SECTIONS BEST ILLUSTRATE THE AVERAGE SLOPE PLANE THAT ESTABLISHES THE 
MAXIMUM HEIGHT DATUM.

3. REFER TO ELEVATION KEYNOTES ON THIS SHEET FOR CALLOUT INFORMATION.

4. ANY AND ALL PRE-FINISHED GUTTERS, METAL FLASHING, DOWNSPOUTS SHALL BE 
FINISHED W/ COLORS AS CONFIRMED AND SELECTED BY THE ARCHITECT FROM 
MANUFACTURER STANDARD COLOR CHART.

5. CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROVISION OF SUBMITTING SHOP 
DRAWINGS OR SKETCHES (SK'S) TO CONFIRM APPLICABLE PRE-FINISHED METAL 
PRODUCTS & ASSIGNED COLORS.

6. WHERE PRODUCTS ARE NOT IDENTIFIED AS PRE-FINISHED, PRODUCTS SHALL BE 
FIELD 
AND OR SHOP-PAINTED UTILIZING ARCHITECT APPROVED MANUFACTURERS AND 
COLORS.

7. WHERE SEALANTS ARE USED AND EXPOSED, SUCH PRODUCTS AND COLOR 
OPTIONS
SHALL BE PRE-APPROVED BY THE ARCHITECT. SEALANTS USED SHALL BE 
COMPLIANT W/
THE 2015 WASHINGTON STATE ENERGY CODE.

8. SEE ROOF PLAN SHEETS FOR DOWNSPOUT LOCATIONS.

ELEVATION NOTES:KEYNOTES:

1 STANDING SEAM METAL ROOF

2 FASCHIA TRIM

3 CEMENT BOARD PANEL SIDING

4 VINYL WINDOW

5 PANEL REVEAL PATTERN

6 ENTRY DOOR

7 FINISH TRIM BOARDS

8 GUTTER & DOWNSPOUT

9 SCUPPER BOX & DOWNSPOUT

10 LEDGE STONE VANEER, COLOR TBD

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

NORTH ELEVATION
1
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THIS DOCUMENT, AND THE IDEAS AND

DESIGNS INCORPORATED HEREIN, AS

INSTRUMENTS OF PROFESSIONAL SERVICE,

ARE THE PROPERTY JGAP AND ARE NOT

TO BE USED OR REPRODUCED IN WHOLE

OR IN PART WITHOUT THE WRITTEN

AUTHORIZATION OF JGAP. 
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SCALE:  1/4" = 1'-0"

SOUTH ELEVATION
1

1. SEE ALL DRAWINGS FOR CALLOUTS IN COMMON. THE DRAWINGS DO NOT 
ANNOTATE ALL OCCURRENCES OF ELEMENTS FOR CONSTRUCTION. SUFFICIENT 
INFORMATION HAS BEEN PROVIDED TO PRECISELY CONSTRUCT THE PROJECT. IT IS 
THE CONTRACTORS RESPONSIBILITY TO COORDINATE THE ARCHITECTS DESIGN 
INTENT IN AREAS THAT ARE NOT FULLY DETAILED.

2. FOR INFORMATION REGARDING THE MAXIMUM BUILDING HEIGHT DATUM, AS 
APPLICABLE, REFER TO THE LONGITUDINAL BUILDING SECTIONS TAKEN FROM THE 
EAST TO THE WEST, DUE TO THE SLOPE OF THE SITE FROM EAST TO WEST. THESE 
SECTIONS BEST ILLUSTRATE THE AVERAGE SLOPE PLANE THAT ESTABLISHES THE 
MAXIMUM HEIGHT DATUM.

3. REFER TO ELEVATION KEYNOTES ON THIS SHEET FOR CALLOUT INFORMATION.

4. ANY AND ALL PRE-FINISHED GUTTERS, METAL FLASHING, DOWNSPOUTS SHALL BE 
FINISHED W/ COLORS AS CONFIRMED AND SELECTED BY THE ARCHITECT FROM 
MANUFACTURER STANDARD COLOR CHART.

5. CONTRACTOR SHALL BE RESPONSIBLE FOR THE PROVISION OF SUBMITTING SHOP 
DRAWINGS OR SKETCHES (SK'S) TO CONFIRM APPLICABLE PRE-FINISHED METAL 
PRODUCTS & ASSIGNED COLORS.

6. WHERE PRODUCTS ARE NOT IDENTIFIED AS PRE-FINISHED, PRODUCTS SHALL BE 
FIELD 
AND OR SHOP-PAINTED UTILIZING ARCHITECT APPROVED MANUFACTURERS AND 
COLORS.

7. WHERE SEALANTS ARE USED AND EXPOSED, SUCH PRODUCTS AND COLOR 
OPTIONS
SHALL BE PRE-APPROVED BY THE ARCHITECT. SEALANTS USED SHALL BE 
COMPLIANT W/
THE 2015 WASHINGTON STATE ENERGY CODE.

8. SEE ROOF PLAN SHEETS FOR DOWNSPOUT LOCATIONS.

ELEVATION NOTES:KEYNOTES LEGEND:

1 STANDING SEAM METAL ROOF

2 FASCHIA TRIM

3 GUTTER & DOWNSPOUT

4 CEMENT BOARD PANEL SIDING

5 CEMENT BOARD LAP SIDING

6 FINISH TRIM BOARDS

7 PARAPET CAP

8 VINYL WINDOW

9 ENTRY DOOR

10 PANEL REVEAL PATTERN

11 SCUPPER BOX & DOWNSPOUT

12 LEDGE STONE VANEER, COLOR TBD

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

WEST ELEVATION
2




